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WESTLAKE PLANNING COMMISSION 
MINUTES OF THE REGULAR MEETING 

AUGUST 3, 2015 
 
Present: Chairman Dan Meehan, Mark Getsay, Phil DiCarlo, Brad Lamb, Duane 

Van Dkye 
Also Present: Planning Director Jim Bedell, Assistant Planning Director Will Krause, 

Law Director John Wheeler, Clerk of Commissions Nicolette Sackman 
 
Discussion of agenda items and fact finding was conducted at 7:00 p.m.  The regular 
meeting was called to order at 7:30 p.m. by Chairman Dan Meehan. 
 
APPROVAL OF MINUTES 
Mr. Lamb moved, seconded by Mr. DiCarlo to approve the minutes of the regular 
meeting of July 6, 2015. 
ROLL CALL ON APPROVAL: 
Yeas: Lamb, Meehan, Getsay, DiCarlo, Van Dyke 
Nays: None, motion passed 
 
COUNCIL REPORT 
Councilman Getsay reported on council items.   
 
SELECTED CORRESPONDENCE 

7/29/15 request for reconsideration of previous 
motion for Westfield Apartments, Sign Plan (trees), 
29050 Detroit, PP#212-11-010, rep. M. Barron, 
Ward 3 

Motion: Mr. Lamb moved and Mr. DiCarlo second to reconsider the previous 
motion for Westfield Apartments.  
ROLL CALL ON APPROVAL: 
Yeas: Lamb, Meehan, Getsay, DiCarlo, Van Dyke 
Nays: None, motion passed 

 
Member of the commission were not in favor of removing the large mature trees per the 
applicant’s request. It was suggested to up light the trees to accent them which would be 
attractive and bring additional attention to the site.  The approved location of the sign is 
visible from the road and can been seen when traveling both directions.   
 
Mr. Michael Barron, Mr. Dan Burk and Mr. John Joyce explained the complex is difficult 
to locate due to the adjacent neighbor’s shrubs, the large trees and minimal frontage on 
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the street, which is why they would like to remove the trees so the sign is more visible. 
Frequently clients pass their driveway and end up in their competitor’s driveway.  
Lengthy discussion ensued on the applicant’s request with the commission not in favor of 
removing the trees and upholding the previous motion made at the July 6th meeting.  
After discussion the applicant decided to keep the plan as approved at the July 6th 
meeting and if in the future they ever want to revise their sign plan they will come back 
to the commission with a new proposal. 
 

Motion: Mr. Lamb moved and Mr. DiCarlo second to uphold the 7/6/15 motion and 
plans for Westfield Apartments as approved 7/6/15.  
ROLL CALL ON APPROVAL: 
Yeas: Lamb, Meehan, Getsay, DiCarlo, Van Dyke 
Nays: None, motion passed 

 
OLD BUSINESS  

Canterbury Manor 2 Subdivision Preliminary Plan 
(12 lots), Center Ridge Rd. & Newbury extension, 
PP#213-23-023 & 024, rep. C. Szucs, Ward 2 

Applicant requests to be tabled. 
 

Motion: Mr. Lamb moved and Mr. DiCarlo second to table Canterbury Manor 2 to 
the October 5, 2015 meeting.  
ROLL CALL ON APPROVAL: 
Yeas: Lamb, Meehan, Getsay, DiCarlo, Van Dyke 
Nays: None, motion passed 

 
The Reserve at Fox Run Subdivision, fence waiver, 
Fox Run, PP#214-29-018, rep. J. Orley, Ward 1 

Applicant requests to be tabled. 
 

Motion: Mr. Lamb moved and Mr. DiCarlo second to table the Reserve at Fox Run 
fence waiver to the October 5, 2015 meeting. 
ROLL CALL ON APPROVAL: 
Yeas: Lamb, Meehan, Getsay, DiCarlo, Van Dyke 
Nays: None, motion passed 

 
Miami Nights Development Plan, addition, 857 
Columbia Rd., PP#213-08-026, rep., L. Sampat, 
Ward 1 

Mr. Chris Blue, representative from LS Architects, explained they wish to change the color 
of the roof from the approved silver color to a dark bronze and have prepared a landscape 
plan as all the previous landscape had been removed and needs to be replaced.   
 
Mr. Bedell reviewed his memo and the landscape plan.  The plan as drawn does not show 
where the landscape beds are and it was uncertain if the entire area was all landscape bed 
with mulch or if there were beds and grass areas. There were concerns with the proposed 
trees to be planted in the north bed due to the grade and if they would survive.  Mr. Dan 




WESTLAKE PLANNING COMMISSION 
STAFF REPORT 


7/29/15 
 


PART I  GENERAL INFORMATION 
 
Development Plan - Patio Development Name Miami Nights 


Address 857 Columbia Road 
Meeting Date  7/6/15 PP# 213-08-026 
Processed By  Jim Bedell, AICP, Director of 


Planning and Economic Development  
Zoning/Current Use IS/Interchange Services 


Formerly Clubhouse Grill 
Applicant 
 


 Leon Sampat, LS Architects Reviewed Plan  
Date Stamp 


7/17/15 


 
PART II  PROJECT SUMMARY 
 
The purpose of this request is to a landscape plan for the redevelopment of this property.  This was a condition of 
approval of the development plan for Miami Nights that was approved on 7/6/15.   
 
The proposed landscaping plan includes a variety of plant material including perennials, shrubs, ornamental trees 
and shade trees.  A total of 41 trees, 44 shrubs, and 1,071 perennials will be planted.  This greatly surpasses the 
former landscaping that had died or was in serious decline due to disease, pests or lack of maintenance while the 
property was vacant (e.g. ash trees, Austrian Pines).  These plants have already been removed.   
 
The following is required in accordance with the landscaping and tree preservation regulations: 
 
  


STANDARD CODE PLAN DIFFERENCE 


% LANDSCAPING Not less than 25% = .5 
acres 


.56 acres Meets requirement 


TREES Number 2 acres X 15 trees per 
acre = 30 


37 Meets requirement 


 Caliper Inches 2 acres X 60”= 120” 120”    Meets requirement 


 Street Trees 13 (large) required 
adjacent to Sperry 


6 (large) required 
adjacent to Columbia  


13 (large) provided along 
Sperry 


6 (large) provided 
adjacent to Columbia 


Meets requirement 


 
In addition to the landscape plan, the applicant has changed the roofing material to a dark bronze color with new 
dark bronze coping.  This requires amending the existing development plan.  The proposed color is in accordance 
with the design review guidelines in 1237.04(3)(D)(2) stating that “(s)tanding seam metal roofs limited to natural 
copper or copper patina, dark green or dark brown” and is therefore recommended in place of the approved silver 
finish.  The dark bronze color also matches the existing window trim. 
 
PART III DEPARTMENTAL REVIEWS  
 
Engineering Final Engineering Department approval is subject to the review of the completed drawings, 


details and calculations. 
Forester Approved. 
Police No comment 
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PART IV  GUIDE PLAN/ ZONING 
 
Guide Plan 
 
Future Land Use Map indicates this as Interchange Service. 
 
Zoning Code Requirements 
 
See Part II of this report. 
 


PART V  STAFF FINDINGS/RECOMMENDATIONS 


Findings-of-fact 
 


1. The proposal meets zoning code requirements for landscaping. 
2. The standing seam metal roofing material and coping will be a dark bronze color that is in accordance 


with the design review guidelines.   
 


 
Recommendation 
 
Based upon the above findings-of-fact, staff recommends that the Planning Commission approve the Miami 
Nights Landscape Plan as submitted and amend the Miami Nights Development Plan to change the standing seem 
metal roofing material and coping to dark bronze with the condition that the approval is subject to approval of the 
final plans by the Building and Engineering Departments in compliance with the code and the ordinances of the 
City of Westlake; and, in the development process, should there be any changes necessitated by engineering 
requirements that visually alter the appearance of the development approved by the Planning Commission, the 
plan shall be re-submitted to the Planning Commission. 
 
 
 





nsackman
File Attachment
Miami Nights Landscape Plan.pdf
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Schon, landscape representative, reviewed the landscape plan and felt the trees in the north 
bed would not be an issue, which Mr. DiCarlo disagreed with.  Some of the previous beds 
were too close to the driveway and the salt splash killed a lot of the old plant materials.  The 
landscape was discussed and it was noted there are not enough details and the actual beds 
are not shown on the plan.  The commission did not have any issues with the proposed 
planting materials to be used but want more details.  Mr. DiCarlo reiterated his concerns 
with the location of the proposed elm trees in the north bed due to the steep grade along the 
rear of the property. 
 
It was noted that the signs depicted on the building elevations are different than what was 
presented at the last meeting and it was questioned if the signage is being changed.  As 
shown there were some concerns that what appears to be martini glasses for the letter “i” in 
the sign do not read well. It was discussed if they are changing the sign design to what is 
being shown a sign plan needs to be submitted for approval by the commission. 
 

Findings of Fact: 
1. The proposal meets zoning code requirements for landscaping. 
2. The standing seam metal roofing material and coping will be a dark bronze 

color that is in accordance with the design review guidelines. 
 

Motion: Based upon the findings of fact Mr. Lamb moved and Mr. DiCarlo second 
to amend the Miami Nights Development Plan to change the standing seam metal 
roofing material and coping to dark bronze with the condition that the approval is 
subject to approval of the final plans by the Building and Engineering Departments 
in compliance with the code and the ordinances of the City of Westlake; and, in the 
development process, should there be any changes necessitated by engineering 
requirements that visually alter the appearance of the development approved by the 
Planning Commission, the plan shall be re-submitted to the Planning Commission; 
the sign plan is to be submitted for planning commission approval at a future 
planning commission meeting. 
ROLL CALL ON APPROVAL: 
Yeas: Lamb, Meehan, Getsay, DiCarlo, Van Dyke 
Nays: None, motion passed 
 
Motion: Mr. Lamb moved and Mr. DiCarlo second to table the Miami Nights 
landscape plan to the 9/14/15 meeting.  
ROLL CALL ON APPROVAL: 
Yeas: Lamb, Meehan, Getsay, DiCarlo, Van Dyke 
Nays: None, motion passed 

 
NEW BUSINESS  

Parkside Church of the Nazarene Sign Plan, 23600 
Hilliard Blvd., PP#214-23-006, rep. M. Harrison, 
Ward 1 

Mr. Harrison explained the church wishes to update their existing internally illuminated sign 
with an internally illuminated sign with a message center at the bottom of the sign.  The sign 
colors are white and blue and the blue will illuminate. 
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Mr. Krause reviewed his memo noting as proposed the sign is too tall, too big, the amount of 
changeable copy is more than the 33% permitted, and internally illuminated signs are not a 
permitted sign in a residential district.  Two active sides of a sign is permitted for an 
institution on a corner lot but what they are proposing rather than a double sided sign is a 
sign that is “V” shaped facing Hilliard and Clague roads. The sign is proposed to go on top 
of an existing base which makes the sign 14” too tall. A lot of modifications are being 
requested.  Mr. Krause advised a letter was received from the church that they will conform 
to illumination standards and will not change the message more than once in a 24 hour 
period. He advised that when St. Bernadette’s requested a message center sign that all the 
surrounding neighbors signed a letter that they supported the sign, as this kind of a sign is 
not permitted in a residential district, and he suggested the same thing be done here.  He also 
suggested reducing the size of the message center so overall the sign will comply with the 
24 sf permitted per side in this zoning district. 
 
Discussion ensued that the commission would rather see a back to back sign placed 
perpendicular to Hilliard Blvd. than the proposed “V” shaped sign.  Hours should be set for 
when the sign can be illuminated as it is in a residential district and may be seen from inside 
people’s homes nearby.  As for hours of illumination 6 am to 9 pm was suggested, which 
Mr. Harrison thought would work and would advise his client.  The commission would like 
to see the colors limited to blue and off white for the message center sign.  It was also 
brought up that the raised bed that the sign is located in is full of weeds and needs to be 
cleaned and maintained. Mr. Harrison wasn’t certain what the church’s plans were for the 
bed but would bring it to their attention.  Discussion ensued that the sign should maybe be 
tabled until the issues raised have been resolved but it was clear what need to be done and 
once completed the sign could be administratively approved by the planning staff.   
 

Findings of Fact: 
1. The proposed replacement sign requires, at minimum, a 1.08 sf sign area 

modification and 14” sign height modification. If the whole 32.55 sf sign 
cabinet structure is counted as sign area it requires an 8.55 sf sign area 
modification. 

2. Section 1223.08(b)(3) states that: “For an institution on a corner lot, one 
freestanding identification sign, placed parallel to the street shall be permitted 
per street frontage. Up to a maximum of thirty three percent (33%) of the area 
of a freestanding identification sign may be devoted to single-color 
changeable copy…”  

3. This provision has been used by Planning Commission to allow single-color 
electronic changeable copy as long as such a sign complies with the code in 
terms of not being an animated sign and not exceeding the illumination 
performance regulations in the code. 

4. The electronic message center is described as “full color” but is depicted as 
using one color (blue). 

5. The active portion of the electronic message center is 30% of the proposed 
sign cabinet and 39% of the sign “face”. 

6. Section 1223.02(a)(1) defines an “Animated sign” as “any sign that uses 
movement or change of lighting including … flashing to depict action or 
create a special effect or scene. Animation shall be considered any change or 
movement more frequent than once per twenty-four hours.”  




PART I  GENERAL INFORMATION 
 
Requests approval of an electronic changeable copy sign for 
Parkside Church of the Nazarene 


Development Name Parkside Church 
Address 23600 Hilliard Blvd.  


Meeting Date  8/3/15 PP# 214-23-006 
Processed By  Will Krause, AICP, Asst. Director of 


Planning  
Zoning/Current Use Single Family/Church 


Applicant 
 


 M. Harrison, rep. 
 


Reviewed Plan  
Date Stamp 


6/22/15 


 
PART II  PROJECT SUMMARY 
The purpose of this request is to replace the sign face of an existing sign that was approved as a 24 sf internally 
illuminated l-shaped freestanding sign. The new 25.08 sf sign face will consist of two parts per side: a 19.3 sf 
white aluminum top portion encompassing a 15.2 sf sign face envelope with blue internally illuminated push 
through letters and logo;  and a 13.25 sf electronic message center with 9.88 sf of active area. Because the active 
area of the electronic message center cabinet is surrounded by black trim and the 15.2 sf  blue illuminated text is 
“framed” by white non-illuminated aluminum we are only counting 25.08 sf of the sign cabinet as sign “face”. 
Code allows neutral colored structural elements to not be counted toward sign area. The 2’ tall brick support 
structure remains the same as shown in the photo of the existing sign below. Because the church is on a corner lot 
it is permitted to have one sign face per each frontage. The existing sign faces comply with current code in terms 
of overall sign area but the existing changeable copy portion of the sign exceeds the 33% permitted by current 
code. The active changeable copy portion of the proposed sign is 30% of the total sign cabinet structure, but it 
constitutes 39% of the sign face. Code limits signs in residential districts to exterior illumination only, both the 
existing and the proposed signs are internally illuminated. 
 
The brick base is 2’ tall based on the previous approved sign plan bringing the overall height to 7’2” which 
exceeds code by 14”.  The owner of the sign needs to submit a letter stating that they will comply with code and 
only use one color at a time, only change the message once a day with no flashing or scrolling and not to exceed 
10 lumens when measured 3’ from the center of the sign face. This is so that the operation of the sign will comply 
with code which limits changeable copy to one color, prohibits animated signs which are defined as signs which 
change more than once every 24 hours, and comply with the illumination performance regulations in the code. 
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PART III DEPARTMENTAL REVIEWS  
Engineering, Fire Recommend approval. 
Police Approve subject to the following condition: So long as the message is not animated (scrolling, 


sliding, etc. ) no comment.  
 
PART IV  ZONING 
Zoning Code Requirements – Single Family Residential 
 
PART V  STAFF FINDINGS/RECOMMENDATIONS 


Findings-of-fact   


1. The proposed replacement sign requires, at minimum, an 1.08 sf sign area modification and 14” sign 
height modification. If the whole 32.55 sf sign cabinet structure is counted as sign area it requires an 8.55 
sf sign area modification. 


2. Section 1223.08(b)(3) states that: “For an institution on a corner lot, one freestanding identification sign, 
placed parallel to the street shall be permitted per street frontage. Up to a maximum of thirty three percent 
(33%) of the area of a freestanding identification sign may be devoted to single-color changeable copy…”  


3. This provision has been used by Planning Commission to allow single-color electronic changeable copy 
as long as such a sign complies with the code in terms of not being an animated sign and not exceeding 
the illumination performance regulations in the code. 


4. The electronic message center is described as “full color” but is depicted as using one color (blue). 


5. The active portion of the electronic message center is 30% of the proposed sign cabinet and 39% of the 
sign “face”. 


6. Section 1223.02(a)(1) defines an “Animated sign” as “any sign that uses movement or change of lighting 
including … flashing to depict action or create a special effect or scene. Animation shall be considered 
any change or movement more frequent than once per twenty-four hours.”  


7. Section 1223.12(a) prohibits animated signs. 


8. The message center will replace an existing internally illuminated manual changeable copy sign. 


9. Section 1223.07(b) prohibits excessive brightness for signage which is defined as emitting more than 10 
lumens of light when measured three feet from the center of the sign face. 


Recommendation  
Based on the above findings of fact recommend not approving the proposed sign plan as submitted until the 
owner of the sign submits a letter stating that they will comply with code and only use one color at a time, only 
change the message once a day with no flashing or scrolling and not to exceed 10 lumens when measured 3’ from 
the center of the sign face.  
 
It is our understanding that these electronic message centers come in standard sizes and the commission should 
give direction to the applicant whether they believe that it is more important that the overall size of the sign 
cabinet not exceed 24 sf and the overall height not exceed 6’ or that the changeable copy portion of the sign not 
exceed 33%. The top portion of the sign cabinet could possibly be reduced in size though the proportions as 
presented are aesthetically pleasing.  St. Bernadette’s recently was approved for and installed an 8.69 sf electronic 
message center (the changeable copy 36% of the sign face) with two lines of copy in a new sign cabinet with a 24 
sf sign face. The design of the structure enabled us to only count a rectangular “envelope” encompassing the 
lettering and electronic message center toward the sign face area and not the neutral colored “frame” and base.  
The commission also recently approved an electronic message center for Kensington Square where the black 
portion of the sign was used to calculate 29% changeable copy and modification granted for sign area (see below). 







 
 


 
Page 3 
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7. Section 1223.12(a) prohibits animated signs. 
8. The message center will replace an existing internally illuminated manual 

changeable copy sign. 
9. Section 1223.07(b) prohibits excessive brightness for signage which is 

defined as emitting more than 10 lumens of light when measured three feet 
from the center of the sign face. 

 
Motion: Based upon the findings of fact Mr. Lamb moved and Mr. DiCarlo second 
to approve the Parkside Church of the Nazarene with the following conditions: 

1. The size of the sign be reduced to conform to the code; 
2. The shape of the sign be changed from the “V” shape proposed to a flat back 

to back sign perpendicular to the Hilliard Blvd.; 
3. That letters in support of the sign are received from all neighbors that can see 

the sign from their property; 
4. The color of the letters for the changeable copy on the message center sign be 

limited to blue and off white; 
5. The sign shall only be illuminated between the hours of 6:00 am to 9:00 pm; 
6. The plant bed around the sign shall be cleaned and maintained; 
7. All of the conditions shall be administratively approved by the planning 

department. 
ROLL CALL ON APPROVAL: 
Yeas: Lamb, Meehan, Getsay, DiCarlo, Van Dyke 
Nays: None, motion passed 

 
MetroHealth Westlake Health Center Sign Plan, 38 
Main St., PP#211-25-004, rep. R. Levitz, Ward 5 

Mr. Levitz reviewed the sign proposal noting all the signs but one have been 
administratively approved as face changes as this is the location of the previous Phoenix 
University tenant.  The one sign needing planning commission approval is a 51.25 sf fascia 
sign facing the alley.  Mr. Krause reviewed his memo noting the proposal complies with the 
master sign criteria.  
 

Findings of Fact: 
1. The proposal complies with the sign criteria. 

 
Motion: Based upon the findings of fact Mr. Lamb moved and Mr. DiCarlo second 
to approve the MetroHealth sign plan as submitted. 
ROLL CALL ON APPROVAL: 
Yeas: Lamb, Meehan, Getsay, DiCarlo, Van Dyke 
Nays: None, motion passed 

 
Westshore Primary Care Sign Plan, 26908 Detroit 
Rd., PP#213-03-025, rep. D. Schramm, Ward 3 
St. John's Medical Center Sign Plan, 26908 Detroit 
Rd., PP#213-03-025, rep. D. Schramm, Ward 3 

Mr. Dean Schram explained the proposal is for two wall signs on the rear of the building 
facing I-90.  The panels in the ground sign will be replaced per Mr. Krause’s memo.  Mr. 
Krause reviewed his memo explaining when the building was approved the monument sign 




PART I  GENERAL INFORMATION 
 
Development Plan Approval 
Requests approval of a new sign for MetroHealth Westlake 
Health Center 


Development Name Crocker Park, building BE 
Address 38 Main St. 


Meeting Date  8/3/15 PP# 211-25-004 
Processed By  Will Krause, AICP, Asst. Director of 


Planning  
Zoning/Current Use Mixed-Use PUD 


Applicant 
 


 R. Levitz, rep. for  
MetroHealth 
 


Reviewed Plan  
Date Stamp 


6/30/15 & 7/16/15 


 
PART II  PROJECT SUMMARY 
 
The purpose of this request is to approve a new sign for MetroHealth. They are occupying third floor space above 
Brio’s formerly occupied by University of Phoenix. Separate storefront and sign plans are required for each new 
tenant. However, there are no changes to the storefront and several new signs were approved administratively for 
MetroHealth on their tenant space because they were essentially “face changes” where they duplicated what was 
previously approved for University of Phoenix in terms of sign type and construction. 
 
The new sign is to be installed on the ground floor next to the first floor entrance to the office portion of the 
building in the west pedestrian alley. This sign is permitted on the first floor because office tenants are permitted 
to have up to one 100 sf wall sign on the exterior of the building on a floor other than the floor that they occupy. 
The sign consists of LED internally illuminated logo and lettering which will be individually flush mounted on 
the building. The logo measures 12.25 sf and the lettering portion of the sign approximately 39 sf for a total sign 
area of 51.25 sf. The sign plan requires no modifications.  
 
PART III DEPARTMENTAL REVIEWS  
No comments 
 
PART IV  ZONING 
2000-2020 Guide Plan (May, 1985) – Major Shopping Area 
Guide Plan Update Sheets (Adopted by PC 4/5/91) – Office Building 
Draft Guide Plan Map (October 4, 2004) – Mixed Use PUD 
 
Zoning Code Requirements – Planned Unit Development –Crocker Park Revised PDP adopted 8/27/12 & 
amended on 10/21/13. 
 
PART V  STAFF FINDINGS/RECOMMENDATIONS 


Findings-of-fact – Sign plan   
1. The proposal complies with the sign criteria. 


 
Recommendation – Sign plan 
Approve the MetroHealth sign plan as submitted. 





nsackman
File Attachment
Metrohealth sign plan staff review.pdf




WESTLAKE PLANNING COMMISSION 
STAFF REPORT 


 7/23/15 
 
PART I  GENERAL INFORMATION 
 
Westshore Primary Care Sign Plan  Development 


Name 
Ohio Health Choice Office Building 


Address 
 


26908 Detroit Road 


PP# 213-03-025 
Processed By: William R. Krause, AICP, Assistant 


Planning Director 
Zoning/Current 
Use 


Planned Office District/Office 
Building 


Applicant: Dean Schramm, representative Meeting Date 8/3/15 
Reviewed Plan 
Date Stamp  


7/6/15 


 
PART II  PROJECT SUMMARY 
The office building that Westshore Primary Care occupies was originally approved as the Ohio Health Choice 
Office Building, designed and managed by Carnegie Corporation. The building was never approved for any wall 
signage. The only existing sign is a monument sign. 
 
The new sign consists of a wall sign facing I-90, mounted with the top edge of the sign approximately 24’ above 
grade. Westlake sign code normally prohibits wall signage facing I-90 for properties that abut the freeway, 
however because the building has a main entrance on that side of the building it is permitted signage on the side 
of the building with a main entrance. Code also limits wall signage to 20’ above grade except in Interchange 
Services Zoning District though Planning Commission has the discretion to allow modifications to this based on 
factors like the architecture of the building. 
 
When the building was approved the monument sign had a plastic opaque face as shown below. A subsequent 
approval enlarged it with an aluminum panel with cut out illuminated letters for “Associates in Dermatology” 
(also see below). Over time the sign faces were changed and they now have translucent white backgrounds and a 
multitude of text which is difficult to read creating a traffic hazard. A condition of approval for this wall signage 
should be that the monument sign faces be made to comply with code. 
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PART III DEPARTMENTAL REVIEWS  
The fire department recommends approval of this sign. 
 
Zoning Code Requirements – Chapter 1223 
 


STANDARD* CODE PLAN DIFFERENCE 


ZONING DISTRICT Planned Office District Office Building OK 


SIGN TYPE/SQUARE 
FOOTAGE 


Monument Sign/Maximum 
30 sq. ft.  


30 sq. ft. OK 


MONUMENT HEIGHT Maximum 8’ above grade 5.5’ OK 


Monument  Front 10’ from planned ROW Existing OK 


Sign Setback Side 10’ >10’ OK 


 Driveway 10’ Existing OK 


 Corner Lot NA NA NA 


MAXIMUM SIGN AREA 
ALLOWED ON THE SITE 


Total signage based on 
width of the building X 
1.0, 188’ X 1 = 188 sq. ft. 


Total 176.5 sq. ft. ; 30 
sq.ft. monument sign + 
60.4 sq.ft. Westshore sign 
+ 86.1 sq. ft. St. John sign  


OK 


MAXIMUM HEIGHT ABOVE 
GRADE 


20’, except in Interchange 
Services District. Planning 
Commission can grant 
modification based on 
architecture of the bldg. 


Height above grade 
“approximately 20’ for 
bottom of the sign”, 
approximately 24’ above 
grade 


Needs 4’ modification to top of 
sign.  


ROOF SIGNS [Section 
1223.02(a)(17) & 1223.12(i)] 


Defined as a sign that is 
erected above any portion 
of building covered with 
roof material. Prohibited 


On wall below roof level. OK 


ILLUMINATION Internally illuminated 
signage is permitted. 


Internally illuminated 
lettering and logos. 


OK  


 


MAXIMUM 
LENGTH OF ANY 
INDIVIDUAL 
LETTER OR 
LOGO 


 48” = 4’ Logo is 22” tall, lettering 
21” .  


OK 


MAXIMUM SIZE OF AN 
INDIVIDUAL SIGN PERMITTED 


100  sq. ft. 60.4 sq. ft. OK 
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STANDARD* CODE PLAN DIFFERENCE 


COLOR OF SIGNAGE Uniformity on the site White lettering is uniform, 
mounted on raceway 
painted to match building. 


OK 


 


*From Chapter 1223 (Sign Regulations) 
of the Westlake Codified Ordinances 


   


 
PART V  STAFF FINDINGS/RECOMMENDATIONS 


Findings-of-fact 
 


1. Section 1223.07(b) states that light sources to illuminate signs shall not be of excessive brightnes which is 
defined as emitting more than 10 lumens of light at 3’ from the face of the sign. Excessive brightness 
avoided through the use of nonwhite background signs. The existing monument sign face has a white 
background.   


2. Section 1223.03(c) states that the frontage width of a building shall be the width of the façade which faces 
the principal street or contains the main entrance. 


3. Section 1223.03(c)(2) states that buildings on lots abutting a freeway shall not be considered to have 
building frontage on the freeway for sign area calculations and signs shall not be located for visibility 
from the freeway except for buildings in Interchange Services District or as otherwise approved by the 
Planning Commission.  


4. This building has a main entrance that faces the freeway. 
5. The exact height of the proposed wall sign above grade has not been determined but it exceeds the 


maximum 20’ above grade permitted by code, and is estimated to be 24’. 
6. Section 1223.05(b) limits the height of wall signs to 20’ above grade unless otherwise approved by the 


Planning Commission taking into consideration the location, placement, scale and architecture of the 
building. 
 


Recommendation 
 
Based upon the above findings-of-fact, staff recommends that the Planning Commission recommend approval of 
the Westhshore Primary Care sign plan with the following modification and condition: 


1. Grant a 4’ height modification for the placement of the signs on the building due to the architecture of 
the building.  


2. Condition that the sign face on the monument sign be changed to comply with code. 
 





nsackman
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WESTLAKE PLANNING COMMISSION 
STAFF REPORT 


 7/23/15 
 
PART I  GENERAL INFORMATION 
 
St. John Medical Center Sign Plan  Development 


Name 
Ohio Health Choice Office Building 


Address 
 


26908 Detroit Road 


PP# 213-03-025 
Processed By: William R. Krause, AICP, Assistant 


Planning Director 
Zoning/Current 
Use 


Planned Office District/Office 
Building 


Applicant: Dean Schramm, representative Meeting Date 8/3/15 
Reviewed Plan 
Date Stamp  


7/6/15 


 
PART II  PROJECT SUMMARY 
The office building that St. John Medical Center occupies was originally approved as the Ohio Health Choice 
Office Building, designed and managed by Carnegie Corporation. The building was never approved for any wall 
signage. The only existing sign is a monument sign. 
 
The new sign consists of a wall sign facing I-90, mounted with the top edge of the sign approximately 24’ above 
grade. Westlake sign code normally prohibits wall signage facing I-90 for properties that abut the freeway, 
however because the building has a main entrance on that side of the building it is permitted signage on the side 
of the building with a main entrance. Code also limits wall signage to 20’ above grade except in Interchange 
Services Zoning District though Planning Commission has the discretion to allow modifications to this based on 
factors like the architecture of the building. 
 
When the building was approved the monument sign had a plastic opaque face as shown below. A subsequent 
approval enlarged it with an aluminum panel with cut out illuminated letters for “Associates in Dermatology” 
(also see below). Over time the sign faces were changed and they now have translucent white backgrounds and a 
multitude of text which is difficult to read creating a traffic hazard. A condition of approval for this wall signage 
should be that the monument sign faces be made to comply with code. 
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PART III DEPARTMENTAL REVIEWS  
The fire department recommends approval of this sign. 
 
Zoning Code Requirements – Chapter 1223 
 


STANDARD* CODE PLAN DIFFERENCE 


ZONING DISTRICT Planned Office District Office Building OK 


SIGN TYPE/SQUARE 
FOOTAGE 


Monument Sign/Maximum 
30 sq. ft.  


30 sq. ft. OK 


MONUMENT HEIGHT Maximum 8’ above grade 5.5’ OK 


Monument  Front 10’ from planned ROW Existing OK 


Sign Setback Side 10’ >10’ OK 


 Driveway 10’ Existing OK 


 Corner Lot NA NA NA 


MAXIMUM SIGN AREA 
ALLOWED ON THE SITE 


Total signage based on 
width of the building X 
1.0, 188’ X 1 = 188 sq. ft. 


Total 176.5 sq. ft. ; 30 
sq.ft. monument sign + 
60.4 sq.ft. Westshore sign 
+ 86.1 sq. ft. St. John sign  


OK 


MAXIMUM HEIGHT ABOVE 
GRADE 


20’, except in Interchange 
Services District. Planning 
Commission can grant 
modification based on 
architecture of the bldg. 


Height above grade 
“approximately 20’ for 
bottom of the sign”, 
approximately 24’ above 
grade 


Needs 4’ modification to top of 
sign.  


ROOF SIGNS [Section 
1223.02(a)(17) & 1223.12(i)] 


Defined as a sign that is 
erected above any portion 
of building covered with 
roof material. Prohibited 


On wall below roof level. OK 


ILLUMINATION Internally illuminated 
signage is permitted. 


Internally illuminated 
lettering and logos. 


OK  


 


MAXIMUM 
LENGTH OF ANY 
INDIVIDUAL 
LETTER OR 
LOGO 


 48” = 4’ Logo is 44” tall, lettering 
26” .  


OK 


MAXIMUM SIZE OF AN 
INDIVIDUAL SIGN PERMITTED 


100  sq. ft. 86.1 sq. ft. OK 
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STANDARD* CODE PLAN DIFFERENCE 


COLOR OF SIGNAGE Uniformity on the site White lettering is uniform, 
mounted on raceway 
painted to match building. 


OK 


 


*From Chapter 1223 (Sign Regulations) 
of the Westlake Codified Ordinances 


   


 
PART V  STAFF FINDINGS/RECOMMENDATIONS 


Findings-of-fact 
 


1. Section 1223.07(b) states that light sources to illuminate signs shall not be of excessive brightness which 
is defined as emitting more than 10 lumens of light at 3’ from the face of the sign. Excessive brightness 
avoided through the use of nonwhite background signs. The existing monument sign face has a white 
background.   


2. Section 1223.03(c) states that the frontage width of a building shall be the width of the façade which faces 
the principal street or contains the main entrance. 


3. Section 1223.03(c)(2) states that buildings on lots abutting a freeway shall not be considered to have 
building frontage on the freeway for sign area calculations and signs shall not be located for visibility 
from the freeway except for buildings in Interchange Services District or as otherwise approved by the 
Planning Commission.  


4. This building has a main entrance that faces the freeway. 
5. The exact height of the proposed wall sign above grade has not been determined but it exceeds the 


maximum 20’ above grade permitted by code, and is estimated to be 24’. 
6. Section 1223.05(b) limits the height of wall signs to 20’ above grade unless otherwise approved by the 


Planning Commission taking into consideration the location, placement, scale and architecture of the 
building. 
 


Recommendation 
 
Based upon the above findings-of-fact, staff recommends that the Planning Commission recommend approval of 
the St. John Medical Center Care sign plan with the following modification and condition: 


1. Grant a 4’ height modification for the placement of the signs on the building due to the architecture of 
the building.  


2. Condition that the sign face on the monument sign be changed to comply with code. 
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had a plastic opaque face. A subsequent approval enlarged it with an aluminum panel with 
cut out illuminated letters for “Associates in Dermatology.”  Over time the sign faces were 
changed and they now have translucent white backgrounds and a multitude of text which is 
difficult to read creating a traffic hazard. A condition of approval for this wall signage 
should be that the monument sign faces be made to comply with code. 
 
The wall signs are proposed to be 24’ above grade and code permits 20’ so a modification is 
necessary.  If the signs were moved down to 20’ they would be in the building windows.  
The commission has the discretion to allow modifications to this based on factors like the 
architecture of the building.  Currently there are no other signs on the building and the only 
sign that exists is the monument sign.  
 
Discussion ensued on why there is not one sign on each side of the rear entrance rather than 
both signs on one side of it.  Mr. Crook explained due to all the trees on the west side of the 
property a sign on the west side of the building would not be visible, as originally they 
would have liked one sign on each side of the entry.  As proposed they will be visible from 
I-90 traveling high speeds. 
 

Findings of Fact: 
1. Section 1223.07(b) states that light sources to illuminate signs shall not be 

of excessive brightness which is defined as emitting more than 10 lumens 
of light at 3’ from the face of the sign. Excessive brightness avoided through 
the use of nonwhite background signs. The existing monument sign face has 
a white background.   

2. Section 1223.03(c) states that the frontage width of a building shall be the 
width of the façade which faces the principal street or contains the main 
entrance. 

3. Section 1223.03(c)(2) states that buildings on lots abutting a freeway shall 
not be considered to have building frontage on the freeway for sign area 
calculations and signs shall not be located for visibility from the freeway 
except for buildings in Interchange Services District or as otherwise 
approved by the Planning Commission.  

4. This building has a main entrance that faces the freeway. 
5. The exact height of the proposed wall sign above grade has not been 

determined but it exceeds the maximum 20’ above grade permitted by code, 
and is estimated to be 24’. 

6. Section 1223.05(b) limits the height of wall signs to 20’ above grade unless 
otherwise approved by the Planning Commission taking into consideration 
the location, placement, scale and architecture of the building. 

 
Motion: Based upon the findings of fact Mr. Lamb moved and Mr. DiCarlo second 
to approve the Westhshore Primary Care sign plan with the following modification 
and condition: 

1. Grant a 4’ height modification for the placement of the signs on the building 
due to the architecture of the building.  

2. Condition that the sign face on the monument sign be changed to comply 
with code and administratively approved by the planning department. 

Vote: 5 ayes, 0 nays, motion carried 
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Findings of Fact: 

1. Section 1223.07(b) states that light sources to illuminate signs shall not be 
of excessive brightness which is defined as emitting more than 10 lumens 
of light at 3’ from the face of the sign. Excessive brightness avoided through 
the use of nonwhite background signs. The existing monument sign face has 
a white background.   

2. Section 1223.03(c) states that the frontage width of a building shall be the 
width of the façade which faces the principal street or contains the main 
entrance. 

3. Section 1223.03(c)(2) states that buildings on lots abutting a freeway shall 
not be considered to have building frontage on the freeway for sign area 
calculations and signs shall not be located for visibility from the freeway 
except for buildings in Interchange Services District or as otherwise 
approved by the Planning Commission.  

4. This building has a main entrance that faces the freeway. 
5. The exact height of the proposed wall sign above grade has not been 

determined but it exceeds the maximum 20’ above grade permitted by code, 
and is estimated to be 24’. 

6. Section 1223.05(b) limits the height of wall signs to 20’ above grade unless 
otherwise approved by the Planning Commission taking into consideration 
the location, placement, scale and architecture of the building. 

 
Motion: Based upon the findings of fact Mr. Lamb moved and Mr. DiCarlo second 
to approve the St. John Medical Center Care sign plan with the following 
modification and condition: 

1. Grant a 4’ height modification for the placement of the signs on the building 
due to the architecture of the building.  

2. Condition that the sign face on the monument sign be changed to comply 
with code and administratively approved by the planning department. 

ROLL CALL ON APPROVAL: 
Yeas: Lamb, Meehan, Getsay, DiCarlo, Van Dyke 
Nays: None, motion passed 

 
Travel Centers of America Sign Plan, 24601 Center 
Ridge Rd., PP#215-27-006, rep. M. Lauretano, 
Ward 2 

Applicant or agent was not present. 
 

Motion: Mr. Lamb moved and Mr. DiCarlo second to table the Travel Centers of 
America sign plan to the 9/14/15 meeting. 
ROLL CALL ON APPROVAL: 
Yeas: Lamb, Meehan, Getsay, DiCarlo, Van Dyke 
Nays: None, motion passed 

 
Linden Behavioral Pediatrics Sign Plan, 29055 
Clemens Rd., PP#212-11-002, rep., K. Miske, Ward 
3 
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Mr. Miske explained the tenant space entrance is at the front of the building by the driveway 
entrance.  The proposal is for non-illuminated white letters mounted on the wall.  Mr. 
Krause reviewed his staff memo advising this proposed sign is uniform with the other 
previously approved signs for other tenants. 
 

Findings of Fact: 
1. The approved sign criteria for this building is plaque signs at each entrance. 
2. The proposed sign is uniform with other wall signs previously approved for 

individual tenants in this building. 
 

Motion: Based upon the findings of fact Mr. Lamb moved and Mr. DiCarlo second 
to approve the sign plan as submitted with the following modification and condition: 

1. Modification from the sign criteria to allow a fascia wall sign of individual 
letters in addition to the plaque signs approved by the criteria.  

2. Conditions of approval that the approval is for this single wall sign only, the 
criteria for this building has not been changed. 

ROLL CALL ON APPROVAL: 
Yeas: Lamb, Meehan, Getsay, DiCarlo, Van Dyke 
Nays: None, motion passed 

 
Holiday Inn Express Sign Plan, 30500 Clemens Rd., 
PP#211-15-016, rep. B. Kelleher, Ward 3 

Mr. Bill Kelleher explained the monument sign was reduced in size since the original 
submittal and reviewed the monument sign.  Mr. Krause reviewed his staff memo and noted 
hard copies of the revised plan have not been received.  The reduction proposed for the 
monument sign now complies.  There are no details as to the exact location of the monument 
sign and it is uncertain how far setback it is from the driveway – possibly 6’.  The police 
department did have concerns with the location of the proposed monument sign. The wall 
signs are proposed to be 65’ and 53’ above grade and the code only permit the signs to be 
20’ above grade in this zoning district. These would require large modifications in height 
above grade and are too tall up.  They are actually on the parapet and are considered roof 
signs which are not permitted.  The plans that were submitted with the development plans 
showed blue light illuminating the building which is considered attention getting and a sign, 
which counts as sign area.  A letter is needed that they will not illuminate the building with 
blue lights. The proposed logo signs are oversized and require modifications. 
 
Members of the commission advised Mr. Kelleher that when the development plan was 
approved the owner of the building was told signs placed high up on the building was not 
permitted and they are not in favor of the proposal.  Mr. Kelleher was unaware of any 
restrictions that were cautioned when the development plan was approved.  
 

Motion: Mr. Lamb moved and Mr. DiCarlo second to table the Holiday Inn Express 
sign plan to the 9/14/15 meeting. 
ROLL CALL ON APPROVAL: 
Yeas: Lamb, Meehan, Getsay, DiCarlo, Van Dyke 
Nays: None, motion passed 

 




WESTLAKE PLANNING COMMISSION 
STAFF REPORT 


 7/22/15 
 
PART I  GENERAL INFORMATION 
 
Linden Behavioral Pediatrics Sign Plan Development 


Name 
Omni Westlake Office Bldg. 


Address 
 


29055 Clemens Road 


PP# 212-11-002 
Processed By: William R. Krause, AICP, Assistant 


Planning Director 
Zoning/Current 
Use 


Hotel Motel/Under Construction 


Applicant: Kurt Miske, All Kinds of Signs is 
Representative for Linden Behavioral 
Pediatrics 


Meeting Date 8/3/15 
Reviewed Plan 
Date Stamp  


6/18/15 


 
PART II  PROJECT SUMMARY 
Linden Behavioral Pediatrics occupies tenant space in one of three buildings developed by Omni developers near 
the NE corner of  Bassett Road and Clemens Road in Office Laboratory and Office Building Zoning District.  The 
original development plans for all three buildings included a sign criteria which limited the signage to plaques 
next to each of the tenant doors and a monument sign on the corner of Bassett and Clemens. 
 
Since that time the original development parcel has been split into three parcels, one for each building and 
approval has been granted for oversized addresses and monument signs for two of the three buildings.  The 
building that Linden Behavioral as well as JP Farley occupies has 138’ of frontage which allows up to 138 sq. ft. 
of sign area (138’ X 1.0). Existing signage consists of an oversized 8.5 sf address sign, consisting of 21” tall white 
non-illuminated numbers mounted directly on the brick (6.5 sf of which counts toward sign area), and the 
potential for 60 sf of plaque signs (ea. Plaque 5 sf  X 2 plaques per entrance X 6 entrances). A total of 66.5 sf of 
existing/potential signage on the parcel under the approved criteria, as well as 14.75 sf of sign area approved for 
J.P Farley on 9/20/10, and 28 sf approved for Inner Bliss Yoga on 10/1/12 leaving 28.75 sf of sign area available. 
 
The proposed sign consists of 20.83 sf (2.5’ X 8.33’) of non-illuminated white cut acrylic letters mounted directly 
on the wall, centered above an entrance of the building. The tallest individual element is a 30” logo, with 14” and 
4” letters. The sign is mounted less than 20’ above grade. The lettering is uniform with the 21” address numbers 
already mounted on the building. It would be useful to know which entrance this sign is for. 
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PART III DEPARTMENTAL REVIEWS  
The fire department approves the sign plans as submitted.  
 
PART IV  ZONING 
Zoning Code Requirements – Chapter 1223 
See above. 
 
PART V  STAFF FINDINGS/RECOMMENDATIONS 


Findings-of-fact 
 


1. The approved sign criteria for this building is plaque signs at each entrance. 
2. The proposed sign is uniform with other wall signs previously approved for individual tenants in this 


building. 
 


Recommendation 
 
Based upon the above findings-of-fact, staff recommends that the Planning Commission approve the sign plan as 
submitted with the following modification and condition: 
 


1. Modification from the sign criteria to allow a fascia wall sign of individual letters in addition to the 
plaque signs approved by the criteria.  


2. Conditions of approval that the approval is for this single wall sign only, the criteria for this building has 
not been changed. 
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WESTLAKE PLANNING COMMISSION 
STAFF REPORT 


 7/23/15 
 
PART I  GENERAL INFORMATION 
 
Holiday Inn Express Sign Plan Development 


Name 
Holiday Inn Express Dev. Plan 


Address 
 


30500 Clemens Road 


PP# 211-15-016 
Processed By: William R. Krause, AICP, Assistant 


Planning Director 
Zoning/Current 
Use 


Hotel Motel/Under Construction 


Applicant: Bill Kelleher, Century Sign is the 
representative for this sign application. 


Meeting Date 8/3/15 (corrected date) 
Reviewed Plan 
Date Stamp  


7/8/15 (corrected date) 


 
PART II  PROJECT SUMMARY 
The proposed signage consists of three internally illuminated wall signs and one internally illuminated 
freestanding monument sign. Two of the wall signs are  mounted on parapet walls above the east and south (front) 
façades, the third is mounted on the west wall of the building. They appear to be located in the same positions as 
the sign plan submitted in April, 2014 when the initial review as shown in Part IV was done but they have been 
reduced in size quite a bit. The signs will require modifications for the height above grade and for the height of 
the individual “monograms” (logos).  
 
PART III DEPARTMENTAL REVIEWS  
The city forester, engineering department and fire department all approve the sign plans as submitted. The police 
department, reviewing the site plan submitted 7/8/15, wants to know the distance to the Clemens right of way and 
the driveway to determine if the sign will create a visibility obstruction for exiting vehicles. 
 
PART IV  ZONING 
Zoning Code Requirements – Chapter 1223 
 


STANDARD* CODE PLAN DIFFERENCE 


ZONING DISTRICT Hotel/Motel Hotel/Motel OK 


SIGN TYPE/SQUARE 
FOOTAGE 


Monument Sign/Maximum 
30 sq. ft./One sign per 
parcel. 


 


 


Monument Sign/39.32 sq. 
ft. (including 32 sq. ft. 
face + 2.32 sq. ft. top blue 
band + 5 sq. ft. bottom 
blue band /One sign per 
parcel. 


Needs 9.32 sq. ft. size 
modification for whole monument 
sign area including blue portion 
of structure. If blue area is 
removed from top & bottom still 
requires a 2 sq. ft. size mod. 


MONUMENT HEIGHT Maximum 8’ above grade 8’ OK 


Monument  Front 10’ from planned ROW 10’ from planned ROW OK, if positioned as shown on 
Mannik Smith site plan submitted 
4/11/14 


Sign Setback Side 10’ 40’ OK, if positioned as shown on 
Mannik Smith site plan submitted 
4/11/14 


 Driveway 10’ 4’ Needs 6’ setback modification, if 
positioned as shown on Mannik 
Smith site plan submitted 4/11/14 


 Corner Lot NA NA NA 


MAXIMUM SIGN AREA 
ALLOWED ON THE SITE 


Total signage based on 
width of the building X 
1.0, 244.13’ X 1 =  


Total 245 sq. ft. (39.25 sq. 
ft. monument sign + 69.65 
sq. ft. south facing wall 


Needs .87 sq. ft. size 
modification for total amount of 
proposed signage. 
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STANDARD* CODE PLAN DIFFERENCE 


244.13 sq. ft. sign + 69.65 sq. ft. east 
wall sign + 66.45 sq. ft. 
west facing wall sign) 


MAXIMUM HEIGHT ABOVE 
GRADE 


20’, except in Interchange 
Services District 


Based on scalable 
exterior elevations 
submitted 4/11/14, 65’ on 
south and east facades, 
53’ on west facade 


Needs 45’ height modification on 
south and east facades and 33’ 
height modification on west 
facade 


ROOF SIGNS [Section 
1223.02(a)(17) & 1223.12(i)] 


Defined as a sign that is 
erected above any portion 
of building covered with 
roof material. Prohibited 


South and east façade 
signs on parapet walls are 
above roof material. 


Modification to allow roof signs. 


ILLUMINATION Internally illuminated 
signage is permitted. 


 


Section 1223.07(d): Bright 
lighting of a roof or 
building for advertising 
purposes…shall be 
prohibited. Illumination of 
non-residential buildings 
and roofs shall be at the 
discretion of the Planning 
Commission after 
reviewing the location, 
zoning district, and 
proximity to public streets 
and adjacent residential 
areas. 


Internally illuminated. 


 


 


Note: Color rendering  
submitted April, 2014 
showed blue light sources 
used to wash & illuminate 
the corners of the 
entrance canopy & front & 
east side corners of the 
building and parapet with 
blue light. The west 
elevation was not shown. 
The sign elevations 
submitted 7/8/15 do not 
show any blue lighting of 
the walls. 


OK 


 


 


Need specifications on type and 
wattage of light. Planning 
Commission has discretion to 
allow or prohibit the use of blue 
light illumination of the building.  


MAXIMUM 
LENGTH OF ANY 
INDIVIDUAL 
LETTER OR 
LOGO 


 48” = 4’ Logo on South and East 
facades is .08’ (1”) too 
tall. 


Logo on West façade is 
1.08’ (13”) too tall. 


South and East logos need 1” 
height modification. 


 


Logo on West façade needs 13” 
height modification. 


MAXIMUM SIZE OF AN 
INDIVIDUAL SIGN PERMITTED 


100  sq. ft. Largest individual signs 
are 66.45 sq. ft. 


OK 


 


*From Chapter 1223 (Sign Regulations) 
of the Westlake Codified Ordinances 


   


 
PART V  STAFF FINDINGS/RECOMMENDATIONS 


Findings-of-fact 
 


1. The monument sign is 9.25 sq. ft. too large based on Westlake code and is located 6’ too close to the 
driveway. 


2. The total amount of signage proposed exceeds the code by .87 sq. ft. 
3. The development plans were recommended for approval 4/7/14 with parapet walls that appear designed to 


serve as a back drop for wall signs. 
4. Two of the proposed signs cab technically be considered roof signs because they are mounted higher than 


the flat roof behind the parapet walls which is not visible. They are mounted 45’ higher above grade than 
permitted. The other wall sign is 33’ higher above grade than permitted. 


5. No specifications were given in April, 2014 as to wattage and brightness and extent of the blue light wash 
that was proposed on portions of the building.  
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6. Two of the logos need a 1” height (size) modification and one of the logos needs a 13” height (size) 
modification. 


7. On 1/12/15 Planning Commission approved a sign plan for a re-branded Doubletree hotel at 1100 Crocker 
Road. The Doubletree is located in Interchange Services District which does not have a height restriction 
for signage above grade. Because it has more than 800’ of frontage code allows it to have one monument 
sign of 40 sq. ft. The Double tree hotel was granted a 2’ height modification for one 6’ tall logo.  
 


Recommendation 
 
Based upon the above findings-of-fact, staff recommends that the Planning Commission defer action until a code 
conforming monument sign is submitted, with a site plan detail showing the exact location of the sign, the owner 
confirms in writing that the previously proposed blue light wash on the building is no longer being pursued, and 
the Planning Commission give the applicant guidance as to if the Commission is inclined to grant modifications 
for the height of the individual logos and for the overall height of the three wall signs above grade.  
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Madison Eye Care Sign Plan, 26927 Detroit Rd., 
PP#213-10-007, rep, Dr. Mogyordy, Ward 3 

Dr. Mogyordy explained he is seeking approval for three wall signs on the front of the 
building, one wall sign on the side of the building and a freestanding monument sign. The 
three signs on the front of the building will have 20” letters – one being 18’ wide, and the 
other two being allotted 10’ wide spaces for future tenants. The sign on the second side of 
the building will have 16” letters and is a second sign for Madison Eye Care.  Dr. Mogyordy 
realizes the location of the monument sign is problematic as it is proposed to be 4’ from the 
sidewalk.  He has looked at locations to place it and all of them have issues.  If he pushes it 
back further it is too close to the parking lot.  The color scheme will be black and white 
(monument sign) and white and grey (for the wall signs). 
 
Mr. Krause reviewed his staff memo noting the police have concerns with the location of the 
monument sign blocking visibility and being a safety concern.  He advised that the 
commission has the discretion to count the second side of a building on a corner lot toward 
sign area.  Without counting the second side of the building toward sign area they are 
permitted 116 sf and the request is for 117.2 sf. 
 
Discussion ensued on how the wall signs will be mounted as those details were not 
provided.  Dr. Mogyordy is reviewing options with sign contractors as the best way to do 
that as he wants to maintain the clean lines and architecture of the building.  More details 
will need to be provided and administratively reviewed and approved by planning staff.  
Discussion ensued regarding the monument sign may not really be necessary as it will be 
difficult to find a location on the site where it would comply with code. Dr. Mogyordy 
advised he has wondered that himself and would like to move forward with the wall signs 
and in the future may proceed with the monument sign.  Mr. Krause noted that the newly 
built building has lights that appeared to be shielded but with the LED bulbs used they go 
below the fixtures and need to have further shielding so to not provide glare. Dr. Mogyordy 
has spoken to the contractor about the issue and at this point does not have a resolution but 
is working on one and will resolve the problem with the planning staff.  
 

Findings of Fact: 
1. The proposed wall sign area complies with code as long as a modification is 

granted to allow the second side of the corner tenant space to count toward 
sign area. 

2. The monument sign is proposed to be located 6’ within the planned right-of-
way, within an easement granted to the city with the lot assembly plat 
approved by Planning Commission 6/2/14.  

3. There are a number of details regarding color, illumination and materials 
which have not been submitted. 

 
Motion: Based upon the findings of fact Mr. Lamb moved and Mr. DiCarlo second 
to approve the wall signs since they are proposed to be internally illuminated channel 
letters with gray, and white faces with a modification permitting the second side of 
the corner tenant space to count toward sign area and a condition that the 
illumination not exceed 10 lumens when measured 3’ from the center of the sign face 
and the freestanding monument sign is not approved. 
ROLL CALL ON APPROVAL: 




PART I  GENERAL INFORMATION 
 
Requests approval of a sign criteria and signage for Madison Eye 
Care Associates, Inc.  


Development Name Madison Eye Care 
Address 26927 Detroit Rd. 


Meeting Date  8/3/15 PP# 213-10-007, -008, -009 
Processed By  Will Krause, AICP, Asst. Director of 


Planning  
Zoning/Current Use Office Building/Medical Office 


Applicant 
 


 Peter V. Mogyordy 
 


Reviewed Plan  
Date Stamp 


7/8/15 


 
PART II  PROJECT SUMMARY 
The purpose of this request is to create a wall sign criteria and monument sign for a new multi-tenant office 
building and to approve two wall signs for Madison Eye Care. The approval of this criteria will establish that the 
maximum size for the other two tenant wall signs will be 20” tall and 10’ wide. Because the signage was not 
approved with the development plan a code conforming location for the monument sign was never established 
and the police recommend denying the proposed location due to the proposed sign blocking the view of exiting 
cars (see below). 
 
PART III DEPARTMENTAL REVIEWS  
Fire Recommend approval. 
Police Deny for the following reason(s): 4 feet from the sidewalk is much too close and creates a view 


obstruction. WRITER prefers 15 ft; 10 ft is OK if the applicant agrees to move the sign at his 
expense if the roadway is ever widened. Such widening of Detroit Rd. is programmed as part of 
the 5 year capital improvement plan.  


 
PART IV  ZONING 
Zoning Code Requirements  
 


STANDARD* CODE PLAN DIFFERENCE 


ZONING DISTRICT Office Building  Office Building  


MAXIMUM SIGN AREA 
ALLOWED ON THE SITE 


W X 1 = 116 sf, corner 
tenant possible additional 
83.5 sf with modification 


93.2 sf primary side, plus 
24 sf second side = 117.2 
sf 


OK ,with modification to allow 
second side to count toward 
extra 1.2 sf of sign area 


SIGN TYPE/SQUARE 
FOOTAGE 


Monument sign 30 sf,  


wall signage 86 sf 


30 sf monument sign, 


Wall signage 87.2 sf 


OK 


1.2 sf modification (see above) 


HEIGHT 8’ 6.58’ OK 


Monument  Front 10’ from planned ROW, 


20’ from existing ROW 


6’ within planned ROW, 


4’ from existing ROW 


-16 (6’ within 10’ easement 
granted to city of Westlake with 
6/2/14 lot assembly) 


Sign Setback Side 10’ >10’ OK 


 Rear 25’ >25’ OK 


 Corner Lot 10’ from planned ROW >10’ OK 


COLORS Uniformity on the site PMS 117 C (Gold), two 
shades of gray & white 


Need actual color chip of Gold & 
color rendering of signage in that 
color on building and monument 
sign (it is not clear on what has 
been submitted). Planning 
Commission has not approved 
yellow as part of a sign criteria in 
the past. Is the proposed color 
more yellow or more gold? 
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STANDARD* CODE PLAN DIFFERENCE 


ILLUMINATION Cannot exceed 10 lumens 
when measured 3’ from 
the face of the sign. 


Application states that the 
both wall signs and 
freestanding sign will be 
electrified. 


Application is not clear – do the 
wall signs consist of individual 
internally illuminated channel 
letters with plastic faces? Is the 
whole white face of the 
monument sign proposed to be 
illuminated?  


MAXIMUM 
LENGTH OF ANY 
INDIVIDUAL 
LETTER OR 
LOGO 


 48” 20” OK 


OTHER Specify materials that the 
signage is constructed of. 


Materials not specified. Will the individual sign panels 
actually be black? Is the base 
constructed of stone? What 
material is the face constructed 
of? The individual sign panels? 


 


*From Chapter 1223 (Sign Regulations) of the Westlake Codified Ordinances 


 
 
 
PART V  STAFF FINDINGS/RECOMMENDATIONS 


Findings-of-fact   


1. The proposed wall sign area complies with code as long as a modification is granted to allow the second 
side of the corner tenant space to count toward sign area. 


2. The monument sign is proposed to be located 6’ within the planned right-of-way, within an easement 
granted to the city with the lot assembly plat approved by Planning Commission 6/2/14.  


3. There are a number of details regarding color, illumination and materials which have not been submitted. 


Recommendation  


Based on the above findings of fact recommend approving the wall signs if they are proposed to be internally 
illuminated channel letters with gray, white or black faces with a modification permitting the second side of the 
corner tenant space to count toward sign area and a condition that the illumination not exceed 10 lumens when 
measured 3’ from the center of the sign face and tabling the rest of the proposed sign plan until additional 
materials are submitted. 
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Yeas: Lamb, Meehan, Getsay, DiCarlo, Van Dyke 
Nays: None, motion passed 

 
Market Square & Crocker Commons (Westlake 
Civic Space) at Crocker Park, PP#211-24-003 & 
004, rep. B. Garrett, Ward 5 

Mr. Brandon Garrett and Mr. Brian Olangot reviewed the proposed landscape and hardscape 
plans.  The building is not changing and the landscape and hardscape plans are similar to the 
conceptual ones shown on the development plan for the building. The site will have raised 
flush curbs by the parking garage with removable bollards for access to the building.  The 
alley was changed in size from 15’ to 20’ wide per the request of the fire department. There 
will be a trellis area west of the building and there is an alternate proposal for a walking path 
though the lawn area for pedestrian traffic.  The site will have benches, bike rack, drinking 
fountain, trash cans, light poles, landscape lighting, variety of trees, bushes, perennials and 
annual flowers.  
 
Mr. Bedell reviewed his staff memo noting the proposal was well done with nice details.  
He, as would the commission, like to see the walking path installed but realize it is an 
alternate pending the budget.  
 

Findings of Fact: 
1. The proposal meets zoning code requirements for landscaping and lighting 

with the exception that details were not provided for the “L4 wall mounted 
fixture” and “SA Light pole” that may have been approved in other adjacent 
development plans. 

2. The alternative for grass pavers to provide access between the building and 
adjacent parking garage will reduce damage to the lawn by pedestrians, while 
maintaining the appearance of the large green space. 

3.  Details of the wood trellises and benches, including stain color, that were not 
provided are needed for administrative approval. 

4. A sign is shown on the canopy that is called out in the exterior finish legend 
as being backlite white acrylic – post mounted.  Details and a sign application 
are required for Planning Commission approval. 

 
Motion: Based upon the findings of fact Mr. Lamb moved and Mr. DiCarlo second 
to recommend approval of the Market Square and Crocker Commons (Westlake 
Civic Space) development plan with the following conditions: 

1. Metal halide lamps will be color corrected like other metal halide fixtures 
in Crocker Park. 

2. The “L4 wall mounted fixture” and “SA Light pole” are not included in this 
approval. 

3. The alternative for grass pavers is approved. 
4. Details of the wood trellises and benches, including stain color, shall be 

provided to staff for administrative approval. 
5. The sign shown on the canopy and any other signage is not included in this 

approval.  




WESTLAKE PLANNING COMMISSION 
STAFF REPORT 


 7/29/15 
 
PART I  GENERAL INFORMATION 
 
Development Plan Approval 
Requests approval of a landscape/hardscape plan and lighting. 


Development Name Market Square and Crocker 
Commons (Westlake Civic Space) 


Address J Block 
Meeting Date  8/3/15 PP# 211-24-003 
Processed By  Jim Bedell, AICP, Director of 


Planning and Economic Development  
Zoning/Current Use Mixed-Use PUD/Vacant 


Applicant 
 


 Nathanael Dunn, 
Bialosky and Partners Architects 


Reviewed Plan  
Date Stamp 


7/9/15 


 
PART II  PROJECT SUMMARY 
 
On 9/8/14, the Planning Commission approved the development plan for the Westlake Civic Space at Crocker 
Park: Westlake Commons and Market Square Development Plan.  This development plan was mainly focused on 
the architecture of the 13,290 Market Square Pavilion.  The surrounding landscaping, green space and lighting 
was shown in the development plan for illustrative purposes only, with the expectation that it would be presented 
as a separate submittal for a future meeting.  It is now being presented for your consideration. 
 


 At the request of the Fire Department, the alley along the east edge of the park has been widened from 15’ 
to 20’.  This causes a slight reduction (1,000 s.f. or 2%) in the size of the park.  The overall open space 
requirements for Crocker Park are still exceeded even with this reduction (22.1191 acres required; 32.71 
acres demonstrated). 


 
 The following is required in accordance with the landscaping and tree preservation regulations: 


 
  


STANDARD CODE PLAN DIFFERENCE 


% LANDSCAPING Not less than 25%  83% Meets requirement 


TREES Number 1.81 acres X 20  trees per 
acre = 37 


59 Meets requirement 


 Caliper Inches 1.81 acres X 80”= 145” 147.5”    Meets requirement 


 Street Trees 1 per 40’ for large = 26.5  28 Large provided Meets requirement 


 
 The photometrics plan indicates adequate light levels within the site where needed (main pathways and 


entrances to buildings).  Light trespass is only caused by perimeter lighting as is typically experienced by 
street lights.  Fixtures proposed for the building include: 


o Shielded, downward directed fixtures that provide light for building entrances. 
o Contemporary wall mounted fixtures at the rear of the building. 
o Surface mounted downlight fixtures under the main entrance and two side entrance canopies. 
o Floodlight fixtures to wash the front sides of the building with light.  
o Street light fixtures that are the same as used elsewhere in Crocker Park. 
o The light legend indicates L4 wall mounted fixture (not in contract) and SA Light pole (not in 


contract).  These fixtures are located across the street on the parking garage and adjacent to 
townhomes.  No details were provided for these fixtures that may have been previously approved 
with the development plans for the garage and townhomes. 


 A variety of paving is provided including concrete, exposed aggregate, and patio pavers.  An alternative 
to be constructed if the budget permits calls for the use of grass pavers to provide access between the 
building and adjacent parking garage.  This will aid in the reducing the wear of the lawn in this area from 
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use by pedestrians, while maintaining the look of the large lawn.  The ends of the alternative paving are 
bordered on one side by 11 Karl Foerster feather reed grass plants (22 total).  It is recommended that the 
City pursue this alternative if possible. 


 Site furniture is provided in a contemporary style to match the pavilion.  A grey color is indicated.  In 
order to add interest to the rear of the building, wooden trellises and benches are added.  Details of the 
wood trellises and benches, including stain color, that were not provided are needed for administrative 
approval. 


 A sign is shown on the canopy that is called out in the exterior finish legend as being backlite white 
acrylic – post mounted.  Details and a sign application is required for Planning Commission approval.   


 
 
PART III DEPARTMENTAL REVIEWS  
 
 
Engineering Recommends approval. 
Fire 1. Fire alarm, fire detections, sprinkler, standpipes, and/or fire suppression plans to be 


submitted by certified professional designers for each area.  Plans are to contain specification 
sheets, calculations, etc…for proper review by AHJ.    2011 OFC Section 105.4 
2. Construction will not interfere with access for emergency vehicle and/or fire department 
personnel. 2011 OFC Section 504.1 
3. Construction will not interfere with means of egress or fire exits unless prior approval is 
received from the Westlake Fire Department/Fire Prevention Office and other means of exiting 
are provided.  2011 OFC Section 504.2 
4. Fire apparatus access roads/fire lanes shall have an unobstructed width of not less than 
20 feet and an unobstructed vertical clearance of not less than 13 feet 6 inches.  2011 OFC 
503.2.1 
5. Fire apparatus access roads/fire lanes shall be designed and maintained to support the 
imposed loads of fire apparatus and shall be surfaced so as to provide all-weather driving 
capabilities.  2011  OFC 503.2.3 
6. Approved fire apparatus access roads/fire lanes shall be provided for every facility, 
building or portion of a building hereafter constructed or moved into or within the jurisdiction. 
The fire apparatus access road/fire lane shall extend within 150 feet of ALL portions of the 
facility and all portions of the exterior walls of the first story of the buildings as measured by an 
approved route around the exterior of the building or facility.   2011 Ohio Fire Code 503.1.1 
7. The 25’/50’ turning radii shall be maintained throughout the site for emergency access. 
2011 OFC 503.2.4 
8. Tree clearance shall be maintained at a minimum height of 13’ 6” for emergency vehicle 
access. 2011 OFC Section 503.2.1 
9. New and existing buildings shall have approved address numbers, building numbers or 
approved building identification placed in a position that is plainly legible and visible from the 
street or road fronting the property.  These numbers shall contrast with their background.  
Address numbers shall be Arabic numerals or alphabet letters.  Numbers shall be a minimum of 4 
inches (102mm) high with a minimum stroke width of 0.5 inch (12.7 mm). 2011 OFC Section 
505.1  
10. Emergency responder radio coverage in buildings. All buildings shall have approved 
radio coverage for emergency responders within the building based upon the existing coverage 
levels of the public safety communication systems of the jurisdiction at the exterior of the 
building. 2011 OFC 510.1 
11. A Knox Box (approved locking key box) is required to be installed in an approved 
location determined by the Fire Department 2011 OFC Section 506.1   Go to www.knoxbox.com 







 
 


 
Page 3 


 


to order (Minimum requirement: #3201), or contact the Westlake Fire Department at 440-835-
6422 for more information.  Call WFD at to determine the approved location.  For new 
construction, the recessed box (#3220 + mounting kit) which is flush mounted on the outside 
wall is recommended.  Placement: Within 5’ of the front door and approximately 5’ high.  
12. Occupancy load shall be posted. 
• Every room or space that is an assembly occupancy shall have the occupant load of the 
room or space posted in a conspicuous place, near the main exit or exit access doorway from the 
room or space.  Posted signs shall be of an approved legible permanent design and shall be 
maintained by the owner or authorized agent. 2011 OFC Section 1004.3 
13. All fire hydrants, new or replacements shall have a 5” Integral Storz Pumper Connection 
on the fire hydrant pumper nozzle and 2½” Cleveland Standard thread on the remaining ports.  
Hydrants shall be Mueller, Kennedy, or the equivalent. WCO 1371.04 


Police Recommends approval. 
 
 
PART IV  ZONING 
 
2000-2020 Guide Plan (May, 1985) – Major Shopping Area 
Guide Plan Update Sheets (Adopted by PC 4/5/91) – Office Building 
Draft Guide Plan Map (October 4, 2004) – Mixed Use PUD 
 
Zoning Code Requirements – Planned Unit Development –Crocker Park Revised PDP adopted 8/27/12 & 
amended on 10/21/13. 
 
See Part II of this report. 
 
 
PART V  STAFF FINDINGS OF FACT/RECOMMENDATION 
 
Findings-of-fact 
 
1. The proposal meets zoning code requirements for landscaping and lighting with the exception that details 
were not provided for the “L4 wall mounted fixture” and “SA Light pole” that may have been approved in other 
adjacent development plans. 
2. The alternative for grass pavers to provide access between the building and adjacent parking garage will 
reduce damage to the lawn by pedestrians, while maintaining the appearance of the large green space. 
3. Details of the wood trellises and benches, including stain color, that were not provided are needed for 
administrative approval. 
4.  A sign is shown on the canopy that is called out in the exterior finish legend as being backlite white acrylic – 
post mounted.  Details and a sign application are required for Planning Commission approval.   
 
 
Recommendation 
 
Based upon the above findings-of-fact, staff recommends that the Planning Commission approve the Market 
Square and Crocker Commons (Westlake Civic Space) development plan with the following conditions: 
 


1. The “L4 wall mounted fixture” and “SA Light pole” are not included in this approval. 
2. The alternative for grass pavers is approved. 







 
 


 
Page 4 


 


3. Details of the wood trellises and benches, including stain color, shall be provided to staff for 
administrative approval. 


4. The sign shown on the canopy and any other signage is not included in this approval.  
5. This approval does not alter the plan and building elevations for the Market Square Pavilion approved by 


the Planning Commission on 9/8/14 with the exception of the exterior lighting. 
6. Approval is subject to comments received in Part III of the 7/29/15 staff report and approval of the final 


plans by the Building and Engineering Departments in compliance with the code and the ordinances of 
the City of Westlake; and, in the development process, should there be any changes necessitated by 
engineering requirements that visually alter the appearance of the development approved by the Planning 
Commission, the plan shall be re-submitted to the Planning Commission. 
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6. This approval does not alter the plan and building elevations for the Market
Square Pavilion approved by the Planning Commission on 9/8/14 with the
exception of the exterior lighting.

7. Approval is subject to comments received in Part III of the 7/29/15 staff
report and approval of the final plans by the Building and Engineering
Departments in compliance with the code and the ordinances of the City of
Westlake; and, in the development process, should there be any changes
necessitated by engineering requirements that visually alter the appearance of
the development approved by the Planning Commission, the plan shall be re-
submitted to the Planning Commission.

ROLL CALL ON APPROVAL: 
Yeas: Lamb, Meehan, Getsay, DiCarlo, Van Dyke 
Nays: None, motion passed 

Westlake Guide Plan, proposed updates 
Mr. Bedell reviewed his memo noting he has been working on suggested revisions to the 
guide plan as it has not been updated in many years and needs to be modernized.  He 
suggested that a separate work session be schedule in the future for the discussion of the 
proposed updates. 

MISCELLANEOUS - None 

ADJOURNMENT 
Meeting adjourned at 10:05 p.m. The next regular meeting is scheduled for Monday, 
September 14, 2015 in the Westlake City Hall Council Chambers. 

_______________________________  ____________________________________ 
Chairman Dan Meehan Nicolette Sackman, MMC 

Clerk of Commissions 

Approved: September 14, 2015
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Officials,	staff	and	others	involved	in	the	production	and	approval	of	this	
document	
 


1984	Guide	Plan	
The following is from the first page of the 1984 Guide Plan amended on 12/13/84: 


Members of Council, Members of the City Administration and other individuals aided the preparation and 
development of the Plan by providing information and reviewing elements of the Plan.  The assistance of the 
following was particularly helpful: 


Sal Campagna, Industrial Development Director 
Kenneth L. Crandall, Director of Planning and Community Development 
Frank Kabbes, City Engineer 
William Price, Director of Inspections 
 
prepared by the staff of the  Cuyahoga County 
Regional Planning Commission 


415 The Arcade 


Cleveland, OH 44114 


 Carl S. Bohm, Director 


Robert M. Parry, Deputy Director 


 
STAFF FOR THIS REPORT 


 Planner-In-Charge Robert J. Svoboda, Planner III 
 Review and Editing Robert M. Parry, Deputy Director 
 Technical Assistance Robert N. Brown, Planner III 
 Thomas G. Basalla, Planner III 
 Dolores Carter, Drafting Supervisor 
 Enos C. Scott, Drafting Technician II 
 Jean Fanchino, Secretary 


Phyllis Gordon, Secretary 
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1984	Guide	Plan	
 


CITY OF WESTLAKE 


  


THEODORE R. BUSCH, MAYOR 


JOHN R. SWANSON, DIRECTOR OF 
PLANNING AND COMMUNITY 
DEVELOPMENT 


 


WESTLAKE PLANNING COMMISSION 


JACK TWIGG, CHAIRMAN 


JOHN MAXEY 


MICHAEL RUMP 


RICHARD LANCASHIRE 


SAM SIMON 


LEE ANDRASSY, CLERK 


 


Former members during the development of the 
Plan: 


 


JOHN SWEANY, PAST CHAIRMAN 


ROBERT PETERSON 


STEVE ZAYAC 


THEODORE BUSCH 


 CHERYL FARVER 


JAMES IGNAUT 


LINDA DENHOLM 


DENNIS CLOUGH 


 


WESTLAKE CITY COUNCIL 1984-1985 


 


ROBERT PETERSON, PRESIDENT 


C.O. PETE THOMPSON 


MICHAEL RUMP 


RAYMOND FROELICH 


MICHAEL KILLEEN 


MARGARITA PREMEN 


CARL ZELLERS 


 


Prepared by the staff of the CUYAHOGA COUNTY 
REGIONAL PLANNING COMMISSION 


CARL S. BOHM, DIRECTOR 


 


* December 13, 1984 Amendments to Guide Plan 
approved  on July 15, 1980  


 


  


* 
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1991	Revisions	to	the	1984	Guide	Plan	
 


DENNIS M. CLOUGH, MAYOR 


ROBERT M. PARRY, DIRECTOR OF 
PLANNING AND COMMUNITY 
DEVELOPMENT 


 


WESTLAKE PLANNING COMMISSION 


RICHARD LANCASHIRE 


RICHARD SHULTZ 


MICHAEL RUMP 


CHERYL FARVER 


LEE GIBSON 


LEE ANDRASSY, CLERK OF COMMISSIONS 


 WESTLAKE CITY COUNCIL 1991 


 


ROBERT PETERSON, PRESIDENT 


PETE THOMPSON 


MICHAEL RUMP 


MICHAEL KILLEEN 


MARGARITA PREMEN 


WILLIAM HUFFMAN 


WILLIAM PIPER 


*Amended April 18, 1991 


 


2004	Draft	Revisions	to	the	1984	Guide	Plan	
 


DENNIS M. CLOUGH, MAYOR 


ROBERT M. PARRY, DIRECTOR OF 
PLANNING AND ECONOMIC DEVELOPMENT 


 


WESTLAKE PLANNING COMMISSION 


RICHARD SHULTZ 


RICHARD LANCASHIRE 


JAMES. CONNOLE 


J. DESFORGES  


DANIEL MEEHAN 


NICOLETTE SACKMAN, CLERK OF 
COMMISSIONS 


 WESTLAKE CITY COUNCIL 2004 


MICHAEL F. KILLEEN, PRESIDENT 


NAN A. BAKER 


KENNETH R. BRADY 


JAMES P. CONNOLE 


EDWARD G. HACK 


MICHAEL F. O'DONNELL 


WILLIAM J. SEXTON. 


**Recommended by the Planning Commission for 
adoption in 2004 but not adopted. 


 


**


* 
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2015	Revisions	to	the	1984	Guide	Plan  


 


DENNIS M. CLOUGH, MAYOR 


JAMES BEDELL, DIRECTOR OF PLANNING 
AND ECONOMIC DEVELOPMENT 


 


WESTLAKE PLANNING COMMISSION 


CHAIRMAN DAN MEEHAN 


MARK GETSAY 


PHIL DICARLO 


SCOTT FATZINGER 


BRAD LAMB 


NICOLETTE SACKMAN, CLERK OF 
COMMISSIONS 


 WESTLAKE CITY COUNCIL 2015 


MICHAEL F. KILLEEN, PRESIDENT 


LYNDA APPEL 


NICK NUNNARI 


DENNIS SULLIVAN 


MICHAEL F. O'DONNELL 


KENNETH R. BRADY 


MARK GETSAY 


* Updated to eliminate any archaic terms, practices, and 
recommendations; provide current socio-economic data 
and updated projections; update maps and data; provide 
references to other related city plans and studies; and to 
acknowledge long established planning best practices that 
did not exist in 1984. 
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Chapter	1	–	INTRODUCTION	
 


This Guide Plan is a recommended land use plan for the City 
of Westlake designating a generalized pattern of land uses 
formulated to achieve agreed upon community goals and 
objectives.  The fitness of the plan in achieving these goals is 
documented through a series of interrelated analyses 
concerning population growth, residential capacity, school 
enrollments, retail need and fiscal impact.  This holistic or 
comprehensive approach to the City’s future was adopted to 
maximize the City’s unique potentials and assure that the 
needs of its citizens are fully met. 


The bulk of this Guide Plan originated in the 1984 amendment 
to the 1980 Guide Plan.  In 1991, the Special Study Areas Plan 
in Chapter 5 was amended to include recommendations for the 
future development of properties adjacent to I-90, Crocker, 
Detroit and Center Ridge Roads.  A draft Guide Plan, 
Executive Summary and Future Land Use Map was completed 
in 2004 but not adopted by the City.  It is noted here because it 
contains data that is still relevant and was helpful in the 
preparation of this revision.   


The 2015 revision updates the Guide Plan by: 


 Eliminating archaic terms, planning practices, and 
recommendations; 


 Removing references to proposed improvements that 
were completed many years ago, such as the extension of Crocker Road south of Center 
Ridge; 


 Providing current socio-economic data and updated projections; 


 Updating maps and land use data (e.g. zoning and transportation facilities) based on 
current conditions; 


 Referencing other related city plans and studies, such as the 2009/2010 Commercial and 
Industrial Market Analysis, 2012 Citywide Bike Plan, and the 2015 Parks and Recreation 
Plan; and  


 Acknowledging long-established planning best practices that did not exist in 1984, such 
as Mixed-Use Development, Complete Streets, and Form Based Codes.      


What	is	a	guide	
plan?	(NEW	SIDEBAR)	


The purpose of a Guide Plan (a.k.a. 
Master Plan or Compressive Plan) is 
to define the community’s long range 
vision and goals for the physical 
development and redevelopment of 
the City and to provide a strategy to 
achieve them.  To this end, it guides 
public policy and zoning decisions 
related to public and private 
development by providing relevant 
studies, maps, and recommendations 
pertaining to residential, retail, 
industrial, community facilities, 
transportation, special study areas, 
and future land uses.   


Westlake’s Guide Plan was adopted in 
1980 and amended in 1984, 1991 and 
in 2015 with this document. 
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Scope	
The preparation of this plan involved the collection, analysis and interpretation of data 
concerning the population and physical development of Westlake.  Knowledge of past 
development is necessary as an aid in planning for the future; certain patterns have been 
established and these should provide the framework for future development.  However, the 
future growth of Westlake could take numerous paths.  The goals which Westlake has set for 
itself will determine its future development and pattern of growth.   Based upon these goals, 
projections of future requirements are made.  In planning for future growth it is necessary to 
know how many people to plan for, how much land will be needed for various uses, and then 
determine the best location for these uses in order to benefit the greatest number of people. 


The	Planning	Process	
The Planning Process is the means by which community goals and objectives are translated into 
land use recommendations best suited to the achievement of those objectives.  The process 
consists of five relative distinct areas of endeavor: 


1. Survey of the many factors which provide insight into the City’s present state of 
development: population; land use – residential, business; community facilities; 
transportation; and municipal financial resources. 


2. Analysis of existing physical and socio-economic conditions in conjunction with detailed 
research into possible future trends and needs.  Includes the identification and evaluation 
of planning problems and opportunities. 


3. Alternative Plans for future land use development, community facilities and 
transportation, representing solutions to present problems and future opportunities.    


4. Plan Selection, wherein the most appropriate plan, i.e. the Guide Plan, is selected on the 
basis of adopted goals and objectives. 


5. Plan Implementation, the means by which the recommendations embodied in the Guide 
Plan are brought into reality. 


Community	Goals	and	Objectives	
The general concept of the Guide Plan is to provide for the needs of an ultimate City population 
of 45,000 39,638 persons.  General guidelines reflected in the plan are: 


1. To promote only physically compatible development embodying all safeguards necessary 
to preserve and enhance surrounding land use. 


2. To maintain the residential character of the City. 
3. To preserver Hilliard Road as a single-family residential street with no commercial 


intrusion. 
4. To foster clusters of alternating commercial and non-commercial uses on Detroit and 


Center Ridge Roads, building upon existing land use and zoning patterns. 
5. To encourage a hierarchy of unified shopping centers as an alternative to continuous strip 


commercial development. 
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6. To recognize the potentials associated with future Bassett-Stearns Road. 
7. To limit overall retail development to projected future need. 
8. To provide for necessary future community facilities sites, including schools, parks, and 


trails and fire stations. 
9. To plan all future streets so as to avoid undevelopable landlocked properties and assure a 


safe and efficient major street system. 
10. To encourage balanced fiscal operation through continued emphasis on properly located 


quality residential, commercial and industrial development. 
11. To encourage appropriate housing for the elderly as needs are perceived. 


Use	of	the	Plan	
The plan is a guide, not a blueprint, and as such it should be periodically reviewed and adjusted 
as the City develops and as conditions change.  It is intended that the plan will guide those where 
are currently, and who in the future, will be responsible for determining day-to-day and long-
range planning policy.  This Guide Plan and accompanying maps are to be used as a 
representation of the future development of Westlake. 


Therefore, it is hoped that this report will foster a better understanding of Westlake’s planning 
program by those private individuals and groups who are interested in the future of their 
community. 
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Chapter	2	‐	CONTEXT	FOR	PLANNING	
 


“The betterment of the quality of life for all citizens shall be the yardstick against which all plans 
are measured.” 


Westlake is a diversified city of approximately 32,729 (2010) population living in an area of 
more than 10,000 acres (15.93 square miles) located at the northwest edge of Cuyahoga County.  
Due to its relative distance outward from downtown Cleveland, this once prime agricultural area 
specializing in orchards and vineyards has only recently begun to experienced the growth forces 
of rapid suburbanization since the 1970s.  Now the area’s fastest growing suburban community 
with the largest available reserve of undeveloped land, Westlake’s attractiveness to development 
will continue to flourish with forthcoming completion of such important supportive facilities 
developments  as Crocker Road Park Phase III and the American Greetings World Headquarters 
West Shore Health Care Campus and City-wide sewer and water improvements. 


GEOGRAPHIC	FEATURES	
Most of Westlake is extremely flat, but evidence remains of former beach lines when Lake Erie’s 
shore was much further south than it is now.  These former beach lines are in the form of ridges 
– Middle Ridge, along Center Ridge Road, and North Ridge, along Detroit Road.  There are also 
three stream valleys running in a generally northern direction – Sperry Creek, Cahoon Creek and 
Porter Creek. 


Although Westlake is at the western edge of the county, it is only about eleven miles and 15 
minutes away from downtown Cleveland via Interstate 90.  Its major surface streets further tie 
the two cities together.  Three main radial routs from Cleveland – Center Ridge, Hilliard and 
Detroit – transect the City and two of these, Detroit and Center Ridge, are through routes 
between Cleveland and points in Lorain County.  Completed Interstate 90 will provides a direct 
tie into the interstate freeway system, coast to coast. 


The Norfolk and Western Railroad, along Westlake’s northern boundary, is another radial route 
from Cleveland.  This trackage is part of the railroad’s main line through Cleveland between 
Buffalo and Chicago.  Its location represents an important asset in the development of 
Westlake’s exclusive industrial area. 


Cleveland  Hopkins International Airport, serving a large area of northeast Ohio, is located less 
than five miles from Westlake.  In addition to the commercial passenger flights available, there 
are extensive facilities for air freight and corporate aircraft. 


EXISTING	LAND	USE	
The existing land use map (Map 1) indicates, in general, the extent and type of land use activity 
in the City.  Westlake is reaching buildout, with a majority of undeveloped parcels being five 
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acres or less or unused backlands of existing homes and businesses.  In the spring of 1977, about 
50% of the total land area of Westlake was committed to urban use.  Table 1 compares identifies 
the amount of land in various uses and the percentage of land developed in each general 
categories based on zoning for 1977 and 1980. 


Map	1	‐	Existing	Land	Use	Map1	
 


 


 


 


 


 


 


 


 


 


 


 


 


 


Table	1	‐	Land	Use	Acreage2	


Land Use  Acres  Percent 


Residential  5,428 54%


Business  562 6%


Office  442 4%


Industrial  829 8%


Public/Community/Open 
Space/Recreational/R.O.W  2,867 28%


10,126 100%


  


                                                            
1 Source: Cuyahoga County GIS 
2 Source: Westlake GIS 
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POPULATION	CHARACTERISTICS	
In addition to the character of the land and existing land use upon it, the present population of the 
city, as the base for all future growth, is an important planning consideration.  Following is a 
brief description of past trends and present characteristics based upon U.S. Bureau of Census 
2010 Data. 


Population	Growth	
The population of Westlake has increased from 15,689 31,719 in 1970 2000 to 19,483 32,729 in 
1980 2010.  This represents an substantial increase of 24 rather flat 3 percent for the decade.  
During the this period 1970-1980 moreover, the population increased by 3,794 1,010.  Table 2 
summarizes Westlake’s population grown from 1910 to 1980 2010. 


 


Table	2	–Population	Growth:	1910	‐2010	3	
   


                                                            
3 Source:  U.S. Census Bureau 
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Age	Distribution		
Age groups experiencing the greatest population in 1980 2010 were the 25 to 44 50 to 59 year 
group with 26 16.3 percent of the total population, the 45 to 54 over 70 year group with 12 14.3 
percent, and the 65 and over 40 to 49 year group with 13 14.8  percent.  (Table 3). 


 


Table	3	–1970	and	1980	2010	Age	Distribution	by	Selected	Age	Groups4 
 
 


 


 


Household	Size	 4	


The measure of average household size is obtained by dividing the total population living in 
households by the number of occupied dwelling units within the community.  In Westlake, this 
index has decreased from 3.43 persons per household in 1970 to 2.8 2.35 persons per household 
in 1980 2010.  This decline suggests the nationwide trend toward fewer children, the aging of the 
Baby Boomers Generation, and the appearance locally of apartment and condominium dwellings 
catering primarily to the needs of smaller households including the elderly.   


                                                            
4 Source:  U.S. Census Bureau 







Westlake Compiled Guide Plan 1984-2015 


Chapter 2 ‐ CONTEXT FOR PLANNING     Page 8 
 


 


Nativity	and	Race 5 


According to the 1980 2010 Census, the population of Westlake was 93 percent native born of 
native born parents.  The remaining 7 percent were classified as foreign stock, being either 
foreign born, or native born of foreign parentage.  Germans were the largest ethnic group, 
representing 20 percent of the foreign stock and ranking second were the United Kingdom, 
Czecholsovakia, Hungary and Italy, Asian and Pacific Islanders each constituting approximately 
8 percent of the foreign stock. the racial makeup of the city is 91.2% White, 1.6% African 
American, 0.1% Native American, 4.9% Asian, 0.1% Pacific Islander, 0.6% from other races, 
and 1.6% from two or more races. Hispanic or Latino of any race make up 2.5% of the 
population. 


Mobility 5 


The 1980 Census indicates that 7,936 persons, or approximately 43 percent of Westlake’s 
population, five years of age and older, move to their homes between 1965 and 1980.  The 
greatest number of new residents previously resided elsewhere within the Cleveland Standard 
Metropolitan Area (S.M.S.A.) which includes Cuyahoga, Lake, Medina, and Geauga Counties: 
the City of Cleveland accounted for 17 percent of all new residents, while 51 percent came from 
other parts of Cuyahoga County or the Cleveland S.M.S.A.  A total of 30 percent of the 
community’s new residents moved to Westlake from areas of the country outside of the 
Cleveland S.M.S.A. and 2 percent came from abroad.  The U.S. Census Bureau indicates that 
between 2009-2013, 90.1% of individuals were living in same house for 1 year & over, 11.2% 
were foreign born persons and 15.8 percent of persons over the age of 5 spoke a language other 
than English in the home.  


Labor	Force5 


In 1980 Between 2008-2012 Westlake’s potential labor force, consisting of all individuals 
sixteen years and over, amounted to 15,087 26,394 persons.  Out of this potential number, 9,014 
15,736 or 60 percent were actually in the labor force; the remaining 40 percent were primarily 
housewives homemakers, high school and college students, and the retired.  The unemployment 
rate in Westlake in 1980 during this period was estimated to be 1.6 3.53 percent of the labor 
force. 


Table 4 indicates the occupational composition of the labor force of Westlake in  1980.  The 
largest single category was the executive administrators group Educational Services, Health 
Care, Social Assistance, accounting for 19 26.51 percent of all employed.  The second largest 
category was the administrative support, clerical groups Professional, Scientific, Management, 
Administrative, Waste Management Services with 18 14.69 percent of all employed.   The third 
                                                            
5 U.S. Census Bureau 
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largest category was the professional/technical group Manufacturing, representing approximately 
16 12.93 percent of the City’s total work force. 6 


Table	4	–	Occupational	Composition	of	the	Labor	Force:	1980		
 


Occupation  Number Percent 


Construction  518 3.29%


Manufacturing  2,034 12.93%


Wholesale Trade  525 3.34%


Retail Trade  1,654 10.51%


Transportation, Warehousing, Utilities  401 2.55%


Information  346 2.20%


Finance, Insurance, Real Estate, Rental, Leasing  1,434 9.11%


Professional, Scientific, Management, Administrative, Waste 
Management Services 


2,311
14.69%


Educational Services, Health Care, Social Assistance  4,171 26.51%


Arts, Entertainment, Recreation, Accommodations, Food Services  1,241 7.89%


Public Administration  542 3.44%


Other Services, Except Public Administration  559 3.55%


Total Civilian Employed, 16 Years and Over  15,736 100%


 


Income	
According to the U.S. Census Bureau, the 1980 2009-2013 median family income for Westlake 
was $30,720 $76,358.  This was significantly higher than the $22,072 2008-2012 median family 
income of Cuyahoga County of $43,861 as a whole7.   


Place	of	Employment	
Approximately 47 percent of the labor force worked in suburban Cuyahoga County including 
Westlake.  Approximately 38 percent of the labor force commuted daily to the City of Cleveland.  
For one out of every five who did, their destination was Cleveland’s central business district.  
Approximately 12 percent of all employed persons worked outside of Cuyahoga County, 
typically in adjoining Lorain County.   


Westlake has an estimated daytime population of 39,537 which is an increase of approximately 
6,808 non-residents (17 percent) over the resident population of 32,729. A total of 27 percent of 
residents work in Westlake and 73 percent work outside of the City8.   


                                                            
6 Downloaded from www.usa.com/cuyahoga‐county‐oh‐income‐and‐careers.htm on 2/11/15  
7 Downloaded from www.usa.com/cuyahoga‐county‐oh‐income‐and‐careers.htm on 2/11/15  
8 U.S. Census Bureau American Community Survey 2006‐2010 and 2010 Resident Population 
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Ninety-four Commuting to work by car, truck or van was the means of transportation for 92.33 
percent of all employed persons, traveled to and from work by automobile, 2 1.48 percent used 
public transportation and an additional 3.74 percent worked at home.  Another 3 2.45 percent 
were unclassified commuted by walking or other means of transportation. 
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Chapter	3	–	RESIDENTIAL	PLAN	
 


“To maintain the residential character of the City.”  To encourage appropriate housing for the elderly as 


needs are perceived.” 


Introduction	
The purpose of this chapter is to recommend future residential development for the City of Westlake 


based upon consideration of land use compatibility and remaining residential capacity.  The population 


projection developed in this report corresponds with retail development recommended in the Retail 


Business Plan (Chapter 4) to achieve a viable communitywide balance between the demand and supply 


for goods and services. 


Residential	Setting	
The atmosphere for residential development in Westlake is favored by the City’s outlying location in 


Cuyahoga County which has safeguarded the City from the development pressures of the 1950’s and 


1960’s.  Having arrived later on the scene, the City has benefitted from the experience of other more 


developed suburbs and has been able to upgrade lot requirements and other residential criteria well in 


advance of the onset of current development interest.  This current interest, moreover, comes at a time 


when new housing, in general, tends toward larger, more comfortable units offering more built‐in 


conveniences, energy efficient systems and state‐of‐the‐art construction techniques. 


Achieving	Balanced	Development	
The effect of single family and multifamily development in the Residential Plan is necessary and far 


reaching in terms of providing a variety of housing types and reducing the imbalance between supply 


and demand for retail goods and services caused by the present excess of approximately 100 acres of 


commercial zoning in Westlake and in neighboring communities, particularly in Loraine County. 


As indicated in Table 5, the Residential Plan works two ways to affect a viable balance between retail 


supply and demand: first, through a reduction in retail supply by physically substituting residential land 


uses in place of potential excess retail development; and, second, through the augmentation of retail 


demand through accompanying increases in the resident population.  By far, residential development’s 


greatest strides toward balance retail development accrue through reductions in supply.  Each acre of 


single family development, for example, reduces retail supply by 34 times the amount by which it 


increases demand.  Only in the multifamily categories do population increases per se contribute 


significantly on a per acre basis to the balancing of retail demand and supply. 
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Table	5	–	PER	ACRE	AFFECTS	OF	RESIDENTIAL	ALTERNATIVES	ON	RETAIL	SUPPLY	AND	
DEMAND	
 


Alternatives  Population Per Acre  Increase in Demand*  Reduction in Supply** 


Single Family  8 6.6  320 264 s.f.  10,900 s.f. 


Townhouse  30 11  1,200 440 s.f.  10,900 s.f. 


Garden  43 32  1,700 1,280 s.f.  10,900 s.f. 


Over 3 Stories  63 52  2,500 2,080 s.f.  10,900 s.f. 


* 40 s.f. per person as indicated in Cuyahoga Business Study. 
** Assumes 20 percent of building cover or 10,900 s.f. retail floor space per acre of development. 
 


Factors	Influencing	Residential	Development	
Detailed land use studies indicate that the following factors will be the most significant in affecting 
residential development: 
 


Planned	Housing	Types	
A qualitative measure of the potential housing supply which is controlled by zoning through the 
establishment of areas which may be limited to particular dwelling types, i.e., single‐family, two‐family, 
Planned Unit Development (P.U.D.), or one of the several multifamily classifications. 
 


Planned	Residential	Densities	
A measure of the number of housing units that can be accommodated on a given area of land, and 
usually expressed as the number of housing units per acre. 
 


Provision	of	Public	Facilities	
The timing of development should be related to the provision of public facilities as well as the relative 
costs and densities involved.  Where there is a lack of storm sewers, sanitary sewers, public water 
supply, streets, schools, police and fire protection and other services, a temporary limitation to 
residential development results. 
 


Patterns	of	Property	Ownership	
Size and configuration of separately owned parcels of land affect the amount, type and rate of 
development for residential use.  Developers may be required to assemble several parcels of land to 
allow for a new local street to provide access for single‐family or multifamily uses.  Where long, narrow 
strips or “bowling alley” lots exist, assembly will be required before development of the unused rear 
portions of these lots can be accomplished. 
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Physiographic	Characteristics	
Physiographic characteristics of the land are generally the primary factors affecting its capacity to 
accommodate development.  These characteristics include topography, water courses and steep slopes.  
The effects of excessive topography are no problem in Westlake.  The City’s relative flatness, on the 
other hand, does present drainage problems.  The retardation retention basin system proposed by 
Woodruff, Inc. is designed to eliminate those drainage problems9.   Further analysis of the City’s 
stormwater will be completed by in 2015 by the City’s consulting engineer, R.E. Warner. 


Housing	Market	
The type, quality and number of new dwellings units to be built in Westlake and the rental or purchase 
rate of those units is directly related to the housing demand and supply in the metropolitan area.  
Changes in the supply or demand in the County’s suburban communities have a direct impact on 
Westlake.  The December 1971 housing stock analysis by the Regional Planning Commission indicated 
that approximately half of all new housing units constructed in suburban Cuyahoga County between 
1960 and 1969 were multifamily units.  Approximately half of today’s new multifamily units increased 
nearly 150 percent from 28,000 to about 69,000, while total single‐family housing units increased only 
37 percent from 226,000 to about 308,000.  Of the 14,843 housing units in 2010, the homeowner rate 
was 73.9% and 32.5% of the units were in multi‐unit structures. 


Multifamily	Development	
During the past two decades, multifamily living has increasingly become the way of life for millions of 
Americans.  The established popularity of multifamily living is indicated by the fact that apartments and 
condominiums now account for nearly half of total national dwelling unit construction.  Moreover, in 
spite of the high level of apartment construction, demand still outpaces supply.  Indeed, in many 
metropolitan areas new apartments experience full rental before construction reaches completion. 
Multifamily development has rebounded from the “Great Recession” and as of the summer of 2014 
multifamily housing starts equal those prior to 2006.    In fact, multifamily housing is out pacing single 
family construction starts that are still well below their 2006 peak numbers.  While much of the larger 
tracts of land suitable for subdivisions have been developed many properties slated to be converted to 
multi‐families, such as along Center Ridge Road, are still vacant or single family uses.10  
 


The	Case	for	Apartment	and	Condominium	Living	
Much of the popularity of apartment living is the direct result of significant changes in the composition 
of the American population, i.e., growing numbers of young, mobile citizens (22‐34 years old, 
Millennials) requiring less permanent living arrangements, and increasing numbers of older, but not 
necessarily retired, (Baby Boomer) citizens desiring minimal upkeep and maintenance.  In a similar 
manner, the nationwide birth rate decline has heightened the appeal of apartments and condominiums 
to American Families in all stages of their development: smaller average family size furthers the 
desirability of apartment or condominium living as an alternative to detached single family dwellings.  
Additionally, apartments have become a “…favored investment as occupancy reached high levels and 
rents increased as home‐ownership declined due to foreclosures.11”   
 


                                                            
9 The “Drainage Study for the City of Westlake” prepared by Woodruff, Inc., May 1978 
10 Downloaded from CFA Institute: http://blogs.cfainstitute.org/investor/2014/09/03/multifamily‐housing‐is‐
booming‐and‐it‐doesnt‐look‐like‐a‐bubble/ on 2/12/15 
11 Crain’s Cleveland Business 6/22/15‐6/28/15.4 
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Westlake’s	Multifamily	Potential	
The City of Westlake possesses many locational advantages which enhance the City’s apartment 
potential.  Commuters will find the City’s close proximity to interstate highways a strong incentive for 
residing here.  All segments of the rental market, moreover, will be attracted to the City by St. John’s 
Medical Center West Shore Hospital and Health Care Campus and quality unified office parks and 
shopping centers, such as the Crocker Park mixed use development area.  The City’s other locational 
advantages are its proximity to Cleveland Hopkins International Airport, the Ohio Turnpike, employment 
opportunities, and a variety of public and private recreational facilities. 
 


Multifamily	Location	within	the	City	
The generalized multifamily locations indicated in the Residential Plan were determined through careful 
consideration of pertinent site planning principles.  Among the site qualifications considered essential 
for future apartment multifamily development were: 
 


1. A buildable site of no less than 1 to 5 acres, depending upon the multifamily district, with at 
least 150 feet of frontage; 


2. Close proximity to major traffic arteries and public transportation; 
3. Location consistent with the achievement of a logical clustering of compatible land uses. 


 


Quantitative	Aspects	
On the basis of the above criteria, proposed multifamily locations were designated for the various 
multifamily types.  Table 6 indicates the physical characteristics of each type. 
 


Table	6	–	PHYSICAL	CHARACTERISTICS	OF	MULTIFAMILY	TYPES	DENSITIES		
 


Multifamily 


Classification 


Stories  Maximum Density 


(units per acre) 


Method of Construction 


Townhouse  1‐2  11 6   Bearing Wall 


Garden Apartment 


(3 Stories or Less) 


1‐3  14.5 ‐ 18  Bearing Wall 


Apartment (Over 3 


Stories) 


4‐10  20– 29 30  Concrete or Steel Frame 


 


Traffic	Reduction	
Residential alternatives to excess retail development also generate fewer auto trips per acre, thereby 
reducing potential traffic and congestion.  The magnitude of this reduction is noted in table 7, which 
summarizes the daily trips generated by various types of residential uses. 
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Table	7	–	DAILY	TRIP	GENERATION	BY	RESIDENTIAL	TYPE	12	
 


Residential Type  Trip Origins per Unit  Maximum Units per 


Net Acre 


Daily Trips per Gross Acre 


Single Family  4 9.55  2.2  9 21.01 


Townhouse  3 5.86  11.0 6  33 35.16 


Garden Apartment  3 6.47  18.0  54 116.46 


Over 3 Stories  3 6.47  30.0 29  90 187.63 


 


Residential	Planned	Unit	Development	
Residential planned unit development offers flexibility in development criteria in return for better 
design and, frequently, a mixture of housing types.  An ideal location for possible application of the 
planned unit development concept is the Western Reserve site west of Cahoon Road, where three 
multifamily housing types, including elderly housing, were recently proposed without exceeding 
permitted overall density limitations.  Any other residential area of 30 acres or more not less than 25 
acres of contiguous property with access to at least one arterial street may also be considered, whether 
all single family, all multifamily or a combination of both.  Since the planned unit development concept 
does not change density overall, its use or non‐use will not affect overall plan recommendations.  
Because of its design advantages, however, it should be encouraged wherever possible. 
 


Nursing	Homes,	Skilled	Care,	and	Assisted	Living	Facilities	Elderly	Housing	
There are numerous nursing homes, skilled care and assisted living facilities in Westlake such as,  
Existing and proposed elderly housing developments are shown on the plan, including Mattie Maran’s 
“Our House,” and the Hospice of the Western Reserve complex west of Cahoon Road,  Rae Ann 
Suburban and Westlake, the Belvedere of Westlake and the Lutheran Home of Concord Reserve.  
Additional elderly housing is facilities are especially recommended for the vicinity of the future West 
Shore Health Care St. John Medical Center.  Any other indicated multifamily area close to shopping and 
community facilities could also be considered for elderly housing as long as the density and height 
limitations suggested in the Residential Plan are abided by. 
 


Determination	of	Residential	Capacity	
Residential capacity at full development was may be determined by adding existing residential 
development to recommended additional development.  The latter was may be determined by the 
availability of suitable vacant land after allowance was made for future community facilities, recreation 
areas and retention basins.  The resultant acreages, by dwelling type, were are then factored by the 
density and family size assumptions in Table 8 to arrive at total units and population at full development 
in accordance with the Residential Plan recommendations.   


                                                            
12 Downloaded from http://www.ohio.edu/people/hermanl/ce361/Trip%20Gen‐Nchrp_365.pdf on 2/12/15 
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Table	8	–	DENSITY	(UNITS/ACRE)	AND	AVERAGE	FAMILY	SIZE	ASSUMPTIONS	BY	DWELLING	
TYPE	
 


Assumption  Single Family  Townhouse  Garden  Over 3 Stories 


Max. Units/Acre  2.2  11.0 6  18.0  30.0 29 


Family Size  3.0 2.59  2.2 1.79  2.2 1.79  2.2 1.79 


Residents Per Acre  6  11  32  52 


 


Residential	Plan	Summary	
Table 9 summarizes the projected housing units residential acreage recommendations presented in the 
Guide Plan through full development 2020.  The corresponding dwelling unit and population estimates 
are based upon the density and average family size assumptions discussed above.  Table 9 also presents 
a similar summary for the year 1990 showing a projected population of 26,134 persons.  This projection 
was based on the assumption of a somewhat decreased rate of growth over the next decade.  The 
corresponding dwelling unit projections show a transition between present and ultimate housing unit 
make‐up. 


Table	9	–	CHARACTERISTICS	OF	EXISTING	AND	PROJECTED	RESIDENTIAL	INVENTORIES	IN	
ACCORDANCE	WITH	THE	RESIDENTIAL	PLAN13	
 


    Decade 
Change 


Owner  Tenancy 
Renter 


Vacancy 


Year  Total Housing 
Units 


No.  Pct.  No.  Pct.  No.  Pct.  No.   Pct. 


1960  3794  ‐  ‐  ‐  ‐  ‐  ‐  ‐  ‐ 


1970  4522  728  19.2  3863  8504  609  13.5  48  1.1 


1980  7222  2700  59.7  5423  7501  1367  18.9  432  6.0 


1990  11014  3792  52.5  7702  69.9  2560  23.2  752  6.8 


2000  13691  2677  24.3  9595  70.3  3231  23.7  822  6.0 


2010  15800  2100  15.0  11100  70.3  3750  23.7  950  6.0 


2020  17650  1850  11.7  12410  70.3  4180  23.7  1060  6.0 


 


 


 


                                                            
13 U.S. Census Bureau, 2004 G.P. Draft: Westlake Planning Department and Northstar Planning 
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Chapter	4	–	RETAIL	BUSINESS	PLAN	
 


“To foster clusters of alternating commercial and noncommercial uses on Detroit and Center Ridge 
Roads, building upon existing land use and zoning patterns.” 
 
“To encourage a hierarchy of unified shopping centers as an alternative to continuous strip commercial 
development.” 
 


Introduction	
The purpose of this chapter is to recommend future retail land use for the City of Westlake through full 
development based upon an ultimate population of approximately 45,000 39,638 persons as derived in 
the Residential Plan.  Ultimate retail provision has been set at approximately 425 acres in the basic 
General Business, Shopping Center and Office District classifications. 
 


Present	Development	
Table 10 summarizes existing retail development in Westlake, based upon information contained in the 
Cuyahoga County Auditor’s “Field Survey Card File”, the 2009/2010 Commercial and Industrial Analysis: 
Westlake and Surrounding Communities and actual on‐site field survey.  The information is given in 
terms of seven major retail categories.  Table 11 lists typical establishments found in each category. 
 


Table	10	–	RETAIL	BUSINESS	INVENTORY	14	
 


Retail/Office Categories  # of Establishments  % Change 
1994‐2009 1977  1994  2009 


Food/Convenience 
Goods/Services 


91  171  196  15% 
 


Shopping Goods  31  47  99  111% 


Automobile  32  31  35  13% 


Amusements  2  9  16  78% 


Other Retail/Services  10  31  85  174% 


Office Space  37  156  542  247% 


Subtotal – Occupied 203  445  973  119% 


Vacant Retail  ‐  28  54  93% 


Vacant Office Space  ‐  27  66  144% 


Subtotal Vacant 14  55  120  118% 


Total 217  500  1,093  119% 


   


                                                            
14 1984 Guide Plan; 2009/2010 Commercial and Industrial Analysis: Westlake and Surrounding Communities 







Westlake Compiled Guide Plan 1984-2015 


Chapter 4 – RETAIL BUSINESS PLAN     Page 18 
 


Table	11	–	CLASSIFICATION	OF	RETAIL	ESTABLISHMENTS	15	
 
Category  Type Code  Classification  Typical Establishments 


(A) 


Convenience 
Goods and 
Services 


A1  Supermarkets  Supermarkets  


A2  Other Food 
Delicatessen; convenient foods; small grocers/specialty foods: meat, poultry, 
fish, produce markets; bakers; candy, nut stores; dairy products stores; 
beverage stores 


A3 
Food & Drinking 


Service 
Restaurants; fast food; cafeterias; sandwich, donut shops; coffee shops; 
tavern, liquor; catering companies; pizza shops; ice cream shops 


A4  Health/Drugs  Vitamin, drug, discount drug stores 


A5 
Other Convenience 


Goods 


Hardware, paint, wallpaper stores; flower shops; new/used record, 
music/video stores; key shops; card, gift shops; new/used bookstores; 
stationary shops; craft & fabric stores; beauty supply stores; cigar shop; sports 
cards; candle stores 


A6 
Convenience 


Services 


Beauty salon incl. nails, tanning & hair; barber shops; massage;  watch, shoe 
repair; dry cleaners, tailors; laundromats; photo studios; appliance & 
household repair; travel agencies; tattoo parlor; cash advance; psychic advice; 
dog grooming  


(B) 


Shopping Goods 
and Services 


B1  Department Stores 
Large retail store with an extensive assortment of goods organized into 
separate departments (higher quality) 


B2 
Other General 
Merchandise 


Discount, junior department, variety stores; thrift/resale shops


B3  Clothing and Shoes 
Men's, ladies', children's wear stores; shoe stores; millinery, fur and bridal 
shops; tuxedo rental stores; clothing consignment shops 


B4 
Other Shopping 


Goods 


Yard goods, garden/nursery center; sporting goods, bike shop; photo 
equipment, musical instruments, jewelry stores; pet shops; toy/hobby stores; 
wireless phone stores; retail office supply stores; art galleries; electronic game 
stores 


B5 
Furniture & Home-


Related 


Furniture; home improvement; appliances; carpeting; radio, TV, stereo stores; 
kitchen, bath accessories; lamp stores; computer sales & accessories; 
antiques, rent-to-own; mattresses; pool supply stores; draperies 


(C) 


Automobile 
Sales, Parts and 


Service 


C1  New Auto Sales 
New car dealerships; used car lots directly adjacent to and part of new car 
dealerships; motorcycles 


C2  Used Auto Sales Used car lots


C3  Auto Parts Sales Auto parts stores; tires, batteries & accessories 


C4 
Auto Service & 


Repair 


Auto repair garages other than gasoline service stations; auto body shop; 
free-standing/independent car wash; automobile detailing and customizing; 
lawn mower shops 


C5  Gas Stations 
Gasoline service stations, with or without attached car washes, convenience 
store and/or repair facilities 


C6  Other Automotive Auto rental; taxi cab & limousine service; towing; boats, RV’s 


(D) 


Commercial 
Amusements 


D1 
Enclosed 


Amusements 
Indoor movie theaters; auditoriums; bowling alleys; billiard parlors; roller/ice 
skating rinks; racquet clubs; health clubs & fitness centers 


D2 Social Halls Dance halls; private/semi-private social halls; lodges; banquet rooms 


D3  Outdoor Amusements 
Golf courses; marinas; campgrounds; drive-in theaters; country clubs; riding 
stables; other outdoor commercial recreation 


(E) 


Other Retail 


E1  Hotels, etc. Hotels, motels, tourist courts & lodging 


E2  Funeral Homes  Funeral homes 


E3  Animal Hospitals  Animal hospitals; Animal boarding and kennels 


E4  Instruction Schools 
Dance studios; music instruction; beautician, barber schools; driving 
instruction; storefront fitness/personal training; martial arts; weight loss; yoga 
and other instruction 


                                                            
15 2009/2010 Commercial and Industrial Analysis: Westlake and Surrounding Communities 







Westlake Compiled Guide Plan 1984-2015 


Chapter 4 – RETAIL BUSINESS PLAN     Page 19 
 


Category  Type Code  Classification  Typical Establishments 


E5  Business Services 
Photocopying, mail house; print/sign shop; linen/uniform supply stores; 
security; retail equipment rentals; delivery services; call centers; maid 
services; computer repair, sound/motion picture studios 


E6 
Misc. & Unidentified 


Retail 
Retail establishments of a unidentified or miscellaneous use, e.g. daycare 
center 


(F) 


Vacant Retail 


F1  Existing Vacant  Vacant retail stores/floor space 


F2 Incomplete Vacant Retail floor space under construction 


 


Retail	Floor	Space	Per	Person	
 
Also required in an analysis of overall future retail need is an awareness of per person retail 


requirements.  Table 12 summarizes countywide business surveys which indicate that retail floor space 


in suburban western Cuyahoga County and eastern Lorain County approximates  40 51.6 square feet per 


person.  (Table 11 indicates store types in each category.)  If we apply current figures this 40 51.6 square 


foot ratio is likely to retain its validity in the future as broader consumer buying demand is offset by 


improved retail space utilization.  For planning purposes, therefore, it is reasonable to assume that a 


maximum of 40 51.6 square feet per person fairly represents a balance between consumer demand and 


viable commercial supply, present and future. 


Table	12	–	COMMERCIAL	FLOOR	SPACE	(SQ.	FT.)	PER	PERSON	16	
 


Retail Category 


Total Sq Ft in Inventory  SF per person 


1995  2009  % Change  1995  2009  % Change 


Food, Convenience 


Goods/Services 
3,421,883  3,808,389  11.3%  21.3  19.9  ‐6.6% 


Shopping Goods  3,459,996  6,073,314  75.5%  20.6  31.7  54.1% 


Convenience and 


Shopping Total 
6,881,879  9,881,703  43.6%  41.9  51.6  23.2% 


Automobile  787,922  1,436,760  82.3%  4.9  7.5  53.2% 


Amusements  713,799  1,422,002  99.2%  4.4  7.4  68.9% 


Other Retail/Services  959,298  2,227,065  132.2%  6.0  11.6  94.0% 


 


Primary	Trade	Area	17	
As indicated earlier, Westlake’s primary trade area for purposes of projecting future retail floor space 
needs was considered to be a much larger trade area than the Westlake resident and daytime, non‐
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resident working population proper and the surrounding communities of Avon, Avon Lake (both 
relatively undeveloped) and Bay Village which, although nearly fully developed, has very limited retail 
capacity.  Other surrounding communities (North Olmsted, Rocky River and Fairview Park) were not 
included in Westlake’s Primary Trade Area because of their very well developed local retail base and 
proximity to Westgate and Great Northern Mall. 
 
Map 2 illustrates the generalized trade area for Westlake’s retail and commercial businesses.  One‐mile, 
three‐mile and five‐mile rings using Crocker Park as the center are depicted to show the geographic 
reach of different types of retail businesses within each radial.  The one‐mile radius, typical of a gas 
station’s trade area, encompasses just a small section within the heart of Westlake, while a three‐mile 
radius, typical of a grocery store’s trade area, encompasses most of Westlake and Bay Village and the 
northern section of North Olmsted.  A five‐mile radius, which is the draw for many specialty stores, 
encompasses western Cuyahoga County communities and the eastern half of the city of Avon as well as 
a portion of North Ridgeville and Avon Lake.   
 


Map	2	–	Generalized	Analysis	of	Trade	Area,	City	of	Westlake/Crocker	Park		
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Basic	Retail	Potential	18	
Tables 13 through 16 (AUTHOR’S NOTE – THESE 4 TABLES ARE CONSOLIDATED INTO TABLE 13) sets forth 
basic  retail need or surplus (General Business, Shopping Center and Office Districts) determined for 
each community in Westlake’s Primary Trade Area for the year 2000 and full development, based upon 
each community’s projected population and shopping habit assumptions, for each major retail category.  
The shopping habit assumptions are estimates as to what percent of total basic purchases will be made 
in Westlake as opposed to retail areas in other municipalities.  The calculations in Table 13 indicate that 
there is more retail and commercial floor area than can be supported by Westlake residents alone.  Four 
of the retail/commercial categories have a surplus of floor area, with Other Retail Services having the 
largest surplus with approximately 499,200 to 552,000 square feet.  The primary retail combined 
categories of Convenience and Shopping have an estimated surplus of 475,500 to 692,400 square feet, 
with a significant surplus of 402,000 to 433,000 square feet of Food/Convenience Goods & Services floor 
area.  The Automotive category shows the only deficit in floor area, between 104,000 and 331,000 
square feet, suggesting that Westlake residents must travel outside the City to purchase automotive‐
related goods and services.   
 
Given the variety of convenience and comparison shopping goods offered by local retailers, it is not 
surprising to find that Westlake has more retail floor area than is needed to serve its own residents and 
therefore is attracting consumers and retail dollars from beyond the City, meaning that Westlake 
retailers serve as a regional market.  It also indicates that Westlake’s retail is susceptible to competition 
from outside of the City, such as newly developed commercial areas in Lorain County.   
 


Table	13	–	WESTLAKE	TRADE	AREA	POPULATION	DETERMINATION	OF	COMMUNITY	FLOOR	
SPACE	REQUIREMENTS	TOTAL	RETAIL/COMMERCIAL	FLOOR	AREA	BY	CATEGORY	SUPPORTED	
BY	WESTLAKE	HOUSEHOLDS	IN	2009			
 


Retail/Commercial Category  


2009


Westlake 


Inventory Floor 


Area 


Total Sq Ft supported by 


Westlake Households 
Total Surplus/Deficit Sq Ft 


Low Sales Value High Sales Value Low Sales Value High Sales Value 


Food/Convenience Goods & Services 870,254  468,026  437,032  402,228  433,222 


Shopping Goods 805,225  731,927  546,018  73,298  259,207 


Convenience and Shopping Total  1,675,479  1,199,953  983,049  475,526  692,430 


Automotive 258,420  589,673  362,594  (331,253)  (104,174) 


Amusements/Entertainment 466,063  201,324  201,324  264,739  264,739 


Other Retail Services 796,552  297,331  244,499  499,221  552,053 
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Total	Basic	Potential	
Table 14 summarizes the total square foot floor area requirements for Westlake’s  and surrounding 
communities community primary trade area at full development assuming the shopping habit 
assumptions in the preceding analysis. 


Table		14	–	SUMMARY	OF	WESTLAKE	PRIMARY	TRADE	AREA	RETAIL	REQUIREMENT	AT	FULL	
DEVELOPMENT	BY	MAJOR	RETAIL	CLASSIFICATIONS	DEVELOPMENT	POTENTIAL	AT	BUILD‐OUT	
BY	GENERALIZED	ZONING	DISTRICT19	
 


Community  Convenience  Shopping  Office  All other  Total 


Avon  101,000  209,000  105,000  105,000  520,000 


Avon Lake  37,000  119,000  60,000  49,000  265,000 


Bay Village  137,000  145,000  75,000  91,000  448,000 


Westlake  427,000  399,000  216,000  290,000  1,332,000 


PRIMARY TRADE  702,000  872,000  456,000  535,000  2,565,000 


Regional Factor  ‐  192,750  ‐  ‐  192,750 


TOTAL NEEDS  702,000  1,064,750  456,000  535,000  2,757,750 


 


  Westlake  Westlake and Surrounding Communities* 


Generalized Land Use/Zoning District  Total at Build‐Out  Total at Build‐Out 


Retail/Business  3,884,848  25,220,923 


Office  4,353,626  11,798,743 


Industrial  7,874,634  45,696,511 


Mixed Use  899,650  1,116,058 


Total  17,012,757  83,842,235 


* Avon, Avon Lake, Bay Village, Rocky River, Fairview Park, N. Olmsted, and North Ridgeview 


 


Acreage	Determination	
Assuming an average 21 percent building coverage, the nearly four million square feet of floor area 


required translates into approximately 425 acres of retail at full development, excluding recreation 


business, interchange services and regional office needs.   


In order for this 425 acre figure to be useful for planning purposes it must be assigned to the three 


zoning districts in which basic retail development is likely to occur: General Business, Shopping Center 


and Office.  Since these zoning districts do not directly correspond to the major retail classifications used 


to determine required floor space throughout this analysis, it was necessary to assume a relationship 


between them (table 15). 


Table	15	–	RELATIONSHIP	BETWEEN	MAJOR	CITY	OF	WESTLAKE	BUSINESS	DISTRICTS	AND	
MAJOR	RETAIL	CLASSIFICATIONS	
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  Component Major Retail Classifications 


Westlake District  Convenience  Shopping  Office  All other 


General Business  30%  40%  ‐‐  30% 


Shopping Center  25%  55%  15%  5% 


Office District  ‐‐  ‐‐  100%  ‐‐ 


 
Through use of the conversion factors in Table 15 it is possible to test the ability of any combination of 


general business, shopping center and office zoning totaling 425 acres to achieve the desired floor space 


mix previously set forth in Table 14.  This was done for several combinations with the finding that the 


assignment which most closely corresponded to the desired floor space mix while minimizing excess 


strip development was 125 acres of Shopping Center district, 250 of General Business and 50 acres of 


office district.  Table 16 shows that this combination of zoning districts corresponds closely (within 9 


percent) to the desired floor space mix previously set forth. 


Table	16	–	COMPONENT	ANALYSIS	OF	ULTIMATE	BASIC	425	ACRE	RETAIL	NEED	IN	
ACCORDANCE	WITH	THE	1985	GUIDE	PLAN	
 


Ultimate Retail District 
  


  Component Major Retail Classifications   


Acres  Convenience Shopping  Office  All Other  Total 


 All  425  989,000 1,555,000 656,000 758,000  3,958,000


Shopping  Center  125  313,000 688,000 187,000 62,000  1,250,000


Balance  300  676,000 867,000 469,000 696,000  2,708,000


General Business  250  750,000 1,000,000 ‐ 750,000  2,500,000


Balance  50  74,000 133,000 469,000 54,000  198,000


Office District  50  ‐ ‐ 500,000 ‐  500,000


Balance  ‐  +74,000 +133,000 +31,000 +54,000  +302,000


Variance  ‐  7% 9% 5% 7%  8%


NOTE:  Assumes 10,000 S.F. floor area per acre of retail use. 


 


Other	Retail	Potential	
Not included in the analysis above are Recreation Business and Interchange Services which are either 
not intensely developed (golf courses, for example) or are outside of a fixed population approach to 
determining future retail needs (example: interchange services oriented toward interstate usership).  
These two This categoryies of retail, rather, have has been fairly consistent with existing zoning which, in 
the case of Interchange Services, appears to be adequate through full development and, in the case of 
Recreation Business, are almost necessary to consider as the need arises. 
 
While the preceding analysis did determine a normal complement of office uses for Westlake’s 4‐
community Primary Trade Area based upon projected local area population, consideration was not given 
to Regional Offices which, like Interchange Services, are not amenable to a fixed population approach.  
Like Interchange Services or Industrial development, Regional Office concentrations have specific 
locational requirements not found in all communities.  Since these requirements (good freeway 







Westlake Compiled Guide Plan 1984-2015 


Chapter 4 – RETAIL BUSINESS PLAN     Page 24 
 


exposure and accessibility, quality community image and employee resource pool and a full array of 
complimentary shopping, lodging, meeting and reservation facilities) are possessed by Westlake to a 
high degree, it can be expected that Westlake will continue to experience considerable Regional Office 
development in the future.  This desirable likelihood has been anticipated in the Guide Plan by the 
designation of approximately 100 acres of office development over and above the normal compliment 
required by Westlake’s 4‐community Primary Trade Area.   
 
According to a NAIOP Research Foundation report, office tenants prefer amenity‐rich, walkable, mixed‐
use (vibrant) centers over single‐use office parks by a margin of 83 percent to 17 percent respectively20.  
The study suggests “a clear preference for suburban vibrant centers over typical single‐use suburban 
office environments, and demonstrates that office properties in suburban vibrant centers are 
outperforming those in typical single‐use suburban office areas on almost all metrics.”  This fares well 
for office developments in and near Crocker Park and other office developments in Westlake that are 
located in close proximity to complimentary business uses. 


Summary	of	Business	Recommendations	
Based upon the above considerations, the Guide Plan Map, in accordance with the 1985 Guide Plan and 
1991 revisions, incorporates approximately 425 acres of basic retail business at full development, 
assuming a 4‐community primary trade area, major office potential and a local ultimate population of 
approximately 60,000.  Table 17 summarizes recommendations for all retail classifications, indicating 
both existing and ultimate acreages for each category.    It should be noted that this number will need to 
be calibrated to reflect commercial development in North Olmstead and Avon summarized in Table 17.  
These shopping centers are located within the ten minute drive time identified in Map 2 and represent 
3.7 million square feet of retail area, exclusive of smaller strip centers and stand‐alone commercial 
businesses.  The high amount of retail space per capita and flat population growth in the region, along 
with changing shopping habits (internet sales), are likely to impact the viability of additional commercial 
development within Westlake and the trade area as a whole.  The business zoning in Westlake pre‐dates 
much of this development and should be calibrated based on future needs which may reduce the 
aforementioned 425 acres somewhat in order to maintain a critical mass of retail businesses.  To this 
end, the City should update the 2009/2010 Commercial and Industrial Analysis: Westlake and 
Surrounding Communities study with a focus on right‐sizing the amount of land required for business 
uses. 


Table	17	–	SUMMARY	OF	RETAIL	BUSINESS	RECOMMENDATIONS	REGIONAL	SHOPPING	
CENTERS	21		
 


  Total retail 
area (S.F.) 


Total 
number of 
stores 


Anchor Tenants  Year 
Opened 


Owner 


Great 
Northern 
Mall 


1,228,969  125  Dillard’s, JCPenney, Macy’s, Sears, 
Dick’s Sporting Goods, Regal Cinemas 


1976  Starwood 
Retail 
Properties 


Crocker Park  1,000,000   74  Dicks’ Sporting Goods, Barnes & Noble,  2004  Crocker Park 


                                                            
20 Preferred Office Locations: Comparing Location Preferences and Performance of Office Space in CBDs, 
Suburban Vibrant Centers and Suburban Areas, NAIOP, Commercial Real Estate Development Association.  
Downloaded from http://www.naiop.org/preferredofficelocations on 3/9/15 
21 Crain’s Cleveland Business, March 16‐22, 2015, Vol. 36 No. 11. 
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  Total retail 
area (S.F.) 


Total 
number of 
stores 


Anchor Tenants  Year 
Opened 


Owner 


(prior to 
Phase 3) 


H&M, Urban Outfitters, Arhaus  LLC 


Avon 
Commons 


779,818  37  Heinen’s, Home Depot, Kohl’s, Target, 
Costco 


2000  First Interstate 
Properties LLC 


Great 
Northern 
Plazas 


669,417  39  Home Depot, Burlington coat Factory, 
Marc’s, Jo‐Ann Fabric and Craft, Best 
Buy, Bed Bath & Beyond, K&G 
Menswear, DSW, PetSmart 


2006   


 


Shopping	Center	Component	
The Guide Plan recommends a hierarchy of shopping centers throughout the City proposed as a 


substitute for unchecked strip commercial development and its attendant problems (disarray  of signs 


and architecture, nonfunctional parking, traffic hazard and congestion and marginal retail uses).  Table 


18 summarizes the four types of centers in this hierarchy ranging from small Mini‐Business Centers to a 


full Major Shopping Mall.  It should be noted that centers upward in this hierarchy typically encompass 


functions of those center types listed below it. 


Table	18	–	SHOPPING	CENTER	CHARACTERISTICS	
 


Center Types  Gross Floor Area in 
Square Feet 


Site Acres  Principle Tenants 


Major Shopping Mall  250,000 plus  40‐50  Major department 
stores 


Community  100,000 to 250,000  15‐30  Chain variety store 


Neighborhood  30,000 to 75,000  5‐20  Supermarket 


Mini‐business  To 40,000  5‐10  Variable 


 


AUTHOR’S NOTE: THE REST OF THE CHAPTER INCLUDING TABLES 19 AND 20 ARE OUTDATED AS THEY 


PERTAIN TO THE LOCATION OF A FUTURE SHOPPING CENTER (CROCKER PARK) AND SHOULD BE 


REMOVED. 


Center	Locations	
A thorough analysis of undeveloped properties within the City resulted in the designation of four sites as 


future shopping center locations (Table 19).  On the basis of the site suitability analysis summarized in 


Table 20, these sites were further designated as either major, community or neighborhood shopping 


centers.  The southwest corner of Crocker and Detroit Roads was determined the most suitable site for 


the City’s future major shopping mall.  Sites B and C were both found suitable for neighborhood sized 


centers.* 


*Note:  Charter requires 30 acre and over shopping center to be submitted to a vote of the people. 
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Table	19	–	GENERALIZED	SHOPPING	CENTER	SITES	
 


Table	20	–SHOPPING	CENTER	SITE	SUITABILITY	RANKING	


Major	Shopping	Mall		
The following studies were prepared addressing the location of a major shopping center in Westlake, 


Ohio: 


(LIST OF 7 OUTDATED SHOPPING MALL DEVELOPMENT STUDIES FROM 1959 – 1981)  


Mini‐Business	Centers		
While the above three shopping center areas are specifically designated in the Guide Plan, it was 


determined that mini‐business centers should be encouraged wherever possible  as an alternative to 


continuous strip development.   Toward this end, full lot zoning and accessory parking districts should be 


considered on the merits of each proposal. 


 


 







Westlake Compiled Guide Plan 1984-2015 


Chapter 5 – SPECIAL STUDY AREAS PLAN    Page 27 
 


Chapter	5–	SPECIAL	STUDY	AREA	PLAN	
 


“To foster clusters of alternating commercial and noncommercial uses on Detroit and Center Ridge 


Roads, building upon existing land use and zoning patterns.” 


“To encourage a hierarchy of unified shopping centers as an alternative to continuous strip commercial 


development.” 


“To recognize the potentials associated with future Crocker Road” 


“To limit overall retail development to projected future need” 


Introduction		
The purpose of this study is to recommend future land use development along I‐90, Crocker, Detroit and 
Center Ridge Roads through full development, taking into consideration the existing land use pattern, 
size and depth of parcels, future street openings and the impact of the I‐90 interchange areas. 
 
Because Detroit Road and Center Ridge Road are and will continue to be the focus for nearly all of 
Westlake’s commercial and multifamily development, a plan for these two roads effectively scales and 
structures the entire citywide land use plan.  Except for a few scattered properties, in fact, Westlake’s 
future Retail Business Plan is wholly contained within the limits of the Special Studies Area Plan. 


Criteria	and	Policies	
Criteria and policies reflected in the recommendations contained in the Special Study Areas Plan include 
the following: 


1. Build upon the existing land use and zoning patterns. 
2. Foster alternating clusters of commercial and non‐commercial land uses. 
3. Provide for interchange area commercial growth needs. 
4. Limit overall retail development to projected future need. 
5. Allow appropriate areas for multifamily development to augment demand for present and 


future retail supply. 
6. Incorporate the St. John West Shore Health Care Campus in study area planning. 
7. Reserve necessary future street openings and street connections. 
8. Assure compatibility with surrounding development, both existing and proposed. 


Existing	Zoning	Pattern	
The existing zoning pattern for Detroit and Center Ridge Roads is desirably not comprised solely of retail 
business classifications.  There is, in fact, already a clustering of use types on a variety of scales, 
alternating retail business uses with substantial amounts of multifamily and (on Detroit Road) industrial 
zoning.  This existing pattern was incorporated as much as possible into the Special Study Areas Plan, 
especially when the character of the area in question was already developed accordingly. 
 
In some instances, however, the sheer excess of total retail zoning over projected need necessitated the 
substitution of additional non‐retail clusters. 
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Existing	Land	Uses	
As indicted in Table 19, the predominant zoning along Detroit and Center Ridge Roads is still single 
family (38% to 46%) Except for about a dozen dilapidated structures, single family homes are in fair to 
very good condition.  Another 23% to 31% of the total street frontage is undeveloped and the remainder 
is divided among retail multifamily, and other uses.  General business currently comprises approximately 
13 percent of the total Detroit Road frontage and 18 percent of the Center Ridge Road Frontage. 
 
As indicted in Table 19 and based on zoning alone and not accounting for legal nonconformities, the top 
three uses on Detroit Road are: 
 


1. Residential (40.3% of zoned frontage) 
2. Business (23.4% of zoned frontage) 
3. Office  (20% of zoned frontage) 


 
The top three uses for Center Ridge Road based upon the aforementioned zoning assumptions are: 
 


1. Residential (37.5% of zoned frontage) 
2. Business (30.1% of zoned frontage) 
3. Office (14.1% of zoned frontage) 


 


Table	19	–	SPECIAL	STUDY	AREAS	–	EXISTING	LAND	USE		
 


   Special study areas ‐ existing zoning* 


  
Detroit 
Road 


  
Center 
Ridge 


  


Land Use Type 
Frontage 
(ft.)* 


% of 
Total 


Frontage 
(ft.)* 


% of 
Total 


One Family  7,715 15.02% 0 0.00% 


One Family Cluster  951 1.85% 0 0.00% 


Multifamily  11,505 22.40% 23,311 36.17% 


General Business  6,881 13.40% 19,372 30.06% 


Shopping Center  3,602 7.01% 0 0.00% 


Office Building  5,383 10.48% 9,063 14.06% 


Interchange Service  1,567 3.05% 0 0.00% 


Exclusive Industrial  3,062 5.96% 0 0.00% 


Executive Office Park  459 0.89% 0 0.00% 


Planned Office District  4,191 8.16% 0 0.00% 


Office Lab  235 0.46% 0 0.00% 


PUD  534 1.04% 865 1.34% 


Utilities  1,745 3.40% 0 0.00% 


Street Openings  4,840 9.43% 6,403 9.93% 
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   Special study areas ‐ existing zoning* 


  
Detroit 
Road 


  
Center 
Ridge 


  


Land Use Type 
Frontage 
(ft.)* 


% of 
Total 


Frontage 
(ft.)* 


% of 
Total 


Automobile Parking  526 1.02% 250 0.39% 


Health Campus  0 0.00% 1838 2.85% 


Publicly Owned 
Property 


50 0.10% 995 1.54% 


City Owned Property     0.00% 2,353 3.65% 


Total  51,352 100% 64,450 100% 


*Measurements are approximate. 


 


Existing	Lot	Size	and	Depth	
Lot size and depth within the Special Study Areas varies considerably from one area to another.  Except 
for industrial properties on the north and the Shopping Center District at Columbia Road, depth of 
properties (and retail zoning) on Detroit Road varies from 200 to 300 feet, east of Dover Center Road.  
West of Dover Center Road properties backing up to the I‐90 right‐of‐way gradually deepen to 2000 feet 
near Bradley Road.  Properties fronting on Center Ridge Road, on the other hand, range in depth from 
200 to 1,000 feet east of Dover Center Road, and average 300 to 500 feet, west of Dover Center Road.  
All in all, property size and depth, along with opportunities for future assembly, allow considerable 
potential for a variety of retail, multifamily and industrial development. 


Freeway	Interchange	Impact	
A major factor affecting much of the Special Study Areas are the I‐90 and interchanges which will put 
added commercial stress on certain north‐south intersections, namely, at Columbia Road,  and Crocker 
Road and proposed Bassett‐Sterns extension.  While the major stress on Columbia Road will be limited 
to the Detroit Road area, Bassett‐Sterns Crocker Road can expect considerable growth at both Detroit 
Road and Center Ridge Road as Crocker Park and other vacant land is developed along the corridor.  
Interchange areas, however, should be considered a positive feature because they provide the 
opportunity for unified shopping centers as opposed to excessive commercial strip development. 


Traffic	Generation	
As alluded to above, an important benefit of an overall reduction in commercial development is a 
corresponding reduction in potential traffic and congestion.  The reduction arises from the fact that 
many of the recommended alternatives to excess retail development are residential uses which 
categorically generate fewer auto trips per acre than retail uses.  The magnitude of this reduction is 
apparent in Table 20 which summarizes daily trips generated by various types of residential and retail 
uses respectively. 
 
As seen in Table 20, each of the major land use categories (single family, condo/townhouses, garden 


apartments, retail goods and services, and office buildings) has a characteristic rate of automobile trip 


generation associated with it due to the particular type and intensity of activities distinguishing these 
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various types of land use types.  Table 20 indicates the average daily trip generation for each indicated 


land use type as reported in a major recent trip generation study.  Because of the extraordinary high 


reading for fast‐food restaurants, the daily trips per acre for this use was also included as a practical high 


for the range of trip generation possible. 


 


Table	20	–	PER	ACRE	AVERAGE	DAILY	TRIP	GENERATION	BY	LAND	USE	TYPE	(IN	RANK	ORDER)	
22	
 


Land Use Type  Daily Trip 
Generation


Per 


Single Family  9.55  DU 


Condo/Townhouse  5.86  DU 


Garden Apartment  6.47  DU 


General Office  11.85  1,000 s.f. GFA 


Retail (Shopping Center under 100,000 s.f.)  70.7  1,000 s.f. GFA 


Fast‐Food Restaurant with Drive‐through  632.12  1,000 s.f. GFA 


 


Fiscal	Impact	
Since the Special Study Areas is the location of much of the City’s intense land use development, it is 


appropriate to consider here the fiscal impact of such land uses on both City and public school finances 


compared to conventional single family development.  Table 21 indicates the relative ranking of 


revenues accruing from a generalized one acre site developed alternatively with five three different land 


use types.  As can be seen, the highest City revenues are obtained from apartments over three stories 


office development, especially larger multi‐storied buildings, due to their higher property values, 


number of employees and wages. 


Table	21	–	ALTERNATIVE	USES	AND	LOCAL	REVENUES	GENERATED	PER	ACRE 23 


Zoning 
District‐ Land 
use focus 


Business 
Districts 


Office Districts  Industrial Districts 


BGB/IS  OB  EOP  OL/EI Light 
Industrial Use 


OL/EI Warehouse 
Use 


#  %  #  %  #  %  #  %  #  % 


Estimated City 
Income Tax 
Revenue (at 
1.5% of 
earnings) 


$12,121 74%  $35,678 79%  $37,105 79%  $20,493  79%  $16,697 79% 


                                                            
22 Downloaded from http://www.ohio.edu/people/hermanl/ce361/Trip%20Gen‐Nchrp_365.pdf on 2/12/15 
23 2009/2010 Commercial and Industrial Analysis: Westlake and Surrounding Communities 
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Zoning 
District‐ Land 
use focus 


Business 
Districts 


Office Districts  Industrial Districts 


BGB/IS  OB  EOP  OL/EI Light 
Industrial Use 


OL/EI Warehouse 
Use 


#  %  #  %  #  %  #  %  #  % 


Estimated City 
Portion of 
Real Estate 
Tax Revenue  


$4,326  26%  $9,601  21%  $9,948  21%  $5,602  21%  $4,326  21% 


Estimated 
Revenue/Acre 


$16,447 100%  $45,279 100% $47,053 100% $26,095  100%  $21,023 100% 


 


Table 22 indicates that retail and industry are more favorable to public school finances since these use 


types do not directly generate additional pupils.  Within the three residential categories, however, there 


is seen to be a higher per pupil financial return to the school system as dwelling density increases. 


Table	22	–	ALTERNATIVE	LAND	USES	AND	ASSESSED	VALUATION	PER	PUPIL	ADDED	
 


While in no instance do fiscal consideration outweigh considerations of physical land use suitability, the 


fiscal soundness of the Guide Plan has been strengthened by judicious emphasis on the high ranking 


land use types. 


Special	Study	Areas	Plan	
Recommended future development of Detroit and Center Ridge Roads as shown in the Guide Plan were 


based upon the foregoing considerations in conjunction with the individual chapter analyses for the 


component residential, business, industrial and community facilities land use uses.  Table 22 summarizes 


ultimate frontage development by land use type in accordance with the special studies area plan.
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Table	22	–	SPECIAL	STUDY	AREAS	PLAN	–SUMMARY	OF	EXISTING	VS.	PROPOSED		LAND	USES	24	
 


Land Use  Existing  Proposed


Single Family  1,339.33 596.63 


Woodland Subdivision  0.00  62.90 


Cluster Subdivision  23.14  118.48 


Two Family  0.00  0.00 


Townhouse  0.00  162.86 


Garden Apartment  180.61  76.14 


High Rise Apartment  30.92  0.00 


Special Residential  0.00  112.39 


PUD  0.00  0.00 


Shopping Center  125.30  90.74 


Retail/Shopping  99.70  42.42 


Hotel/Interchange  6.98  6.98 


Recreation Business  20.50  0.00 


Offices  86.36  175.88 


Industrial  0.00  0.00 


Parking  1.76  0.00 


Public/Semi‐Public  0.00  71.67 


Parks & Recreation  0.00  182.07 


Golf Courses  0.00  116.68 


Health Campus  69.70  63.00 


Agri/Greenhouse  0.00  0.00 


Utility  0.00  0.00 


Retention Basins  0.00  43.34 


Streets   150.00  174.81 


Buffer  0.00  35.69 


Vacant  0.00  1.62 


TOTAL 2,134.30 2,134.30 


 


   


                                                            
24 Approved on 4/15/91 
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Map	3	–	Index	of	Special	Study	Areas	25	
 


 


 


 


 


 


	 	


                                                            
25 Approved on 4/15/91 
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Table	22A	–	Detroit	2/	Crocker	3	Special	Study	Area	26	
 


LAND USE  EXISTING ZONING 
(ACRES) 


FUTURE LAND USE 
(ACRES) 


Single Family  66.07  29.45 


Woodland Subdivision     


Cluster Subdivision     


Two Family     


Townhouse    13.00 


Garden Apartment  30.37  11.59 


High Rise Apartment     


Special Residential    2.20 


PUD     


Shopping Center  29.13  29.13 


Retail/Shopping  23.94  20.71 


Hotel/Interchange  6.98  6.98 


Recreation Business     


Offices  41.32  78.11 


Industrial     


Parking     


Public/Semi‐Public     


Parks & Recreation     


Golf Courses     


Health Campus     


Agri/Greenhouse     


Utility     


Retention Basins    4.99 


Streets   17.04  17.04 


Buffer    1.65 


Vacant     


TOTAL  214.85  214.85 


 


   


                                                            
26 Approved on 4/15/91 
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Map	3A	–	Detroit	2/Crocker	3	27	
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Table	22B	Crocker	4	Special	Study	Area	28		
 


LAND USE  EXISTING ZONING 
(ACRES) 


FUTURE LAND USE 
(ACRES) 


Single Family  174.21  40.51 


Woodland Subdivision     


Cluster Subdivision     


Two Family     


Townhouse     


Garden Apartment     


High Rise Apartment     


Special Residential    63.31 


PUD     


Shopping Center     


Retail/Shopping     


Hotel/Interchange     


Recreation Business     


Offices  17.60  38.02 


Industrial     


Parking     


Public/Semi‐Public    9.26 


Parks & Recreation     


Golf Courses    38.51 


Health Campus     


Agri/Greenhouse     


Utility     


Retention Basins     


Streets   11.13   


Buffer    13.33 


Vacant     


TOTAL  202.94  202.94 


 


                                                            
28 Approved on 4/15/91 
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Map	3B	–Crocker	4	29	
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Table	22C	Crocker	5	Special	Study	Area	30	
 


LAND USE  EXISTING ZONING 
(ACRES) 


FUTURE LAND USE 
(ACRES) 


Single Family  183.98  53.24 


Woodland Subdivision    62.90 


Cluster Subdivision    11.35 


Two Family     


Townhouse     


Garden Apartment     


High Rise Apartment     


Special Residential    17.37 


PUD     


Shopping Center     


Retail/Shopping     


Hotel/Interchange     


Recreation Business     


Offices     


Industrial     


Parking     


Public/Semi‐Public    2.09 


Parks & Recreation     


Golf Courses    24.72 


Health Campus     


Agri/Greenhouse     


Utility     


Retention Basins    3.31 


Streets   18.96  27.96 


Buffer     


Vacant     


TOTAL  202.94  202.94 


 


   


                                                            
30 Approved on 4/15/91 
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Map	3C	Crocker	5	Special	Study	Area	31	
 
 


 


   


                                                            
31 Approved on 4/15/91 
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Table	22D	Crocker	6	Special	Study	Area	32	
 


LAND USE  EXISTING ZONING 
(ACRES) 


FUTURE LAND USE 
(ACRES) 


Single Family  96.33  17.91 


Woodland Subdivision     


Cluster Subdivision  23.14  48.36 


Two Family     


Townhouse    12.26 


Garden Apartment  5.88  0.00 


High Rise Apartment     


Special Residential    16.17 


PUD     


Shopping Center    14.02 


Retail/Shopping  10.10   


Hotel/Interchange     


Recreation Business  19.98  0.00 


Offices  1.29  10.50 


Industrial     


Parking     


Public/Semi‐Public    7.35 


Parks & Recreation    7.53 


Golf Courses    14.14 


Health Campus  37.72  38.35 


Agri/Greenhouse     


Utility     


Retention Basins    1.47 


Streets   11.97  15.27 


Buffer    3.08 


Vacant     


TOTAL  206.41  206.41 


 


   


                                                            
32 Approved on 4/15/91 







Westlake Compiled Guide Plan 1984-2015 


Chapter 5 – SPECIAL STUDY AREAS PLAN    Page 41 
 


Map	3D	Crocker	6	Special	Study	Area	33	
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Table	22E	Crocker	7/Center	Ridge	3	Special	Study	Area	34	
 


LAND USE  EXISTING ZONING 
(ACRES) 


FUTURE LAND USE 
(ACRES) 


Single Family  125.68  58.29 


Woodland Subdivision     


Cluster Subdivision    25.16 


Two Family     


Townhouse    13.56 


Garden Apartment  18.18   


High Rise Apartment     


Special Residential     


PUD     


Shopping Center     


Retail/Shopping  14.28   


Hotel/Interchange     


Recreation Business     


Offices    7.60 


Industrial     


Parking     


Public/Semi‐Public    6.72 


Parks & Recreation    2.86 


Golf Courses    18.92 


Health Campus     


Agri/Greenhouse     


Utility     


Retention/Drainage    20.68 


Streets   18.54  21.61 


Buffer    1.28 


Vacant     


TOTAL  176.68  176.68 


 


 


   


                                                            
34 Approved on 4/15/91 
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Map	3E	Crocker	7/Center	Ridge	3	Special	Study	Area	35	
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Table	22F	Crocker	8	Special	Study	Area	36	
 


LAND USE  EXISTING ZONING 
(ACRES) 


FUTURE LAND USE 
(ACRES) 


Single Family  137.34  3.63 


Woodland Subdivision     


Cluster Subdivision    8.19 


Two Family     


Townhouse     


Garden Apartment     


High Rise Apartment     


Special Residential     


PUD     


Shopping Center     


Retail/Shopping     


Hotel/Interchange     


Recreation Business     


Offices     


Industrial     


Parking     


Public/Semi‐Public     


Parks & Recreation    117.40 


Golf Courses     


Health Campus     


Agri/Greenhouse     


Utility     


Retention/Drainage    5.14 


Streets     2.98 


Buffer     


Vacant     


TOTAL  137.34  137.34 
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Map	3F	Crocker	8	Special	Study	Area		37	
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Table	22G	Center	Ridge	1	Special	Study	Area	38	
 


LAND USE  EXISTING ZONING 
(ACRES) 


FUTURE LAND USE 
(ACRES) 


Single Family  100.03  68.10 


Woodland Subdivision     


Cluster Subdivision    6.24 


Two Family     


Townhouse    38.32 


Garden Apartment  5.58  0.00 


High Rise Apartment     


Special Residential     


PUD     


Shopping Center  50.14  17.82 


Retail/Shopping     


Hotel/Interchange     


Recreation Business     


Offices    1.80 


Industrial     


Parking   1.76  0.00 


Public/Semi‐Public     


Parks & Recreation    19.39 


Golf Courses     


Health Campus     


Agri/Greenhouse     


Utility     


Retention/Drainage     


Streets   18.11  19.21 


Buffer    3.12 


Vacant    1.62 


TOTAL  175.62  175.62 
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Map	3G	Center	Ridge	1	Special	Study	Area	39	
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Table	22H	Center	Ridge	2	Special	Study	Area	40	
 


LAND USE  EXISTING ZONING 
(ACRES) 


FUTURE LAND USE 
(ACRES) 


Single Family  144.63  54.15 


Woodland Subdivision     


Cluster Subdivision    19.18 


Two Family     


Townhouse    26.69 


Garden Apartment  22.27   


High Rise Apartment     


Special Residential     


PUD     


Shopping Center     


Retail/Shopping  22.96  12.53 


Hotel/Interchange     


Recreation Business     


Offices     


Industrial     


Parking      


Public/Semi‐Public    15.21 


Parks & Recreation    34.89 


Golf Courses    20.39 


Health Campus     


Agri/Greenhouse     


Utility     


Retention/Drainage    2.97 


Streets   13.08  14.18 


Buffer    2.75 


Vacant     


TOTAL  202.94  202.94 
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Map	3H	Center	Ridge	2	Special	Study	Area	41	
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Table	22I	Center	Ridge	4	Special	Study	Area	42	
 


LAND USE  EXISTING ZONING 
(ACRES) 


FUTURE LAND USE 
(ACRES) 


Single Family  103.74  96.40 


Woodland Subdivision     


Cluster Subdivision     


Two Family     


Townhouse    4.04 


Garden Apartment  18.52  4.78 


High Rise Apartment     


Special Residential    5.18 


PUD     


Shopping Center    0.55 


Retail/Shopping  27.76  4.04 


Hotel/Interchange     


Recreation Business  0.52   


Offices  1.35  20.58 


Industrial     


Parking      


Public/Semi‐Public    16.89 


Parks & Recreation     


Golf Courses     


Health Campus  31.98  24.65 


Agri/Greenhouse     


Utility     


Retention/Drainage    2.39 


Streets   19.07  19.72 


Buffer    3.72 


Vacant     


TOTAL  202.94  202.94 
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Map	3I	Center	Ridge	4	Special	Study	Area	43	
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Table	22J	Center	Ridge	5	Special	Study	Area	44	
 


LAND USE  EXISTING ZONING 
(ACRES) 


FUTURE LAND USE 
(ACRES) 


Single Family  139.91  120.15 


Woodland Subdivision     


Cluster Subdivision     


Two Family     


Townhouse    34.22 


Garden Apartment  48.44  19.36 


High Rise Apartment     


Special Residential    3.97 


PUD     


Shopping Center     


Retail/Shopping     


Hotel/Interchange     


Recreation Business     


Offices  6.80  0.39 


Industrial     


Parking      


Public/Semi‐Public    1.65 


Parks & Recreation     


Golf Courses     


Health Campus     


Agri/Greenhouse     


Utility     


Retention/Drainage    2.39 


Streets   7.79  20.81 


Buffer     


Vacant     


TOTAL  202.94  202.94 
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Map3J	Center	Ridge	5	Special	Study	Area		45	
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Table	22K	Center	Ridge	6	Special	Study	Area	46	
 


LAND USE  EXISTING ZONING 
(ACRES) 


FUTURE LAND USE 
(ACRES) 


Single Family  67.41  54.80 


Woodland Subdivision     


Cluster Subdivision     


Two Family     


Townhouse    20.77 


Garden Apartment  31.37  40.41 


High Rise Apartment  30.92   


Special Residential    4.19 


PUD     


Shopping Center  46.03  29.22 


Retail/Shopping  0.66  5.14 


Hotel/Interchange     


Recreation Business     


Offices  18.00  18.88 


Industrial     


Parking      


Public/Semi‐Public    12.50 


Parks & Recreation     


Golf Courses     


Health Campus     


Agri/Greenhouse     


Utility     


Retention/Drainage     


Streets   14.31  16.03 


Buffer    6.76 


Vacant     


TOTAL  208.70  208.70 
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Map	3K	Center	Ridge	6	Special	Study	Area	47	
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Chapter	6–	INDUSTRIAL	PLAN	
 


“To promote only physically compatible development embodying all safeguards necessary to preserve 


and enhance surrounding land use.” 


“To encourage balances fiscal operation through continued emphasis on properly located quality 


residential, commercial and industrial development.” 


 


Introduction		
Industrial development is an important component of a balanced community plan due to its generally 


unrivaled influence on the property and income tax base.  In addition, the industrial work force so 


employed enhances local retail sales and contributes to the local rental and sale housing markets.  For 


these reasons, the City in its wisdom has already set aside approximately 1,100 acres of prime land 


north of Detroit Road for exclusive industrial use.  The purpose of the present plan is to indicate the 


present status of industrial development within this area, and to recommend possible adjustments to 


the boundaries of this area, and to propose future street access throughout. 


Industrial	Suitability	
Before going further, it should be emphasized that Westlake is ideally situated for industrial 


development due to many diverse factors including the general trend toward decentralization and 


suburbanization of industrial development.  New industrial buildings tend to be designed, for efficiency’s 


sake, as one story structures and thus require large, relatively flat sites.  Westlake is fortunate in this 


regard to possess in its industrial area almost flat topography requiring minimal site preparation.  The 


City’s industrial area also is endowed with freeway and railroad accessibility and favorable proximity to 


Cleveland Hopkins International Airport.  The City’s industrial area is further enhanced by full utilities.   


Existing	Firms	
There are currently approximately 40 firms 188 industrial establishments with 3,770,634 s.f. of floor 


area within Westlake’s industrial area zoning districts.  Together these firms actively utilize 


approximately 170 acres, or fifteen percent of the total 1,100 acres zoned, and employ approximately 


1,500 persons.   Light and heavy industrial businesses together dominate industrial uses with more than 


54 percent of the Westlake’s industrial inventory.  Other uses include storage/ warehousing/ 


transportation‐related (25%), contractors (11%) and vacant industrial (10%)48.   Firm size ranges from 


small machine shops to large research & development  
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 manufacturing plants employing several hundred persons.  Products manufactured include ceiling and 


flooring systems, filtration equipment,  gypsum products, industrial transformers, kitchen and bathroom 


fixtures, cosmetics, and pollution control equipment. 


Future	Access	
The Guide Plan suggests future access for the yet undeveloped areas within Westlake’s present 


industrial zoning.  The future streets (shown dashed) are considered minimal for maintaining adequate 


circulation.  The precise layout of future access will depend upon the size of various industrial 


developments and any number of additional planned industrial parks, such as Sharon Drive, could be 


appended at points along the indicated future streets.  AUTHORS NOTE: THIS HAS BEEN 


ACCOMPLISHED. 


Recommended	Plan	
The Guide Plan indicates two suggested adjustments to the present boundaries of the City’s exclusive 


industrial area.  These adjustments are as follows: 


Area A:   Rezoning approximately 40 acres of present industrial land to one‐family residential east of 


Dover Center road.  It is recommended that Area A be developed residentially to avoid the creation of 


truck traffic on residentially developed First Street to the west. 


Area B:  Allocation of approximately 25 acres of present industrial land on Detroit Road at Canterbury 


Road for Office‐Laboratory use.  This recommendation would offset the 37 acres of Office‐Laboratory  


zoning effectively lost through residential development of 37 acres of Office Laboratory zoning east of 


the Crown Filtration Plant.  Also, the area proposed desirably has good freeway exposure and is near the 


Columbia road interchange.  The site is not as suitable for Exclusive Industry use because of the existing 


frontage development and the sloping character of the Detroit Road beach ridge.  Office‐Laboratory use, 


on the other hand, could more readily absorb the cost of removing frontage development while the 


sloping site could be used to advantage for under building parking arrangements. 


Offices are permitted as a conditional use in the Exclusive Office District but only for a select area (office 


overlay zone) between Detroit Road and Interstate 90, and between Sperry Road and the north 


corporation line from Clague Road to Columbia Road.  This is severely limiting the development of the 


City as there are now very few large tracts of land left for large office developments and a significant 


amount of vacant property for industrial uses.  


Map	4	–Office	Overlay	Zone	
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It is suggested that these boundaries be removed by amending the zoning text be to permit offices as an 


optional conditional use throughout the district, while allowing the vacant land remain in the Exclusive 


Industrial zone to be developed as industrial if desired.  This provides a high level of flexibility, allowing 


development to be reflective of market conditions and highest and best use of the property.  There 


should be a stipulation that office development conform to the exclusive office park district zoning 


requirements – setbacks, parking, landscaping, tree preservation, lighting, and design review guidelines 


– to ensure that it is of the same caliber as it would be in office zoning and not being done in the 


Exclusive Office district, simply as a cost cutting measure.  Also, by making offices a conditional use, the 


City is provided the ability to deny one if it is deemed appropriate to do so.   


Summary	
Table 23 summarizes the Industrial Plan recommendations discussed above.  It will be noted that it is 


not mandatory to rezone Area B since Office‐Laboratory uses are permitted in Exclusive Industrial zoning 


as a permitted main use under the present code regulations. 


Table	23	–	INDUSTRIAL	PLAN	SUMMARY	OF	RECOMMENDED	USAGE	CHANGES	
  


Community	Development	
Implementation of the Westlake Industrial Plan will require a concerted effort to assemble the 
properties involved.  Toward this end, the City has already chartered a community development 
corporation. 
 
Set up under Chapters 1702 and 1724 of the Ohio Revised Code, the sole purpose of a community 
development corporation is the promotion and advancement of the City’s industrial, economic, 
commercial and civic development.  Such an organization has powers which are set forth under Section 
1724.02 of the Ohio Revised Code, and as noted in the Ohio Development Department pamphlet 
entitled “Community Corporations,” provide as follows: 


1. To borrow money and to issue bonds, debentures, notes or other evidences of indebtness; to 
secure the same by mortgages, pledges, deeds of trust, or other liens.  (Bonds issued , however, 
are not tax exempt). 


2. To make loans to any person, firm partnership, corporation, joint stock company, association or 
trust. 


3. To purchase, receive, hold, lease, or otherwise acquire and to sell, convey, transfer, lease, 
sublease, or otherwise dispose of real and personal property. 


4. To acquire the good will, business, rights, real and personal property, and other assets and/or to 
assume the obligations, debts, and liabilities of any persons, firms, associations, partnerships, 
and corporations. 
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5. To acquire improved or unimproved real estate for the purpose of constructing industrial plants 
or other business thereon or for the purpose of disposing of such real estate to others for the 
construction of industrial plants for other business establishments with the objective of 
increasing employment. 


6. To do all acts and things necessary to carry out its powers. 
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Chapter	7–	COMMUNITY	FACILITIES	PLAN	
 


“To provide for necessary future community facilities sites, including schools, parks and fire stations.” 


 


Introduction	
The purpose of this chapter is to plan for necessary future public, semi‐public, and private facilities 
serving the health, safety, welfare, education and recreation needs of the community through full 
development.  Prime among these facilities are the City’s schools, parks, playgrounds, and other 
community facilitiesfire stations, churches and hospitals.  The Community Facilities Plan indicates the 
approximate extent and location of additional facilities required to adequately serve the residents of the 
City through time, based upon anticipated patterns of growth, population characteristics, and 
acceptable levels of service. 
 
Since community facilities have a profound effect on the quality of environment, it is essential that all 
individuals and public and private organizations responsible for the provision of these facilities act now – 
while suitable sites remain – to insure these very important needs. 
 


School	Planning49	
The current planning efforts of the Westlake Public School District (District) are on identifying measures 


that address “overcrowded deteriorating school facilities” on not on acquiring additional property for 


new facilities.  In addition to its administration building, bus depot, and seven school buildings, the 


District owns approximately 33 acres of vacant property on the east side of Bradley Road between 


Center Ridge Road and Bel Aire Circle that is available for additional facility needs that could also include 


opportunities for recreation. 


In 2001‐02, the Ohio School Facilities Commission (OSFC) assessed the facility needs for all seven school 
buildings: Bassett Elementary, Dover Elementary, Hilliard Elementary, Holly Lane Elementary, Parkside 
Intermediate, Lee Burneson Middle School, and Westlake High School.  Their findings were included in 
the Ohio School Facilities Commission Report.50  The District, built upon the findings of the OSFC in 2008, 
when their consultants, Lesko Architecture, completed the Facilities Report.  It included an action 
timeline for how the District has addressed its facilities to date; an assessment of all buildings; a building 
deficiencies summary  (breakdown by building of specific facility deficiencies as identified by OSFC and 
Lesko Architecture reports); and an enrollment history/projections report .  Enrollment projections were 
developed after analyzing the data collected in this report that indicate a very small increase of 
enrollment of 59 students in grades Pre‐K through 12, not including regular Pre‐K students, from the 
2008‐09 to the 2018‐19 school year.  Due to this very limited increase, the District is focusing its efforts 
on its existing facilities in place of developing additional ones.  To this end, In 2009, the Westlake City 
District convened the first meeting of the 20/20 Vision Committee to compile data, seek feedback, 
develop options and prepare a master facilities plan to address its aging and overcrowded school 


                                                            
49 Downloaded from http://wlake.org/about/facilities/phasell/Pages/default.aspx on 2/23/15 
50 See: http://wlake.org/about/facilities/OhFacCommReport/Forms/AllItems.aspx  
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buildings. In 2010, the District successfully passed a Phase I bond issue that resulted in the new 
Westlake High School (completed in 2014), the new Lee Burneson Middle School and a renovated 
middle school that now serves as Dover Intermediate School (completed 2013).    
 
While the Facilities Report included a Phase II component that directly addressed the District’s four 
elementary buildings, at the time the 20/20 Vision Committee suggested that the District reconvene the 
group after Phase I was completed and revisit the options for Phase II.  This process began in October, 
2014, when District representatives from Lesko Architects and school officials reviewed the previous 
work of the 20/20 Vision Committee, as well as review a recent feasibility study of their properties.   For 
more information regarding the Westlake Public Schools, please see:  The Westlake City Schools website 
at http://wlake.org/Pages/default.aspx . 
 
Table 27 summarizes student enrollment in the Westlake City School District from 1950 through 1984.  It 
will be noted that total enrollment declined slightly from 1975 in the face of overall citywide population 
growth due to the influence of smaller average family size.  Also, 1978 enrollment figures, as well as 
projections in this report, are based on middle school concept which the School Board has decided to 
adopt for future planning purposes. 
 


Table 27 – PUBLIC SCHOOL ENROLLMENTS: 1950‐1984 


Enrollment Ratios 


An enrollment ratio indicates the average number of students arising from a particular dwelling type at a 


particular time and location.  A public school enrollment ratio of .23 for single‐family homes for grades 


K‐5, for example, indicates an average total elementary school enrollment of 23 students per 100 


homes. 


Table 28 presents projected enrollment ratios for single‐family and multifamily housing.  The ratios are 


based upon Westlake’s past enrollment experience and enrollment characteristics observed in suburban 


communities in general.  For illustration, Table 32 employs the basic enrollment ratio assumptions in 


Table 31 to estimate total enrollment for the 1976‐77 school year.  Table 33 reveals that the accuracy of 


estimated public enrollments based upon these assumptions is within 1 percent of actual 1976‐77 public 


school experience. 


Table 28 – PUBLIC ENROLLMENT RATIO ASSUMPTIONS 


Table 29 –ENROLLMENT ESTIMATES BASED ON ENROLLMENT RATIO ASSUMPTIONS 


Table 30 – COMPARISON OF ESTIMATED AND ACTUAL 1976‐77 ENROLLMENT 


Projected Enrollment 


Having shown the validity of the enrollment ratio assumptions in Table 28, these ratios can be applied to 


projected dwelling unit inventories for the Year 1990 and full development to arrive at projected 


enrollments for these two time frames (based on 1980 zoning densities).*  The dwelling inventories 
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cited are taken from the Residential Plan Chapter of the present report.  Table 31 below shows the 


resultant projections for the year 1990 while Table 32 indicates projections for full development. 


*School population projections must be continually monitored to ensure that current socio‐economic 


conditions are reflected in all subsequent projections. 


Table 31 –ENROLLMENT ESTIMATES BASED ON ENROLLMENT RATIO ASSUMPTIONS THROUGH 1990 


Table 32 –ENROLLMENT ESTIMATES BASED ON ENROLLMENT RATIO ASSUMPTIONS THROUGH AT 


PRESENT ZONING DENSITIES 


School Plant Recommendation 


Based upon projected public school enrollments, zoning density and average school capacities, Tables 33 


and 34 set forth the number of additional public school buildings required through the year 1990 and 


future development.  In summary, no new schools are foreseen by 1990. 


Table 33 –REQUIRED PUBLIC SCHOOL FACILITIES THROUGH 1990 


Table 34 –REQUIRED PUBLIC SCHOOL FACILITIES AT FULL DEVELOPMENT (45,000 POP.) 


Future School Sites 


The School Board presently owns four undeveloped properties for future school purposes.  Two of the 


four sites have been incorporated into the present plan.  One of the two unused sites is in the vicinity of 


Crocker Road.  This site could be sold and more property acquired in the vicinity of Bradley Road to 


allow for the recommended third middle school.  The only additional property acquisition required to 


meet the plan is a proposed elementary school site between Hilliard Boulevard and Center Ridge Road, 


east of Crocker Road.  Continued dialogue and cooperation between the City and School Administration 


must continue in evaluating and securing future school sites. 


Major	City	Park	Parks	and	Recreation	Facilities	
As of 2015, the City has a total of 914 acres of parkland which represents 8.9 percent of the total land 


area of the city.  A primary feature of the recreation plan is a proposed 100 acre City park west of 


Crocker Road.  This park is intended to serve, for the west half of the city, the same functions which 


Clague Park does for the east half.  It would, in effect be larger enough to adequately accommodate a 


wide variety of both active and passive recreational activities.  The proposed site fronts proposed Porter 


Road extension.    In 2015, the City adopted a new Parks and Recreation Master Plan to address the 


recreation needs of the community.  A number of methods were utilized to determine the needs and 


desires of the community.  A number of methods were utilized to determine the needs and desires of 


Westlake residents for parks and recreation facilities resulting in numerous recommendations.   The 


Executive summary is provided in Appendix A. 
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The following is a description of the primary facilities in Westlake51: 


 Bradley Nature Park – 49 acres including playground, playfield, picnic shelter, walking trails, 


restroom building and pond. 


 Porter Fields – 8.6 acres including two soccer fields and picnic tables. 


 Roman Park – 14.5 acres including 3 baseball/softball diamonds, playground, picnic shelter, 


restroom building and concession building. 


 Tri‐City Park – The Tri‐City Park is the former Nicke Site bordering Westlake, Rocky River and 


Fairview Park.  Existing plans include tennis courts, basketball courts, a multi‐purpose field and a 


small community building available to all three communities.1.9 acres in the City (16 total acres) 


including soccer field, lacrosse filed, basketball court, baseball/softball diamond, 8 tennis courts,  


playground, picnic shelter, restroom building, and concession building. 


 Westlake Recreation Center – 86 acres including a five‐acre lake stocked with fish, playground, 


pedestrian trails, tennis courts, gazebo,  picnic area and soccer and baseball fields.   Inside the 


Recreation Center there is a large, 13,500 sq. ft. fitness room, two high school‐sized regulation 


basketball courts, an indoor track, a 


cycling studio, two group exercise 


rooms, and an aquatics center that 


houses five pools, including a lap 


pool, a diving well, a children's play 


pool, a lazy river and slides.   


 Clague Park – 63.1 acres  including a 


two‐acre lake with a scenic 


observation deck, trails, 7 ball 


diamonds, playground, 5 horseshoe 


pits, 3 picnic shelters, restroom and 


concessions buildings, the Clague 


Cabin and Patterson Pool.    


 Crocker Park Civic Space – 2 acres 


within Crocker Park including passive 


outdoor space with landscaping, site 


furniture, and an active 13,000 s.f. 


pavilion/multi‐purpose facility for 


events.  Space is allocated in the park 


for a future farmers market. 


 Bradley Woods Reservation Metro Park – 401.6 acres including a multi‐use trail (1.4 miles – 0.6 


miles within Westlake), 5 nature trail loops (4 within Westlake totaling approximately 4 miles), a 


series of unsanctioned trails, playfield, swings, picnic pavilion, restroom building, potential for 


connectivity of trails to the existing Crocker Road trail.   For all age groups, the metropolitan 


                                                            
51 Westlake Parks and Recreation Master Plan.  January 2015 
 


Crocker Park Civic Space Plan
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parks  satisfy the contrasting needs for solitude and informal group activity.  The City is 


especially fortunate in possessing within its boundaries, 400 acres of Bradley Woods Reservation 


(Map 3).  The presence of this park assures that sufficient close‐in park lands will continue to be 


available to the City’s residents.  Attainment of optimum benefit, however necessitates that 


Bradley Woods undergo fuller development including access from either Center Ridge Road or 


Crocker Road 


 St. John Medical Center – 3.5 acres including 5 soccer fields, walking trails, and the Westlake 


Community Garden. 


 School Recreation – most of the existing public and private school sites are sufficiently large to 


provide desirable close‐in recreational facilities and currently include baseball/softball 


diamonds, playgrounds, basketball courts, tennis courts, soccer/football and a running track.  


These facilities are especially important to younger school‐age children who, as a group, have 


relatively limited mobility.  It is, therefore, recommended that all school sites be used to their 


best advantage in this regard and that bikeways and walkways be considered wherever feasible 


to make them even more readily assessable. 


 Pedestrian Facilities – in addition to the 252 miles of sidewalks in Westlake, there are also 8.5 


miles of bike lanes.  Beginning in 2015, the City will add pavement markings to indicate sharrows 


(a symbol used to remind motorists that bicyclists are permitted to use the full lane) on various 


streets in accordance with the recommendations of the 2012 Citywide Bike Plan. 


Map	5–	Existing	Parks 52  


 


 


 


 


 


 


 


   


                                                            
52 Westlake Parks and Recreation Master Plan.  January 2015 
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Natural	Preservation	Area	
Cahoon Creek Drainage Area, between Hilliard Boulevard and Detroit Road, would make an excellent 


passive recreation/education area.  An evaluation of this area should be done to determine its 


usefulness as an outdoor laboratory school purposes and as a natural area for Westlake citizens. 


Storm	Drainage		
The “Drainage Study for the City of Westlake” prepared by Woodruff, Inc., May 1978 recommended a 


system of 17 retardation retention basins throughout the City for retardation retention and control of 


storm water run‐off.  Many of these basins, which total approximately 130 acres, would be dry except 


during periods of heavy rain and, therefore, could be used for the supplemental recreational purposes.  


It is recommended that this dual use capability of the City’s storm drainage system be fully considered in 


the site planning of each component.  In 2015, a new study is being prepared for the Engineering 


Department to address current drainage conditions. 


Other	Community	Facilities	
Following is a discussion of other important community facilities. necessary for the health, safety and 


welfare of Westlake. 


The	Clague	House	Museum	
The Clague House Museum, once a sprawling fruit farm on 78 acres was originally built in 1876 is now 


home to the Westlake Historical Society.  The two‐story Italianate home is furnished and decorated in 


the Victorian style and is open to the public for tours during special events and holidays.  Since the 


Clagues hailed from the Isle of Man, special attention has been given to a collection of Isle of Man items, 


including one of the largest Manx libraries in the country.   


Lilly/Weston	House	
The Lilly/Weston House is a rare sandstone house erected in about 1844. It is made with sandstone 


blocks two feet thick, finely tooled and dressed in the front and less elaborately on the sides and rear. 


The basement is constructed with massive rectangular stone blocks. Thick hewn timbers support the 


massive roof structure. A brick wing was attached to the east side in about 1850. After 1867, the lot and 


house had several owners, including George Weston whose great granddaughter, Alice (Mrs. Dezso) 


Ladanyi, deeded the house to the city of Westlake for use as a museum.  The City and Westlake 


Historical Society are studying how the home can be made accessible to the public.  Funding is being 


sought for a structural analysis study.  


Community	Services	Center	
The Westlake Community Services Center is located at the western corner of Center Ridge and Crocker 


Roads, adjacent to Meadowoods Golf Course.  It provides senior and social services for the city within its 


current building that is a former golf course clubhouse.  The building has its own parking lot and two 


bocce courts but has limitations as it is multi‐storied and has been adapted as an office building.  
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Therefore , the City is exploring the possibility of constructing a new facility that can better serve the 


needs of its clients and improve efficiencies for staff. 


West Shore Health Care Campus 


The West Shore Health Care Campus is located in the vicinity of Schwartz and Center Ridge Roads.  This 


two hundred bed facility will greatly reduce travel time to a hospital for all residents.  It is planned to 


serve the general area of Westlake North Olmsted, and Bay Village as well as the Lorain County 


communities of North Ridgeville and Avon.  Recently completed Crocker Road further enhances its 


locational desirability. 


City Hall 


It has long been considered that a new, more efficient city administration building might be constructed 


on the present city hall site, west of the creek.  This possibility has been incorporated into the plan. 


Police Headquarters 


Present police facilities at the City Hall are overly crowded and lack sufficient security.  The 


accompanying plan designates an enlarged site at the southwest corner of Hilliard and Dover Center for 


a new headquarters. 


Fire Station 


The City’s present fire force is centrally located at the City Hall at Dover Center and Hilliard Roads.  There 


is general agreement that full development of the city will require at least two stations: one on the east 


and one on the west.  Only one site now exists and this is considered inappropriate due to recent land 


development patterns within the City.  The present plan designates one site at Crocker and Hilliard 


Roads and the second at Center Ridge and Columbia Roads.  Both are large enough and situated on 


corners providing drive‐thru capability.  The need to acquire suitable sites early should be apparent.  If a 


suitable site cannot be found in the vicinity of Center Ridge and Columia Roads, it may require two new 


stations to achieve the recommended response distances in Table 35. 


Table 35 –NATIONAL BOARD OF FIRE UNDERWRITERS RECOMMENDED FIRE STATION RESPONSE 


DISTANCES 


Porter Library 


A new public library is under construction on a four acre site located on the south side of Center Ridge 


Road, ¼ mile west of Dover Center and Center Ridge Roads.  The new facility retains the desirable 


locational accessibility valued in the old location and will provide expanded services for Westlake’s 


continually growing population. 
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Chapter	8–	THOROUGHFARE	PLAN	
 


“To provide for necessary future community facilities and sites, including schools, parks and fire 


stations.” 


The purpose of this chapter is to set forth a system of streets which will serve the City through full 


development.  The plan builds upon the present street system and the land use recommendations 


presented in the preceding specific chapter reports. 


Present	Street	System	


Interstate	90		
Completion of Interstate 90 through Westlake to downtown Cleveland has brought about significant 


changes in land use and travel patterns within the City of Westlake.  The importance of this roadway in 


the planning of the City cannot be overstated.  In addition to reducing commuting time to and from 


downtown Cleveland for Westlake residents, it has provided the City with the locational suitability and 


area‐wide linkage necessary to attract large scale industrial and commercial enterprise.  Interchange 


areas particularly will be in demand for motor service oriented uses and regional shopping 


development.  The freeway effect, however, will not be limited to these immediate areas.  Upgraded 


north – south major arterials – new Crocker Road, New Columbia Road realignment and Clague Road – 


will serve as “feeder roads” to the freeway thereby increasing mobility throughout the entire 


community. 


Interstate 90 will also eliminate much truck and other through traffic on surface streets so they can 


better serve local traffic requirements while eliminating the need for excessive future widening. 


Major	Streets	
Westlake is transected by three main radial routes from the City of Cleveland – Detroit, Hilliard and 


Center Ridge – which run in a generally northeast to southwest direction, fanning out as they cross the 


City.  Detroit and Hilliard are only a half mile apart at Clague but 1.5 miles apart at Bradley.  Similarly, 


the distance between Hilliard and Center Ridge is 0.4 miles at Clague and 1.1 mile at Bradley. 


Traversing Westlake, in a north‐south direction, are four streets – Clague, Columbia and Dover Center, 


each a mile apart and Bradley, 2.0 miles west of Dover Center.  All are through streets between Lake 


Road (U.S. 5 and S.R. 2) in Bay Village and Lorain Road (S.R. 10) in North Olmsted.  Clague extends south 


to Brookpark Road (S.R. 17) and Columbia (S.R. 252) continues to S.R. 18 in Medina County. 


Two other Streets are important in considering the existing major street pattern.  Westwood begins at a 


point on Center Ridge east of Dover Center and extends due east into Fairview Park intersection West 


210th Street just north of Lorain Road.  This provides a tie between two main northeasterly radial routes 


to Cleveland.  A short portion of Porter Road (S.R. 17) is in Westlake and it connects Center Ridge, 


approximately midway between Dover Center and Bradley Roads, to Lorain Road. 
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Secondary	Streets			
Secondary streets are an intermediary type facility collecting traffic from local streets and distributing it 


onto major roads.  Generally, a secondary street, with a right‐of‐way of 60’‐80’, is required to serve 


residential neighborhoods not immediately accessible to a major street.  Existing Westlake Streets which 


fall into this category are Schwartz, Walter, and Canterbury Roads, and Settlers’ Reserve Way. 


Local	Streets	
Local streets comprise the typical residential subdivision, designed to provide access and convenient 


circulation to immediate residents while being sufficiently indirect to discourage through traffic.  They 


must be carefully located to minimize the number of intersections with major streets. 


Industrial	Streets	
Industrial Streets are designed especially for heavy truck traffic and include all roadways in the industrial 


area including Ranney Parkway, Clemens Road, and Sharon Drive. 


THOROUGHFARE	PLAN	RECOMMENDATIONS	
The accompanying Guide Plan Map indicates all future proposed roads for the City of Westlake.  


Following is a summary of the recommendations in each category. 


Major	Streets	
While Westlake’s major street pattern is fairly well established, most of the existing major roads, 


including Detroit, Center Ridge, Clague and Bradley Roads will require some widening in the future as 


summarized in Table 23.  New facilities which will complete the necessary street system are New 


Crocker Road, Porter Road Extension and New Columbia Road.  Table 23 summarizes the major street 


network through full development. 


Table	23	–SUMMARY	OF	EXISTING	AND	FUTURE	MAJOR	STREETS53	
 


Existing  Future 


Road  Row  No. of Lanes  Row  No. of Lanes* 


Bradley  40' and 60'  2 (narrow)  60'  2 3 


Center Ridge  60'   4 (narrow)  100' 80’  4‐5 


Clague  60'  2 (narrow)  80'  24‐5 


Columbia  40' and 60'  2 (narrow)  80'  4 


Crocker  ‐  New Facility  100'  4 


Detroit  60'  2 (wide)  100' 80’  4+ 


Dover Center  50'  2 (wide, 14')  60'  2 3 


Hilliard  100'  4 (east of Dover)  100'  4 


Hilliard  100'  2 (west of Dover)  100'  4 


Porter  60'  2 (narrow)  60'  2 3 


New Columbia Road  ‐  New Facility  80'  4 


                                                            
53 2004 Draft Revisions to the 1984 Guide Plan 
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Realignment 


Porter Extension  ‐  New Facility  80'  2 


Westwood  60'  2 (narrow)  60'  2 3 


* Plus a left turn at certain major intersections. 


Secondary	Streets	
New secondary streets will include extended Westown Boulevard (see appendix C) and proposed north 


– south connector between Hilliard and Center Ridge Road east of new Crocker Road. 


Local	Streets	
The majority of the street recommendations in the Thoroughfare Plan are local subdivision streets.  The 


layouts shown are in accordance with present minimum lot requirements, turning radii, and block and 


cul‐de‐sac limitations.  Wherever necessary, these subdivisions provide for future water retention basins 


as proposed by Woodruff, Inc., Consulting Engineers. 


Industrial	Streets	
Full development of the City’s office laboratory area and exclusive industrial area north of Interstate 90 


is accessible by the recently completed connection of Ranney Parkway and Clemens Road.  A loop 


industrial drive (Viking Parkway) was constructed or other configuration will be necessary to serve 


future industrial development west of Bradley Road. 


Street	Design	
Street design is influenced not only be the functional specialization of a street, by also by the traffic 


volume which the street is expected to carry.  Table 24 summarizes the minimum standards used in part 


by the office of the Cuyahoga County Engineer.  Table 24 is not intended to be inclusive of all types of 


streets to be considered in the City’s subdivision regulations.  A cul‐de‐sac street, for example, could be 


designed to different standards than the typical road. 


It should be noted that except for local streets pavement widths in Table 24 do not allow for curb limit 


on‐street parking.  Curb On‐street parking on collector and arterial streets has proven to be an 


extremely expensive and inefficient substitute for off‐street parking, reducing the ability to move traffic 


by 15 to 30 percent. 


All additions to the City’s street system should be built to at least the minimum standards of Table 24.  


Improvements to existing arterial and collector streets should also be made consistent with these 


standards as the City is able to fund such improvements. 


Table	24	–	MINIMUM	STREET	DESIGN	STANDARDS	
 


Street Type  No. of Lanes  Pavement Widths 
R.O.W. 
Widths 


Maximum Practical 
Traffic Volume 


Local  2  26  60  2,000 


Collector  2  28  60  6,000‐11,000 


4  54  80  12,000‐22,000 







Westlake Compiled Guide Plan 1984-2015 


Chapter 8 – THOROUGHFARE PLAN    Page 70 
 


Arterial  2  28  60  8,000‐13,000 


4  54  80  16,000‐25,000 


6  78  100   23,000‐37,000  


 


Critical	Street	Openings	
To insure an adequate street pattern and the absence of undevelopable landlocked properties it is 


important that the Guide Plan Map is consulted before approval of any development which might 


eliminate a necessary accessway or opening.  To aid in this endeavor, the attached “Critical Street 


Opening List” (Appendix B) indicates the parcel numbers of the many proposed street openings shown 


on the accompanying Guide Plan Map.  Also Indicated where they may exist are vacant properties in the 


vicinity of an indicated future street opening which may serve as alternative opening. 
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Chapter	9–	FUTURE	LAND	USE	
 


“To promote only physically compatible development embodying all safeguards necessary to preserve 


and enhance surrounding land use.” 


The Guide Plan Map presents in general terms the pattern of land use development recommended in 


the foregoing chapters of this report.  The following paragraphs highlight the major considerations 


discussed. 


Population	
The City’s estimated population for 1980 was 19,483 persons.  Through planned residential 


development, the City is expected to reach populations of 30,000 by 1990 and approximately 45,000 


39,638 at full development.  While it was once believed that Westlake’s population would top out at 


45,000, the lower number is indicative of recent trends affecting population growth such as, smaller 


household size, the aging of the baby boomer generation and longer life spans that are affecting growth 


in developed areas throughout the country. 


Residential	Plan	
Since 1984, Tthe Residential Plan was has been based on the concepts of neighborhood planning, 


utilizing the elementary school‐playground complex as a major focus.  Major concerns were the 


preservation of existing residential amenities and the encouragement of new residential uses as a 


suitable alternative to excessive retail development.  With the development of Crocker Park, apartment 


and townhouse dwellings are provided in a mixed‐use setting in addition to the traditional standalone 


development pattern in Westlake.  The housing needs of all age groups were anticipated through a wide 


variety of proposed housing types: the Guide Plan projects that approximately 3,600 new units will be 


constructed by 1990.   


Housing	Build‐Out54 


An analysis on the amount of vacant residentially‐zoned land in Westlake in 2009 indicated that, there 


are a total of 509 acres of residentially zoned vacant land in Westlake with approximately 419 acres of 


land zoned for single‐family development and another 90 zoned for multi‐family.  Applying the 


maximum density permitted by the zoning code, there is the potential for approximately 1,818 new 


dwelling units.   


It was also noted in 2009 that there are a number of larger residential parcels that may be occupied by 


only one dwelling that may potentially be subdivided into two or more lots for new development.  


“Underdeveloped” single‐family residential parcels of four or more acres were tallied for each 


residential zoning district in Westlake and assuming each existing house would retain two acres, the 


total number parcels times two acres was subtracted from the total, indicated that a possible 720 new 


                                                            
54 2009/2010 Commercial and Industrial Analysis: Westlake and Surrounding Communities 
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dwelling units are possible in addition to the 1,818 noted above.  This results in a total of 2,538 new 


dwelling units at build‐out.   


Retail	Business	Plan	
A hierarchy of unified retail centers was proposed as an alternative to unchecked future strip 


commercial development.  Within the scope of the Guide Plan several neighborhood retail centers, a 


community retail center and a major retail center would be constructed.  Overall retail floor space, 


however, has been contained to reduce the potential imbalance between retail need and supply that 


would otherwise occur. 


Special	Study	Areas	Plan	
As a means of containing the amount of future strip commercial development, the plan for Detroit and 


Center Ridge Roads  calls for clustering land use development substituting residential and other 


nonretail uses for retail uses wherever appropriate.  In addition to displacing unwarranted retail, the 


residential uses proposed would augment the demand for both existing and recommended retail on 


other sites throughout the City. 


Industrial	Plan	
The Industrial Plan continues to restrict future industrial development to the vicinity of Interstate 90 


north of Detroit Road.  Within existing industrial zoning, approximately 25 acres of land was specifically 


designated for Office‐Laboratory usage.  It is suggested that the zoning text be amended to permit 


offices as an optional conditional use throughout the district, while allowing the vacant land remain in 


the Exclusive Industrial zone to be developed as industrial if desired.  This provides a high level of 


flexibility, allowing development to be reflective of market conditions and highest and best use of the 


property.     


Community	Facilities	Plan	
The Community Facilities Plan suggests suitable locations for required City and school improvements 


through full development.  School and recreation needs were determined on the basis of present and 


future residential inventories.  A maximum of three new elementary schools and one additional middle 


school will be required to accommodate increased enrollments at full development.  No new schools will 


be required prior to 1990.  Wherever possible, recreation areas were planned adjacent to existing or 


proposed school sites.  A major city park was proposed west of Crocker Road to avail to residents in the 


western half of the City the recreational resources which Clague Park.  Also presented in tThe 


Community Facilities Plan also includes new administrative offices, a new police station and two new 


fire stations are parks and recreation, storm drainage and other community facilities such as the Clague 


House Museum, Lilly Weston House, and Community Services Center.   


Thoroughfare	Plan	
The Thoroughfare Plan includes sets forth a system of streets for the City through full development  to 


ensure safe and efficient operation of major streets consistent with their functions in the community 


and with the land uses they serve, and to ensure access for all properties. 
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Crocker Road, New Columbia Road and Porter Road extension as necessary additions to the City’s major 


street system.  Also included in the plan are suggested typical subdivision layouts for all undeveloped 


areas of the City and a corresponding list of required street openings.  Existing major roads, including 


Detroit, Center Ridge, Clague and Bradley Roads may require widening or reconfiguration of lanes in the 


future to accommodate increased traffic and bicyclists. 


Future	Land	Use	Summary	
Table 25 projects Westlake’s land use classification in acreage reflecting a well‐balanced community 


pattern of development based on today’s planning concepts.  It is anticipated that these categorical 


acreage figures will flex, in time, to reflect the City’s changing needs.  


Table	25	–	FUTURE	LAND	USE	AT	FULL	DEVELOPMENT		
 


Land Use 
Classifications 


Total 
Acres* 


Percent of 
Total 


One Family  4780.4 47.2%


Townhouse  109.4 1.1%


Garden  363.7 3.6%


Over 3 Stories  30.2 0.3%


General Business  279.6 2.8%


Shopping Center  69.6 0.7%


Office  437.3 4.3%


Interchange Service  123.3 1.2%


Industrial  698.5 6.9%


Office‐Laboratory  134.6 1.3%


PUD  232.9 2.3%


Public  2866.5 28.3%


FUTURE CITY TOTAL  10,126  100.0 
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Chapter	10–	PLAN	IMPLEMENTATION	
 


“To promote only physically compatible development embodying all safeguards necessary to preserve 


and enhance surrounding land use.” 


“To plan all future streets so as to avoid undevelopable land‐locked properties and assure a save and 


efficient major street system.” 


The following sections discuss the various methods of plan implementation which will aid the City in 


achieving the goals and objectives with this Guide Plan represents. 


Map	Interpretation	
While the graphic Guide Plan Map found in appendix C permits the designation of one and only one land 


use for any given piece of land, the plan obviously cannot be interpreted so rigidly.  In several instances, 


for example, to adjoining vacant properties in the Guide Plan are designated for future apartments at 


differing densities, the desire being to provide for a mixture of densities overall.  In some such instances 


the density assigned to one property may as readily have been assigned to the other.  Likewise, some 


apartment locations are equally well suited for offices and they in turn for apartments.  Foremost in 


mind in using the Guide Plan as a planning tool then should be the general concept and land use pattern 


overall, based on agreed upon long range goals and objectives.  Within these parameters, other fitting 


land use combinations are possible.  But again, the plan and map allows only one expression of these 


goals and objectives to be designated. 


Planned	Unit	Development	
Any mix of two or more land uses developed together by one person is technically a planned unit 


development (PUD).   As such, the Guide Plan in its land use interfaces presents countless opportunities 


for planned unit development to occur.  Other smaller PUD’s can be developed within areas now shown 


on the map with a single land use designation.  Here the designated land use symbol would desirably 


stipulate the upper limit of intensity at which any section of the PUD for that area could be build.  The 


City should encourage PUD development in areas having at least 30 acres.  Westlake’s most well‐known 


PUD is Crocker Park with its mix of retail, office, residential and parkland in a traditional urban setting. 


Zone	Map	Changes	
To fully implement the Guide Plan, future zoning should basically reflect the pattern of land uses 


indicated in the plan.  In some areas, such as Crocker Road, this will necessitate expansion of business 


and multifamily zoning.  In other areas it will mean a conversion from retail to non‐retail classifications.  


Overall, however, since the plan builds on the existing zoning pattern, rezoning is minimized as much as 


possible.   


The only aspect of the Guide Plan which may not require literal translation into zoning are those areas 


where existing single family uses are expected to remain through full development.  Most of these areas 


are currently zoned retail or multifamily and could probably continue to do so, since, the locational 
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determinates of these properties are not as suited to more intense use as are the new unified retail and 


multifamily locations recommended in the plan.  Hence, if the new recommended locations are 


implemented early enough, there will be little pressure for redevelopment of less favorable sites on 


Detroit and Center Ridge Roads as undesirable excess strip commercial development.  In many 


instances, of course, no hardship will be incurred because of undersized lots or lack of owner interest in 


redevelopment. 


To implement the Guide Plan recommendations set forth in this report will require rezoning 


approximately 400 acres of land from present zoning district classifications to those districts permitting 


the uses which the plan proposes.  Beyond the category of required rezoning is another 150 acres where 


rezoning is considered optional in that the present district classification permits but does not limit or 


assure development to the use recommended as, for example, the instance of townhouse use in office 


zoning or continuation of residential uses in a general business district. 


During plan development it was determined that overall retail development had to be contained and 


that unified shopping areas were more desirable than continuous strip commercial development.  In 


keeping with these findings, the net effect of full implementation of both categories of zoning map 


changes is an 83 acre increase in shopping center zoning and an overall net reduction in retail caused by 


a larger acreage reduction in general business zoning. 


Comparison	with	Existing	Zoning	
Table 26 presents a comparison of residential composition at full development according to existing 


zoning, on the one hand, and the recommendations of the 1984 Guide Plan, on the other.  Here it can be 


seen that the 1984 Guide Plan recommends recommended additional multifamily development in the 


lower density townhouse classification, while reducing garden apartment development over 50 percent 


and increasing “over three story” apartments to approximately 110 acres.  Importantly, both existing 


zoning and the Guide Plan overall anticipates approximately the same population at full development.  It 


should be noted that the total population is based on the gross acreage and was not adjusted to account 


for existing community facilities, roadways, parking, buffering, streets parks and recreation areas, on 


residentially zoned land.  As a result, it is higher at 44,995 than a projected population of 39,638. 


Table	26	–	COMPARISON	OF	EXISTING	ZONING	AND	1984	GUIDE	PLAN	LAND	USE	PLAN	
    Existing Zoning  1984 Guide Plan 


Dwelling Type  Zoning Class  Acres  Population  Acres  Population 


One Family  R‐1F‐80  5,333* 4,780  41,064 
22,467.88 


4,900  37,800 29,400 


Townhouse  R‐MF‐40  12 109.4  360 1,542.54  430  12,600 4,618 


Garden  R‐MF‐24  669 363.7  28,900 
13,888.8 


290  12,600 8,700 


Over 3 Stories  R‐MF‐15  6 30.2  380 1,738.765  110  6,740 2,277 


Total Residential    6,020 5,284  70,704 39,638  5,730  69,740 44,995 


*One family acreage does not include existing community facilities and parks and recreation located in one 
family zoning. 


 







Westlake Compiled Guide Plan 1984-2015 


Chapter 10 – PLAN IMPLEMENTATION     Page 76 
 


Despite the similar ultimate populations, however, there are all‐important basic differences between 


the two land use plans in terms of both the location and composition of multifamily development within 


the City.   The Guild Plan, unlike present zoning, recognizes the importance of recent development 


factors such as Interstate 90, Crocker Road and the West Shore Health Care Campus, as determinants in 


the location of future multifamily development.  The Guide Plan also encourages more balanced 


multifamily development through increased emphasis on dwelling types other than garden apartments. 


Thoroughfare	Planning	
In addition to future land use, the Guide Plan Map indicates the approximate locations of major street 


extensions necessary for implementation of major land use recommendations set forth in this report.  


The Guide Plan Map also proposes a system of local streets illustrating how all remaining undeveloped 


areas of the City can be suitably subdivided in accordance with present platting regulations.  Reference 


to these suggested street patterns will furnish City officials with a means of comparison by which to 


evaluate developers’ solutions for the same areas.  By checking proposed frontage development against 


the Map and the “Critical Street Opening List” (Appendix B), any conflict with the plan can be quickly 


identified. 


Conclusion	
With Interstate 90, the Crocker Road extension and city‐wide sewer availability, the coming decade will 


witness the maturation of Westlake as a highly sought location to live, work and invest.  The Guide Plan 


provides direction for the important day‐to‐day and long‐range land use decisions confronting the City 


and helps in the recognition of the City’s unique potential.  Through plan implementation and periodic 


review, full realization of this potential will be assured. 
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Opening #  Connecting Street  PPN  Present Use 


1  Bradley Road  211‐02‐012  Vacant General location of Viking Pkw. 


211‐02‐003  “ 


211‐02‐004  “ 


211‐02‐006  “ 


2  Bradley Road  211‐04‐006 
Dwelling 


 


211‐04‐004  General Location of Viking Pkw. 


3  Avon Road  211‐05‐005 
Vacant 


Burr Oak Sub. 


211‐05‐007  “ 


211‐05‐008  “ 


211‐05‐010  “ 


4  Bradley Road  211‐06‐002 
Vacant  


The Glens Subdivision  


5  Bradley Road  211‐10‐029 
Vacant 


Kilgour Residence 


6  Detroit Road  211‐08‐002 
Vacant 


Not in system 


7  Bradley Road  216‐06‐002 
Vacant 


Riviera Residence 


216‐06‐001  “ 


216‐06‐003  “ 


216‐06‐006  “ 


211‐12‐009  “ 


8  Schwartz  216‐03‐001 
Vacant 


Schwartz connector 


9  Schwartz  216‐05‐015 
Vacant  


Sawgrass Lane built to Bassett Instead 


216‐05‐014  “ 


216‐05‐007  “ 


10  Schwartz Road  216‐01‐006  Vacant 


    216‐01‐007  “ 


    216‐01‐008  “ 


    216‐01‐010  Residence 


216‐01‐012  Vacant 


216‐02‐001  Residence 


11  Bradley Road  217‐02‐005 
Vacant 


Bel Aire Cir. 


12  Lincoln Road  217‐01‐026  Vacant 
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Opening #  Connecting Street  PPN  Present Use 


217‐01‐027 


    217‐01‐028  Residence 


217‐01‐032  “ 


13  Lincoln Road  217‐03‐010 
Vacant 


 Park Subdivision prevents this opening 


217‐03‐006  “ 


217‐04‐001  “ 


14  Bradley Road  217‐04‐021  Vacant 


15  Center Ridge  217‐05‐001 
Vacant 


Prestwick Crossing Residence 


217‐14‐021  “ 


16  Center Ridge  217‐14‐010 
Vacant 


Next to Prestwick Crossing 


217‐14‐021  Not in system 


17  Detroit Road  211‐25‐003 
Vacant 


The Promenade 


211‐25‐006  “ 


18  Bassett‐Stearns  211‐26‐001 
Vacant 


The Promenade 


19  Bassett‐Stearns  211‐29‐003 
Vacant 


Blocked by Devon Oaks 


20  Bassett‐Stearns  211‐29‐007 
Vacant 


Constructed as Woodruff 


21  Hilliard Blvd  216‐26‐003 
Vacant 


Not in system 


22  Schwartz  216‐08‐010 
Vacant 


Wood Oak Residence 


23  Bassett‐Stearns  216‐12‐002 
Vacant 


King Arthur Residence 


24  Center Ridge  217‐12‐004 
Vacant 


Residence 


217‐22‐002  Not in system 


25  Bassett‐Stearns  217‐24‐001 
Vacant 


Bretton Woods Subdivision 


26  Bassett  212‐16‐003 
Vacant 


Next to Holden’s Arbor Run 


27  Bassett  212‐27‐003  Vacant Residence 


212‐27‐004  This lot blocks Woodmill Drive 


212‐27‐006  Residence 


212‐27‐007  Near Indianpath Drive 


28  Bassett  216‐31‐015  Vacant Not in system 


216‐31‐014  “ 


29  Hilliard Blvd  216‐31‐021  Vacant Preston Residence 
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Opening #  Connecting Street  PPN  Present Use 


216‐31‐005  Hilliard Residence 


216‐31‐007  Preston Residence 


30  Hilliard Blvd  216‐31‐003  Vacant Regency Pt. Residence 


216‐27‐005  Regency Pt. Residence 


216‐31‐003  Regency Pt. Residence 


31  Bassett‐Stearns  216‐27‐001 
Vacant 


Not on map as a street opening. 


216‐27‐010  Coventry Drive 


32  Bassett‐Stearns  216‐12‐002 
Vacant 


King Arthur Residence 


216‐27‐010  North Windsor Residence 


33  Bassett‐Stearns  217‐11‐017  Golf range Hummingbird  


34  Bassett‐Stearns  217‐11‐017  Golf range Hummingbird  


35  Bassett‐Stearns  217‐26‐002 
Vacant 


Crocker Road 


36  Center Ridge  216‐18‐001 
Vacant 


Stonegate 


216‐17‐005  “ 


37  Center Ridge  216‐17‐003 
Vacant 


Next to Chase Drive 


38  Center Ridge  215‐06‐002 
Vacant 


Not on map as a street opening 


215‐06‐001  Stonegate Cir. Residence 


39  Center Ridge  216‐16‐002  Vacant Not in System 


216‐16‐003  Not in System 


40  Center Ridge  215‐07‐001  Vacant Not on map as a street opening 


215‐06‐008  Not on map as a street opening 


41  Cahoon Road  212‐03‐0021  R.O.W. Stub to Bryandale 


42  Settler's Reserve Way  212‐17‐012  Vacant Settler’s Reserve Residence 


43  Hilliard Blvd  212‐25‐008 
Vacant 


Residence next to Berringer  


44  Dover Center  212‐26‐005 
Vacant 


Not in System 


45  Hilliard Blvd  212‐28‐039  Vacant Developed as Carousel Ct. 


212‐28‐005 


212‐28‐009 


46  Hilliard Blvd  212‐28‐010  Vacant Developed as  Carousel Ct. 


47  Montclair Drive  213‐03‐033  Vacant Not in System 


48  Center Ridge  213‐16‐035  Vacant No future street shown on map 


49  Dover Center  215‐14‐017 
Vacant  


Courtland Meadows Residential lot 
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Opening #  Connecting Street  PPN  Present Use 


50  Dover Center  215‐14‐021  “ 


215‐14‐020  “ 


51  Detroit  213‐18‐004  Vacant Cobblestone Chase Entrance 


Cobblestone Chase Residence 


52  Detroit  213‐21‐034  Dwelling Not in System 


213‐21‐035  “ 


53  Center Ridge  213‐23‐017  Vacant Not in System 


213‐23‐018  “ 


54  Canterbury  215‐24‐020 
Vacant Not possible to connect to Park 


Place 


55  Old Columbia  215‐19‐040  Vacant Rustic Ln. Residence 


56  Old Columbia  215‐19‐009  Vacant Carnation Run Entrance 


215‐19‐010  Residential Lot 


57  Rose Road  215‐18‐009  Vacant No future street shown on map 


58  Hilliard Blvd  213‐25‐001  Vacant  Not in system 


59  Hilliard Blvd  213‐28‐021  Vacant Arlington Row 


60  Center Ridge  215‐27‐003  Vacant No future street shown on map 


61  Weston Avenue  215‐26‐022  Vacant Residence on Fortune Trail 


62  Weston Avenue  215‐26‐021  Vacant No future street shown on map 


63  Center Ridge  214‐10‐007  Vacant No future street shown on map 


64  Weston Avenue  215‐27‐023  Vacant Residence on Cornerstone 


65  Weston Avenue  215‐27‐020  Vacant  No future street shown on map 


215‐27‐019  Lot off of Cornerstone 


66  Hilliard Blvd  214‐27‐005 
Vacant 


Residence next to Acadia Tr. 


67  Center Ridge  214‐27‐011 
Vacant 


No future street shown on map 


68  Center Ridge  214‐29‐004 
Vacant 


Fallen Oaks Roadway 


214‐29‐002  Pebble Cove Roadway 


69  Clague Road  214‐30‐003 
Vacant 


Lot off of Wingfoot Drive 


70  Westwood Ave  214‐30‐027 
Vacant 


Not possible to connect to Quail Hollow 


214‐30‐032  “ 


71  Detroit  211‐07‐004  Vacant Not in system 


211‐07‐006  Developed as Burr Oak 


211‐10‐005  Not in system 


72  Hilliard Blvd  216‐02‐033  Vacant Residence 


216‐02‐020  Residence 


216‐02‐019  “ 


216‐2‐020 
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Opening #  Connecting Street  PPN  Present Use 


73  Hilliard Blvd  217‐01‐002  Vacant Bishops Gate Residence 


217‐01‐034  Bishops Gate Residence 


74  Hilliard Blvd  216‐31‐002  Vacant Nottingham Residence 


75  Canterbury  215‐16‐004  Dwelling Cinnamon Way Residence 


76  Center Ridge  216‐13‐003 
Vacant Not possible to connect to 


Weybridge Drive 


216‐13‐002  “ 


216‐13‐001  Regency Residence 


77  New Columbia  215‐17‐007  Vacant Woodpath Trail Residence 
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