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P R E A M B L E
In compliance with notification requirements of Ohio's open meeting law and section 101.021 of the Codified 

Ordinances of Cleveland, Ohio, 1976, notice of this meeting has been publicly posted. 

All boards and commissions under the purview of the City Planning department conduct their meetings in a 
manner modeled after Robert’s Rules of Order. Actions during the meeting will be taken by voice vote. Recusals 

from any vote due to a conflict of interest should be stated for the record prior to the taking of any vote.

In order to ensure that everyone participating in the meeting has the opportunity to be heard, we ask that 
online participants use the raise hand feature before asking a question or making a comment. The raise hand 

feature can be found in the participants panel on the desktop and mobile version and activated by clicking the 
hand icon. Please wait for the Chair or facilitator to recognize you and be sure to select unmute and announce 
yourself before you speak. When finished speaking, please lower your hand by clicking on the raise hand icon 

again and mute your microphone.

We will also be utilizing the chat feature to communicate with participants. The chat feature can be activated  
by clicking the chat button located on the bottom of the Webex screen.

Cleveland Board of Zoning Appeals

CALL-IN USERS CAN UNMUTE BY USING *6

May 18, 2026



Cleveland Board of Zoning Appeals

P r e a m b l e

ALL MEETING ACTIVITY IS BEING RECORDED VIA THE WEBEX PLATFORM. 

THESE PROCEEDINGS ARE ALSO BEING LIVE STREAMED VIA YOUTUBE FOR PUBLIC VIEW. 

WE HAVE PROVIDED A LINK TO THE MEETING FOR THOSE WHO WISH TO SPEAK ON A PARTICULAR CASE VIA OUR 
WEBSITE AND EMAIL. 

ALL REQUESTS TO SPEAK ON A PARTICULAR MATTER HAVE BEEN CONSIDERED.

WE HAVE ALSO RECEIVED EMAILS FROM THOSE WHO HAVE PROVIDED WRITTEN COMMENT ON A PARTICULAR 
MATTER.

May 18, 2026



Cleveland Board of Zoning Appeals

Call to Order & Roll Call
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Postponements/Withdrawals
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Postponements / Withdrawals



Cleveland Board of Zoning Appeals

Public Hearing

May 18, 2026



Order of the Hearing:

1. Description of the case will be read into the record.

2. Any person wishing to speak on the matter will be sworn in.

3. Project team will present their proposal.

4. Board members will have the opportunity to ask questions.

5. Those in favor of the project will have the opportunity to speak.

6. Those in opposition of the project will have the opportunity to speak.

7. The Secretary will read any written correspondence.

8. City Planning Commission will give their recommendation.

9. Councilmember, if present, will give comments.

10. Project team may respond to any comments made by other parties. 

11. Board members may ask additional questions or suggests conditions.

12. Motion will be made and seconded. 

27. Secretary will call the role. 

Cleveland Board of Zoning Appeals

Rules of the Hearing:

1. Please speak clearly for the record; 
our Court Reporter can only record one 
voice at a time. 

2. Do not speak unless recognized by 
the Chair.

3. All conversation must go through 
the Chair (no back and forth 
conversations)

4. Hold your comments until the 
speaker is done speaking. 

5. At the request of the Chair 
Comments may be limited to 2 minutes. 

May 18, 2026



Board of Zoning Appeals

May 18, 2026
Landmark at the Lake LLC. , owner, proposes to erect a five-story, 209 unit apartment building in a 
General Retail Business District. The owner appeals for relief from the strict application of the 
following sections of the Cleveland Codified Ordinances:

Calendar No. 26-041 5475 N Marginal Rd. Ward 8

1. Section 355.04 which states that in a "D" Area District, the maximum gross floor area is limited to one times the lot area. In this case 186,230 square feet 
maximum gross floor area is permitted and 229,934 square feet are proposed. This section also states that the minimum required lot size is 501,600 square 
feet and 186,230 square feet are proposed.

2. Section 349.04 which states that One (1) accessory parking space per dwelling unit is required for lots not located in a Transit Oriented Development (TOD) 
zone. 209 accessory parking spaces are required and 192 accessory parking spaces are proposed.

3. Sections 349.05(a) & (b) which state the following:

(a)The required accessory off-street parking facility shall be located on the same lot as the use for which it is provided or on a lot within four 
hundred (400) feet of the nearest boundary of the lot upon which the use is located.

(b)The separate lot upon which such accessory parking facilities are provided shall be in the same ownership or control as the building or use to which the 
parking facilities are accessory. 17 spaces are proposed on an adjoining lot.

4. Section 347.0S(a) which states that trash areas and refuse containers shall be located in such manner that they shall not be visible from the public street or 
from any lot or lots designated for residential purpose. Such trash areas shall be screened with opaque fencing not lower than the height of the refuse 
containers therein. Adequate vehicular access to and from such area or areas for collection of trash and/or garbage shall be provided at reasonable hours.

5. Section 352.13 (a) which states that all parking lots containing ten (10) or more spaces, which are used during non-daylight hours, shall be illuminated 
during those hours with one (1) to two and a half (2.5) foot candles, as recommended by the Illuminating Engineering Society (IES). No lighting plan was 
provided.

6. Note: City Planning Commission approval is required.



SWEARING IN ALL WHO ARE PRESENT FOR THIS CASE:

DO YOU SWEAR OR AFFIRM THAT THE TESTIMONY YOU 
ARE ABOUT TO GIVE IS THE WHOLE TRUTH AND 

NOTHING BUT THE TRUTH?

Board of Zoning Appeals

Please Raise Your Hand. 
Reply with I DO and YOUR NAME.

Calendar No. 26-041 5475 N Marginal Rd. Ward 8
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Board of Zoning Appeals

HISTORY OF THE PROPERTY

Calendar No. 26-041 5475 N Marginal Rd. Ward 8

May 18, 2026



Board of Zoning Appeals

LEGAL STANDARD

Calendar No. 26-041 5475 N Marginal Rd. Ward 8

May 18, 2026

Calendar No. 26-041:   5475 Marginal Road. 
       

Madam Chair, Members of the Board, Appellant is requesting area variances from the maximum 

gross floor area, minimum required lot size, parking, and trash requirements of the zoning code. 

 

To obtain the area variances, Appellant must prove that denying the request: 

 

 1.    Will create a practical difficulty not generally shared by other land or buildings in  

        the same district; 

 2.    Will deprive the Appellant of substantial property rights; and 

 3.    That granting the variances will not be contrary to the purpose and intent of the  

        zoning code.  
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Calendar No. 26-041 5475 N Marginal Rd. Ward 8
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UNION AT CLEVELAND HARBOR
CLEVELAND,  OHIO
PROJECT# PRJ25-042138

BOARD OF ZONING APPEALS
MAY 18,  2026



LOCATED AT 5475 N MARGINAL ROAD 
PARCEL # 10501101

ACREAGE
+/- 186,230-SF, 4.27-ACRES
PLUS
+/- 37,640-SF,  0.86-ACRES

ZONING
GR-D3, ALLOWS MULTI-FAMILY BY-RIGHT

LOCATION/CONTEXT

Building Lot Site

The Shoreline
Apartments

E 55th Street Marina

E.
 5

5t
h  S

tre
et

Lake Erie

S. Marginal Road



BUILDING 
5-STORY APARTMENT BUILDING
GENERAL POPULATION, 209 UNITS

PARKING
189 PARKING SPACES + 23 ADA PARKING SPACES
212 PARKING SPACES TOTAL

EASEMENT
CITY VACATED RIGHT OF WAY ALLOWED FOR 
SHARED PARKING AND ADDED CITY PARK TO THE 
EAST SIDE OF SITE IN COORDINATION WITH 
CURRENT LEASE WITH PROPERTY OWNER AND 
PER CITY REAL ESTATE DEPARTMENT.

SITE PLAN

EASEMENT / VACATED 
RIGHT OF WAY

BUILDING LOT SITE



OVERALL BUILDING INFORMATION
230,248-SF TOTAL

UNIT MIX
88 ONE-BEDROOM UNITS
81 TWO-BEDROOM UNITS
40 THREE-BEDROOM UNITS
209 UNITS TOTAL
(22 UNITS WILL BE TYPE A ACCESSIBLE)

BUILDING FLOOR PLANS

FIRST FLOOR
46,108-SF

UNIT MIX
16  ONE-BEDROOM UNITS
13  TWO-BEDROOM UNITS
08  THREE-BEDROOM UNITS
37 UNITS TOTAL

TYPICAL UPPER FLOOR
46,035-SF

UNIT MIX / FLOOR
18  ONE-BEDROOM UNITS
17  TWO-BEDROOM UNITS
08  THREE-BEDROOM UNITS
43 UNITS TOTAL / FLOOR

UPPER FLOORSFIRST FLOOR



LETTER OF NON-CONFORMANCE ITEMS

COMMENTS FROM LETTER ISSUED ON 2/21/2026
Location: 5475 N. Marginal Road
Zoning District: General Retail-GR
Area: D Height: 3



“D” AREA DISTRICT MAX SQUARE FOOTAGE 
LIMITED TO ONE TIMES THE LOT SQUARE 
FOOTAGE: 186,230 SF

VARIANCE REQUEST:
PROPOSED ALLOWANCE REQUEST FOR 230,248 SF 
FOR THE 5-STORY APARTMENT BUILDING

2024 OHIO BUILDING CODE:
ALLOWABLE HEIGHT IS 5 STORIES 
ALLOWABLE AREA IS 48,000 SF / FLOOR x 5 =
240,000 SF TOTAL > 230,248 SF PROPOSED

ITEM #1 – Zoning Code 355.04

5 
ST

O
RI

ES

TOTAL 230, 248 SF



ONE (1) ACCESSORY PARKING SPACE PER 
DWELLING UNIT.  209 UNITS = 209 SPACES.
PARKING LOCATED IN BUILDING LOT: 192

VARIANCE REQUEST:
REQUEST TO INCLUDE 20 PARKING SPACES 
IN EASEMENT AS PART OF PARKING TOTAL:
BUILDING LOT 192 + EASEMENT LOT 20 =
212 TOTAL / 209 REQUESTED

EASEMENT IS PART OF PROJECT SCOPE IN 
COORDINATION WITH THE CITY.

NOTE: WORKING WITH PLANNING 
COMMISSION ON PARKING AND LOCATING 
PATH THROUGH LOT, SO REQUESTING THE 
209 SPACES AS THE REQUIRED COUNT.

ITEMS #2 – Zoning Code 349.04

EASEMENT
20 SPACES

MAIN LOT
192 SPACES



(a) REQUIRED OFF-STREET PARKING LOCATED 
ON THE SAME LOT AS USE WHICH ITS 
PROVIDED ON OR WITHIN 400 FEET.

(b) SEPARATE LOT WITH ACCESSORY PARKING 
SHALL BE IN SAME OWNERSHIP OR 
CONTROL AS BUILDING OR USE.

VARIANCE REQUEST:
EASEMENT LOT PARKING SPACES TO BE 
INCLUDED WITH MAIN PARKING DUE TO 
AGREEMENT OF SHARED LOT USE.

ITEM #3 – Zoning Code 349.05(a) & (b)

EASEMENT
20 SPACES

MAIN LOT
192 SPACES



TRASH AREAS AND REFUSE CONTAINERS SHALL 
NOT BE VISIBLE FROM PUBLIC STREET OR 
RESIDENTIAL LOTS.  SHALL BE SCREENED WITH 
OPAQUE FENCING NOT LOWER THAN HEIGHT 
OF CONTAINERS THEREIN

VARIANCE REQUEST:
PROVIDE COMBINATION OF DECIDUOUS TREES 
AND 36” HIGH SHRUBS

ITEM #4 – Zoning Code 347.08 (a)

TRASH ENCLOSURE



HEIGHT 22.5’

HEIGHT 20’

All PARKING LOTS SHALL BE ILLUMINATED WITH 
1 – 2.5 FOOTCANDLES

VARIANCE REQUEST:
AVERAGE LIGHTING LEVEL IS 2.1 FOOTCANDLES 
WITH A MINMUM OF 0.4

ITEM #5 – Zoning Code 352.13(a)



NOTE: SHEET PROVIDED FOR REFERENCE

- 24’-0” WIDTH AT PRIMARY ENTRY FOR AERIAL 
APPARATUS FOR FIRE LANE 

- TWO POINTS OF ACCESS PROVIDED

- HYDRANTS PROVIDED ON SITE

EXTRA: FIRE ACCESS
T-TURN AROUND

PROPOSED 
HYDRANT 
LOCATIONS

TRUCK 
ROUTE

SECONDARY ACCESS WITH 
ACCESS GATES



Board of Zoning Appeals

May 18, 2026
Latonya Walker, owner, proposes to establish a five (5) person residential 
facility in a B1 Two-Family Residential District. The owner appeals for relief 
from the strict application of the following sections of the Cleveland Codified 
Ordinances:

Calendar No. 26-042 9717 Dickens Ave. Ward 3

1. Section 325.571 which states a “Residential Facility” means a publicly or privately operated home or facility, licensed 
pursuant to state law, that provides accommodations, supervision, and personal care services to any of the follow: (a) 
one(1) or two (2) unrelated per-sons with mental illness; (b) one (1) or (2) unrelated adults who are receiving 
residential state supplement payments as defined in the Ohio Revised Code; or (c) three (3) to sixteen (16) unrelated 
adults.

2. Section 337.02 (h) which states a residential facility, as defined in Chapter 325 of this Zoning Code, for one (1) to five 
(5) unrelated people, is not permitted if located within one thousand (1,000) feet from an-other. Licensed Residential 
Facility located at 3104 Audobon Blvd. 



SWEARING IN ALL WHO ARE PRESENT FOR THIS CASE:

DO YOU SWEAR OR AFFIRM THAT THE TESTIMONY YOU 
ARE ABOUT TO GIVE IS THE WHOLE TRUTH AND 

NOTHING BUT THE TRUTH?

Board of Zoning Appeals

Please Raise Your Hand. 
Reply with I DO and YOUR NAME.

Calendar No. 26-042 9717 Dickens Ave. Ward 3

May 18, 2026



Board of Zoning Appeals

HISTORY OF THE PROPERTY

Calendar No. 26-042 9717 Dickens Ave. Ward 3

May 18, 2026



Board of Zoning Appeals

LEGAL STANDARD

Calendar No. 26-042 9717 Dickens Ave. Ward 3

May 18, 2026

Calendar No. 26-042:   9717 Dickens Ave. 
             

Madam Chair, Members of the Board, Appellant is requesting a use variance and an area variance 

from the minimum distance requirements of the zoning code. 

 

To obtain the use variance, Appellant must prove that denying the request: 

 

1. Will result in an unnecessary hardship particular to the property such that there will 

be no economically feasible use of the property without the variance; 

2. Will deprive the Appellant of substantial property rights; and 

3. That granting the variance will not be contrary to the purpose and intent of the zoning 

code. 

 

To obtain the area variance, Appellant must prove that denying the request: 

 

 1.    Will create a practical difficulty not generally shared by other land or buildings in  

        the same district; 

 2.    Will deprive the Appellant of substantial property rights; and 

 3.    That granting the variance will not be contrary to the purpose and intent of the  

        zoning code.  
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Calendar No. 26-042 9717 Dickens Ave. Ward 3
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Calendar No. 26-042 9717 Dickens Ave. Ward 3

3104 Audubon Blvd.
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Calendar No. 26-042 9717 Dickens Ave. Ward 3













Board of Zoning Appeals

May 18, 2026
Jorge Mayor and Nathaniel Grills, owners,  propose to erect a new 
wood frame gable garage in a B1 Two-Family Residential District. 
The owners appeal for relief from the strict application of the 
following section of the Cleveland Codified Ordinances:

Calendar No. 26-047 4314 Bailey Ave. Ward 7

1. Section 353.03 which states that an accessory building shall not exceed fifteen (15) feet in 
height, or the distance from the accessory building to a main building or potential location of 
a main building on adjoining premises in a Residence District, whichever is less. The 
neighbors at 4310 Bailey/and also soon to be 4313 Peach Ct. are proposing two houses with 
attached front loaded garages within 5 feet of shared eastern property line.



SWEARING IN ALL WHO ARE PRESENT FOR THIS CASE:

DO YOU SWEAR OR AFFIRM THAT THE TESTIMONY YOU 
ARE ABOUT TO GIVE IS THE WHOLE TRUTH AND 

NOTHING BUT THE TRUTH?

Board of Zoning Appeals

Please Raise Your Hand. 
Reply with I DO and YOUR NAME.

Calendar No. 26-047 4314 Bailey Ave. Ward 7

May 18, 2026
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HISTORY OF THE PROPERTY

Calendar No. 26-047 4314 Bailey Ave. Ward 7

May 18, 2026



Board of Zoning Appeals

LEGAL STANDARD

Calendar No. 26-047 4314 Bailey Ave. Ward 7

May 18, 2026

Calendar No. 26-047:   4314 Bailey Ave. 
       

Madam Chair, Members of the Board, Appellant is requesting an area variance from the accessory 

building requirements of the zoning code. 

 

To obtain the area variance, Appellant must prove that denying the request: 

 

 1.    Will create a practical difficulty not generally shared by other land or buildings in  

        the same district; 

 2.    Will deprive the Appellant of substantial property rights; and 

 3.    That granting the variance will not be contrary to the purpose and intent of the  

        zoning code.  
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Calendar No. 26-047 4314 Bailey Ave. Ward 7
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Amy D'Amico
The Great Garage Company

1309 Ridge Rd. Suite 4
Hinckley, OH 44233

440.230.9900

3/15/2026

Jorge Mayor & Nate Grills
4314 Bailey Ave.

Cleveland, OH 44113
202-641-2866

14 x 20 Gable Garage
Plot Plan

IMPORTANT NOTICE TO HOMEOWNER:
PLEASE HAVE POWER TO GARAGE 
SHUT OFF BEFORE DEMOLITION AND
HAVE ELECTRIC POWER FROM THE
HOUSE ACCESSIBLE FOR POWER
TOOLS.

I (We) have reviewed this drawing
and agree that it is a true representation
to the work to be performed on my
property.
I also understand that I am
responsible for the location of my
property lines, painting, backfill
and landscaping of my property. 

Homeowner:________________________________

Homeowner:________________________________

Date:_______________________________________
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color:
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Header extends 2'
over narrow wallS

Strong-Drive SDWC Truss Screw on 
each rafter for tie down

 



GFCI

WP

Electrical Plan 

ELECTRICAL SCHEDULE
QTY DESCRIPTION 2D SYMBOL 3D ELEVATION

1 
SCONCE LIGHTS

PROVIDED BY
ELECTRICIAN

  

1 SINGLE, CEILING
MOUNTED   

3 SINGLE POLE   

1 DUPLEX
(WEATHERPROOF)   

2 BARE BULB   

1 GFCI   

1 
ELECTRICAL DOUBLE

SPOT LIGHT & MOTION
PROVIDED BY
ELECTRICIAN

  

WP

GFCI

WP

GFCI

Electrical Schedule
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IMPORTANT NOTE TO ELECTRICIAN:
50' underground feeder
All wall receptacles in garage to be GFCI protected
All materials to be supplied by electrician
Garage door opener to be single receptacle

1/4

Garage with 2) 120 volt circuits: 
Underground to garage to be in 1/2" rigid metal conduit a minimum of 6"
deep (or 1/2" PVC conduit a minimum of 18" deep) with 4) #12 THHN
stranded wires on a 20 amp double pole breaker in the house panel and a
2-pole 20 amp main switch at the garage.  Rear outlet/outlets for each
bay are on a dedicated circuit. 
  

IMPORTANT NOTE TO HOMEOWNER:
Please make arrangements to be home when the
electricians are scheduled. They will need access to the
electrical panel inside your home.

We will email you a detailed build schedule once it has
been finalized.
Thank you!



2019 RCO PFG Narrow Wall Continuous Wall Strong-Drive Truss Screw
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Board of Zoning Appeals

May 18, 2026

Calendar No. 26-023 1212/1260  Sumner Ave. Ward 5
The Eparchy of Our Lady of Lebanon Los Angeles, owner, proposes to establish a surface parking lot/ parking 
place with 99 spaces on a vacant lot in a Semi-Industry District in the Central Business District accessory for 
parishioners at 1245 Carnegie Avenue and as a “parking place” for “for hire” as defined in Chapter 457. The owner 
appeals for relief from the strict application of the following sections of the Cleveland Codified Ordinances:

1. Section 349.14(c) which states that a “Surface parking lot” is an off-street parking area 
which is located at street-grade level, and which is not enclosed within a garage 
structure.

2. Section 401.34 which states that a “Parking place” means any garage or other building 
or part thereof, or any premises  or parcel of land in or upon which a business of 
storing more than ten (10) motor vehicles in any twenty-four (24) hour period, where 
the owner or person storing such vehicles is charged a fee, but excluding the rental of 
private garages and the all-night storing of vehicles upon the premises of and in 
connection with the operation of regularly established gasoline stations.

3. Section 349.14(d) which states that no surface parking lot, as defined in 349.14 (c) shall 
be established or expanded within the designated downtown area districts except as 
approved by the City Planning Commission in accordance with §349.14 (e). 
Establishment of use was denied by City Planning Commission on January 16, 2026.  

4. Section 349.14 (e) which states that in case of a request for a variance to permit 
establishment of a surface parking lot which is prohibited by regulations of § 349.14, 
the Board of Zoning Appeals shall grant such variance only if it determines that denial 
of the variance would deprive the owner of all reasonable economic use of the subject 
property. In making this determination, the Board may seek the advice of experts in 
relevant fields and shall  consider the potential for long-term as well as short-term 
economic gain.

5. Section 352.10(j)  which states that “For hire” parking lots shall comply with all the 
visual screening requirements of  Chapter 457 of the Codified Ordinances, where such 
requirements are more restrictive  than the requirements of this chapter.

6. Section 352.04(2 through 4) which states that for any use required to provide any 
transition strip, frontage strip, or island strip, a landscape plan shall be filed with an 
application for:

(2) any use requiring approval by the Board of Zoning Appeals; or

(3) any variances from landscaping or screening requirements, or

(4) a building permit or Certificate of Occupancy and No landscaping plan is 
proposed.

6. Section 341.02 which states that no Building Permit shall be issued by the City without 
design approval by the City Planning Commission, or its Director, for development 
projects within designated  Design Review Districts. City Planning Commission has not 
reviewed nor approved for design.  

7. Section 349.15(c) which states that bicycle spaces shall be provided at a rate of one (1) 
bicycle parking space for each twenty (20) automobile spaces provided. Four (4) bicycle 
parking spaces are required and none are proposed. 

8. Sections 352.13(a) and 349.09 which states that all parking lots containing ten (10) or 
more spaces, which are used during non-daylight hours, shall be illuminated during 
those hours with one (1) to two and a half (2.5) footcandles, as recommended by the 
Illuminating Engineering Society (IES); and where lighting is provided for accessory off-
street parking spaces, it shall be constructed and arranged so as to prevent the direct 
emission of light upon adjoining lots or the public streets. No lighting information 
provided.



SWEARING IN ALL WHO ARE PRESENT FOR THIS CASE:

DO YOU SWEAR OR AFFIRM THAT THE TESTIMONY YOU 
ARE ABOUT TO GIVE IS THE WHOLE TRUTH AND 

NOTHING BUT THE TRUTH?

Board of Zoning Appeals

Please Raise Your Hand. 
Reply with I DO and YOUR NAME.

Calendar No. 26-023 1212/1260  Sumner Ave. Ward 5

May 18, 2026
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HISTORY OF THE PROPERTY
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LEGAL STANDARD

Calendar No. 26-023 1212/1260  Sumner Ave. Ward 5

May 18, 2026

Calendar No. 26-023:   1212/1260 Sumner Ave. 
       

Madam Chair, Members of the Board, Appellant is requesting area variances from the surface 

parking lot, for hire parking lot, landscape plan, City Planning Commission review, bicycle 

parking space, and parking lot lighting requirements of the zoning code. 

 

To obtain the area variances, Appellant must prove that denying the request: 

 

 1.    Will create a practical difficulty not generally shared by other land or buildings in  

        the same district; 

 2.    Will deprive the Appellant of substantial property rights; and 

 3.    That granting the variances will not be contrary to the purpose and intent of the  

        zoning code.  
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APPEAL STATEMENT 

Our Statement; 

We are asking for relief from all aspects of the non-conformance Notice dated 3.12.2026 and 
prepared by Shannan Leonard. 

Saint Maron Church has been operating at this location for over 100 years and currently has over 
3,000 parishioners with a sanctuary that holds 500 worshipers. Back when the city had streetcars 
the church could not have seen the crowds parking for the Guardians and Cavs games that drives 
up parking fees to more than fifty dollars. When contiguous land became available in 2024 that 
had cars parking on it, they purchase it and received a surface parking lot license up until last 
year. Saint Maron Church has 120 space parking garage on Carnegie Avenue they own and 
operate but need the extra spaces for the church’s current needs. We believe this zoning is 
discriminatory to old established religious institutions that don’t have the income stream to 
build and maintain a parking garage at today’s prices. Saint Maron Church has no other needs 
for this land except parking. The church finds it hard to plan services, weddings, and events 
around baseball and basketball. This year The Guardians opening day is on Easter Sunday and 
that is a hardship for the church and its 3,000 parishioners. 

David H. Bowen 

President 

mailto:dbowen@rlba.com
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May 13, 2026 

 

Dear Father Kassab, Mr. Ganim, Mr. Chamoun, and the Congregants of St. Maron Church; 

The City of Cleveland strongly supports St. Maron Church and its continued operation in Downtown 
Cleveland. We appreciate the over 100 years of service the Church has provided to the community, and 
your rich history and cultural contributions to Cleveland. We understand the demand for parking in your 
Downtown location, and I am writing to reiterate our interest in working with you to develop a parking 
solution that meets church needs without requiring a variance from the Board of Zoning Appeals. St. 
Maron Church has a unique opportunity to support its mission with parking revenue from the many 
large-scale events that take place in the Gateway District, and there are many ways that we can work 
together to navigate the City’s code requirements to provide more parking for the Church. 

As we have discussed together in the past, Chapter 349 of Cleveland’s Codified Ordinances: Off-Street 
Parking And Loading prohibits the establishment of new surface parking lots within designated districts 
in Downtown Cleveland, except in very specific instances. Your properties at 1212 & 1260 Sumner Ave 
are within a designated district and so are subject to these provisions. These instances are detailed in 
the Ordinance under §349.14, and I have re-attached a Policy Guidance 1-pager that we previously 
shared to provide clarity.  

Surface parking lots are a uniquely challenging form of Downtown development, because of their impact 
on the vibrancy and vitality of the neighborhood and the economic incentives that act in opposition to 
future redevelopment once a surface parking lot is established. §349.14 was adopted to protect 
Downtown from those forces, and so we take our responsibility to uphold it very seriously. Through our 
work as a department, our goal is to increase activity on the street and minimize blocks of surface 
parking lots that often feel desolate, empty, and unsafe. Due to the relatively low capital cost of building 
surface parking lots and the relatively high revenue of operating parking, especially near popular event 
centers, surface parking lots are lucrative business enterprises that are difficult to replace with more 
substantial development once established.  

Based on these reasons, City Planning does not support the establishment of permanent surface parking 
lots anywhere in Downtown’s designated districts, including the Church’s property, unless it meets the 
exceptions outlined in §349.14 and the attached Policy Guidance. Transparently, for these reasons, City 
Planning intends to oppose your request to establish a permanent surface parking lot at the upcoming 
Board of Zoning Appeals meeting. 

However, we hope and believe there is common ground to work with the Church on an alternative 
development approach that prioritizes providing Church parking, including a time-limited surface lot to 
generate revenue to help finance a long-term development. One example of a potential long-term 
project that may meet your needs is a parking garage with new community space for the Church, 
although many other potential designs and uses are possible. 

https://codelibrary.amlegal.com/codes/cleveland/latest/cleveland_oh/0-0-0-14790
https://codelibrary.amlegal.com/codes/cleveland/latest/cleveland_oh/0-0-0-14790
https://codelibrary.amlegal.com/codes/cleveland/latest/cleveland_oh/0-0-0-14906
https://codelibrary.amlegal.com/codes/cleveland/latest/cleveland_oh/0-0-0-14906
https://codelibrary.amlegal.com/codes/cleveland/latest/cleveland_oh/0-0-0-14906
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The City’s planning and economic development professionals are available to work with you at any time 
to this end, including contributing technical expertise to inform a development & financing strategy, 
assessment and reconsideration of §349.14’s current timing restrictions for temporary lots, and 
assistance navigating the City’s permitting process.  

We hope you will join us as a planning & development partner in upholding and advancing a vision of 
vibrancy and activation for Downtown Cleveland, and we are here at any time to collaborate and assist. 
We’d like to meet together to discuss these options. Please coordinate your availability with Principal 
Planner Dan Shinkle (216-664-3854 / dshinkle@clevelandohio.gov) to discuss further. 

Sincerely, 

  

Calley Mersmann 
Director, City Planning 

 

 

 

CC: Councilmember Richard Starr, Executive Assistance Lamont Johnson, Chief of Staff Ryan Puente, 
Chief Mike Culp, Chief Dave Roberts, Chief Tom McNair, Director Joevrose Bourdeau Small, Assistant 
Director Marka Fields, Shannan Leonard, Liz Kukla, Brittany Jones, Dan Shinkle, David Bowen 

 
 

  

https://codelibrary.amlegal.com/codes/cleveland/latest/cleveland_oh/0-0-0-14906
mailto:dshinkle@clevelandohio.gov
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Quick links to applicable Cleveland Codified Ordinances: 

1. Chapter 349 - Off-Street Parking: 
https://codelibrary.amlegal.com/codes/cleveland/latest/cleveland_oh/0-0-0-14790 

a. §349.14 governs the St. Maron's proposal - Surface Parking Lots in Designated 
Downtown Area Districts: 
https://codelibrary.amlegal.com/codes/cleveland/latest/cleveland_oh/0-0-0-
14906#JD_349.14 

2. §356.02 - Liner Buildings for Structured Parking Decks: 
https://codelibrary.amlegal.com/codes/cleveland/latest/cleveland_oh/0-0-0-48478#JD_356.02 

3. Chapter 457 - Public Garages And Parking Lots, which governs paid public parking 
requirements: 
https://codelibrary.amlegal.com/codes/cleveland/latest/cleveland_oh/0-0-0-24551  

https://codelibrary.amlegal.com/codes/cleveland/latest/cleveland_oh/0-0-0-14906
https://codelibrary.amlegal.com/codes/cleveland/latest/cleveland_oh/0-0-0-14790
https://codelibrary.amlegal.com/codes/cleveland/latest/cleveland_oh/0-0-0-14906#JD_349.14
https://codelibrary.amlegal.com/codes/cleveland/latest/cleveland_oh/0-0-0-14906#JD_349.14
https://codelibrary.amlegal.com/codes/cleveland/latest/cleveland_oh/0-0-0-48478#JD_356.02
https://codelibrary.amlegal.com/codes/cleveland/latest/cleveland_oh/0-0-0-24551
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Policy Guidance for the Establishment of Surface Parking Lots in Downtown Cleveland 

City of Cleveland Codified Ordinance Section 349.14 governs the establishment of new or expanded surface 
parking lots in designated districts of Downtown Cleveland. This portion of the code was passed specifically 
to preserve the urban character of Downtown by limiting surface parking lots in the core of the city, and to 
reduce auto emissions and traffic congestion downtown without discouraging new development. The code 
lays out the following pathways for surface parking lots: 

Surface parking lots within the Downtown Designated Districts may not be established or expanded, 
except with the approval of the City Planning Commission based on the following provisions: 

• Temporary approval while pursuing redevelopment: If the City Planning Commission or Landmarks 
Commission approves demolition of a building with an approved plan for non-surface parking use, a 
temporary code-compliant surface lot may be established for up to one (1) year following building 
demolition. After that year, the Owner may apply to the Planning Commission for a one-time 
extension of one (1) additional year, and the Commission may approve if they feel the Owner has 
made a good faith effort to redevelop the property into a non-surface parking use. If the Owner 
desires additional extensions, they must seek a variance from the Board of Zoning Appeals (BZA). To 
qualify for the variance, the Owner must show that the property’s redevelopment has been delayed 
by circumstances beyond the Owner’s control that are present regardless of the particular 
Ownership of the property. BZA may only grant extensions for a maximum of one (1) year at a time. 
The Property Owner may return to BZA for multiple extensions. At the conclusion of the extension 
period(s), the property must be landscaped as open space or converted to a non-surface parking use 
in accordance with a site plan approved by the Planning Commission. 

• Accessory parking: City Planning Commission may approve of a new or expanded surface parking lot 
if the lot will be used exclusively for accessory parking spaces to serve a new use proposed as part of 
a development approved by Planning Commission or Landmarks Commission. Accessory parking 
spaces are limited to no more than 120% of the number of parking spaces required by the City’s 
zoning code. The accessory parking lot must be located on the same lot with the main use or 
building, or with BZA approval, within 400’ of the nearest property line of the main use. 

• Vacant lots: If the lot was vacant on December 22, 1997, when Section 349.14 went into effect, a 
surface parking lot is permitted. 

Property Owners who do not meet any of these provisions may request a variance from BZA to establish a 
new surface parking lot. The owner must demonstrate that they have explored other economic uses of the 
property and denial of the variance would deprive the owner of all reasonable economic uses of the property. 
BZA may seek external expertise and consider both short-term and long-term economic gain in making their 
determination. 

If Property Owners receive approvals for a temporary or permanent surface parking lot, the resulting lot 
must comply with all applicable zoning and building standards, including surface treatments, grading, 
drainage, screening, lighting, etc. 

https://codelibrary.amlegal.com/codes/cleveland/latest/cleveland_oh/0-0-0-14906
https://data.clevelandohio.gov/datasets/d6515929c6774188ab0cad9edae555ed_0/explore?location=41.504116%2C-81.690450%2C14.27


Cleveland City Planning Commission

St. Maron’s Surface Lot
Staff Report 

Board of Zoning Appeals
May 18, 2025

clevelandohio.gov



• Deny as the Applicant’s site does not meet the three (3) criteria of 
§329.03 for BZA variance powers, ie: 
1. There is nothing unique about the site creating hardship or difficulty, 
2. The code does not deprive Owner of substantial (or all reasonable) 

economic uses,
3. And the requested variance is contrary to the purpose & intent of the 

Zoning Code.
• Applicant has not yet provided code-compliant development plans 

for CPC approval

• Collaborate with City – City remains ready to collaborate on code-
compliant methods to address parking concerns & phased development 
plans with Dept of Development.

clevelandohio.gov

Staff Overview – Variance Powers Criteria Not Met:



Board of Zoning Appeals – Variance Powers (§329.03):
1. Practical Difficulty / Unnecessary Hardship: “…inheres in and is peculiar 

to the premises sought to be built upon or used because of physical size, shape or 
other characteristics of the premises or adjoining premises which differentiate it 
from other premises in the same district and create a difficulty or hardship 
caused by a strict application of the provisions of this Zoning Code not generally 
shared by other land or buildings in the same district;”
Nothing unique about parcel – Compliance with code is actually more possible 
in Gateway District given parking proceeds exceed other Districts.  

2. “Deprive Owner of Substantial Property Rights;” 
Copious options for Property Owner. Structured parking is allowable. All 
other non-surface parking uses as approved by the Planning Commission are 
allowed. Property Owner has previously met code via a phased parking deck. 
City remains ready to work with Applicant. 

3. “And, Not Be Contrary To The Purpose & Intent Of This Zoning Code.” 
Prohibited by code, §349.14 - Intent is for density, not surface lots.



4. Variances for Establishment of Parking Lots: “…the Board of Zoning 
Appeals shall grant such variance only if it determines that denial of the variance 
would deprive the owner of all reasonable economic use of the subject property. 
In making this determination, the Board may seek the advice of experts in 
relevant fields and shall consider the potential for long-term as well as short term 
economic gain.”
Many other options for reasonable economic uses are available, including 
parking deck, restaurant, residential, mixed-use, community center, etc.

clevelandohio.gov

Board of Zoning Appeals – Variance Powers (§349.14):



§ 349.14: Surface Parking Lots in 
Designated Downtown Districts 

clevelandohio.gov



clevelandohio.gov

Zoning Code: CHAPTER 349 – OFF-STREET PARKING AND LOADING 
§ 349.14 Surface Parking Lots in Designated Downtown Area Districts



Zoning Code: 
CHAPTER 349 – OFF-STREET PARKING AND LOADING 

§ 349.14 Surface Parking Lots in Designated Downtown Area Districts
“(a)   Purposes.
      (1)   The principal purpose of this section is to preserve the urban 
architectural character of the most intensively developed portions of downtown 
Cleveland by limiting the establishment and expansion of surface parking lots 
within these districts.

      (2)   A secondary purpose is to reduce auto emissions and traffic congestion in 
the downtown area by discouraging creation of additional parking.

      (3)   Furthermore, this section is intended to accomplish these purposes 
without discouraging new development.”

clevelandohio.gov



Zoning Code: 
CHAPTER 349 – OFF-STREET PARKING AND LOADING 

§ 349.14 Surface Parking Lots in Designated Downtown Area Districts
“(b)   Applicability. This section shall apply only to land or property 
located within the districts hereafter described and thereafter 
referred to as the “designated districts”:

      (1)   The Downtown Core Parking District, Warehouse Parking 
District, Erieview Parking District, and Gateway Parking District… 
and
 
      (2)   The Cleveland State University Parking District.”

clevelandohio.gov



Designated 
Downtown 
Districts

• Core
• Warehouse
• Flats
• Lakefront
• Erieview
• Gateway
• CSU



“(d)   Prohibition. 
Notwithstanding other provisions of the Zoning Code, no surface 
parking lot shall be established or expanded within the designated 
districts except as approved by the City Planning Commission in 
accordance with this section.”

clevelandohio.gov

Zoning Code: 
CHAPTER 349 – OFF-STREET PARKING AND LOADING 

§ 349.14 Surface Parking Lots in Designated Downtown Area Districts



“(e)   Planning Commission Determination. The City Planning Commission shall 
approve building permit applications for the establishment or expansion of 
surface parking lots in the designated districts only in accordance with the 
following provisions:”

(1)  Temporary Parking Lots. Requires Development Plans, none presented.

(2)  Accessory Parking for new use that has not yet been completed. 
Requires development plans for new development, expansion, or 
redevelopment. None presented.

(3) Action Areas. Community Development Plan adopted by Council.           
Not designated in any Community Development Plan.

(4) Vacant Lots. Not vacant prior to law’s initial effective date in 1997.

clevelandohio.gov

City Planning Commission - Authority & Restrictions 
 Four (4) Options



• Demolition of existing building
• New building or other non-parking use must be approved first
• Then temporary surface lot is allowed for one (1) year

• If permits for redevelopment not obtained within one (1) year:
• Property shall be landscaped as open space or 
• Converted to another non-parking use, as approved by the Commission.

“If the City Planning Commission or Landmarks Commission, as applicable, has approved demolition of a building 
within the designated district(s) and has approved, in accordance with the regulations of Sections 341.04 and 341.05 or 
Section 161.05, as applicable, plans for a new building or other non-parking use to replace such building, the subject 
property may be used as a surface parking lot for a maximum period of one (1) year following the demolition of the 
building. If all necessary redevelopment permits have not been obtained within one (1) year of the commencement of 
surface parking use, the property shall be landscaped as open space or shall be converted to another appropriate non-
parking use in accordance with a site plan approved by the Commission.”

clevelandohio.gov

City Planning Commission - Authority & Restrictions 
 OPTION 1: Temporary Lot



• Exclusively used for accessory parking

• Serve a new use that has not yet been completed:
• New Development
• Expansion
• Redevelopment 

• New use must be approved by Commission

“(2) Accessory Parking. Establishment or expansion of a surface parking lot within the designated districts shall be 
permitted if the City Planning Commission determines that the lot will be used exclusively for accessory parking 
spaces to serve a new use or uses proposed for a development, expansion or redevelopment project which has been 
approved by the City Planning Commission or Landmarks Commission, as applicable, but which has not yet been 
completed. The number of parking spaces in such accessory lot shall not be greater than one hundred twenty 
percent (120%) of the number of spaces which would be required for such use by the City’s Zoning Code.”

clevelandohio.gov

City Planning Commission - Authority & Restrictions 
 OPTION 2: Accessory Parking



• Designated as a surface lot in a Community Development Plan 

• Adopted by Council

“(3) Action Areas. The City Planning Commission shall approve an application for a surface parking 
lot if the subject property has been designated for surface parking as part of an “action area” (as 
defined in Section 315.03) [CHAPTER 315 – ADOPTION OF PLAN] of a community development plan 
adopted by Council in the manner set forth in Title V of the Codified Ordinances.”

clevelandohio.gov

City Planning Commission - Authority & Restrictions 
 OPTION 3: Action Areas



• Vacant Lot existing prior to 12-22-97

“(4) Vacant Lots. On any vacant lot which was vacant on the initial effective date of this section, a 
surface parking lot shall be permitted, in accordance with all applicable City regulations.”

(Ord. No. 1465-97. Passed 12-15-97, eff. 12-22-97)

clevelandohio.gov

City Planning Commission – Authority & Restrictions 
 OPTION 4: Vacant Lot



• Delayed by circumstances beyond their control and,
• which would be present regardless of particular Ownership.

• Extension limited to one (1) year

• Owner may return to BZA if circumstances persist beyond one (1) year

   “(h)   Variances for Temporary Lots. In the case of a request for a variance to extend the use of 
a parking lot approved under division (e)(1) of this section, the Board of Zoning Appeals shall 
grant such extension only if it determines that redevelopment of the subject property has been 
delayed by circumstances which are beyond the control of the owner and which would be 
present regardless of the particular ownership of the property. In such cases, the Board shall not 
grant an extension for a period greater than one (1) year in duration. The property owner may 
return to the Board for consideration of further extensions if said circumstances persist.”

clevelandohio.gov

Board of Zoning Appeals – Authority & Restrictions 
  Variance for Extension of Temporary Lot



• “Only” if it deprives Owner of “all reasonable economic use” 

• Board seeks advice of “experts in relevant fields”

o Considers short- and long-term economic gain. 
Many other options for reasonable economic uses are available, including 
parking deck, restaurant, residential, mixed-use, community center, etc.
“(g)  Variances for Establishment of Parking Lots. In the case of a request for a variance to permit 
establishment of a surface parking lot which is prohibited by regulations of this section, the Board of 
Zoning Appeals shall grant such variance only if it determines that denial of the variance would 
deprive the owner of all reasonable economic use of the subject property. In making this determination, 
the Board may seek the advice of experts in relevant fields and shall consider the potential for long-
term as well as short term economic gain.”

clevelandohio.gov

Board of Zoning Appeals - Authority & Restrictions 
  Variance to Establish Lot



Project Site Background

clevelandohio.gov
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Site Context – Gateway District
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Site Location – 1212 & 1260 Sumner Ave

Rocket Arena

St. Maron’s Church
& 3-Storey Parking Deck

Progressive Field



• 2005: CPC Approved - Greyhound Garage Demolition, associated 
development project(s) never realized (USA Parking)

• 2018: CPC Postponed - Proposal to establish surface parking lot (USA 
Parking)

• 2020: CPC Approved - Proposal for mixed use residential structure, project 
never realized, potentially due to Covid-19 pandemic (Salus Development 
via USA Parking)

• 2026: CPC Denied – Proposal to establish surface parking lot, no 
development plans provided (St. Maron Church)
• Previous Owner was aware of the restrictions – what information was 

provided to St. Maron Church at point of sale?
clevelandohio.gov

Site History - Planning Commission Previous Actions



Ordinance History – ‘The Why’
Purpose and Intent of Code 

“(a)   Purposes.

      (1)   The principal purpose of this section is to preserve the urban architectural character of 
the most intensively developed portions of downtown Cleveland by limiting the establishment 
and expansion of surface parking lots within these districts.

      (2)   A secondary purpose is to reduce auto emissions and traffic congestion in the downtown 
area by discouraging creation of additional parking.

      (3)   Furthermore, this section is intended to accomplish these purposes without discouraging 
new development.”



Pre-Ordinance: Greyhound Garage (1920s-1930s) 



Pre-Ordinance: (1950s) Context & Density



Pre-Ordinance: 
(1970s–1980s) Rise of Auto-Oriented Land Use & Demolitions



1990s: Gateway & Wolstein, Ordinance §349.14 passed 



Post-Ordinance 2000s: 
Greyhound Garage Demolished, Church Deck Constructed



2008-2023: Surface Parking Expansion Ends



Gateway & Other 
Stadium Districts

clevelandohio.gov



Gateway & Other Stadium Districts
Purpose and Intent of Code 

“(a)   Purposes.
      (1)   The principal purpose of this section is to preserve the urban architectural character 
of the most intensively developed portions of downtown Cleveland by limiting the 
establishment and expansion of surface parking lots within these districts.

      (2)   A secondary purpose is to reduce auto emissions and traffic congestion in the 
downtown area by discouraging creation of additional parking.

      (3)   Furthermore, this section is intended to accomplish these purposes without 
discouraging new development.”



clevelandohio.gov

Arrival to Stadium District & Separation from Neighborhoods



Other Stadium Districts - Philadelphia
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Other Stadium Districts - Philadelphia
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Other Stadium Districts - Philadelphia



Other Stadium Districts - Atlanta
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Other Stadium Districts - Atlanta
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Other Stadium Districts - Atlanta
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Other Stadium Districts - Atlanta
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Comparative Stadium Districts – Density vs. Parking

Atlanta Philadelphia
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Downtown Cleveland – Density vs. Parking



clevelandohio.gov

Downtown Cleveland – Parking Market Study
2nd Highest Daily Max Rate District



New Development Snapshot
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Gateway Recent Development – New Construction

clevelandohio.gov

The Lumen

Ten60 Bolivar

776 Skyline

Cosm + 
Rock Block

CRMP

The Beacon
Addl Developments:
• Playhouse Square 

Masterplan

• Sherwin Williams 
HQ

• Flats East Bank

• Proposed Soccer 
Stadium



Gateway Recent Development – Renovations
Addl Renovations:
• Greyhound 

Station

• 1100 Prospect – 
Former Oswald 
Bldg

• The Bells

• Erieview Tower

• Flats East Bank

• Wolstein & 
Cleveland 
Crunch Soccer

The Dugout

Fidelity Hotel

Record 
Rendezvous

668 Prospect

700 Prospect

Rose Bldg

Pint 
House

Friar’s Table & 
Bulkley Bldg

clevelandohio.gov



2016 – Surface Parking Lot

clevelandohio.gov



2020 – The Lumen Skyrise - Completed

clevelandohio.gov



2021 – Surface Parking Lot

clevelandohio.gov



2024 – 776 Euclid Skyline – Leasing Up

clevelandohio.gov



2022 – Parking Garages
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2024 – Ten60 Bolivar - Leasing Up

clevelandohio.gov



2024 – Ten60 Bolivar – Leasing Up



2020 - City Planning Commission Motion: Approved
Sumner Apartments – Conceptual Plans

*Covid-19 potential impact on development proceeding. 
Ongoing interest in site & neighboring properties from various parties.



2020 - City Planning Commission Motion: Approved
Sumner Apartments – Conceptual Plans

*Covid-19 potential impact on development proceeding. 
Ongoing interest in site & neighboring properties from various parties.



Downtown Growth – Mixed-use Garages or Surface Lots



St. Maron Church Parking

clevelandohio.gov



St. Maron Church Parking Deck
3-Story Structure & Aesthetically Pleasing Design



St. Maron Church Parking Deck
3-Story Structure & Aesthetically Pleasing Design
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St. Maron Church Parking Deck
3-Story Structure & Aesthetically Pleasing Design



• 1996: Church Assembly Bldg. Demolition – Razed for parking deck

• 1997: Church Parking Deck Construction – 13,000 sqft parking deck

• 1997: Church Addition – 3,200 sqft single-story plus basement (west)

• 1998: Church Parking Deck Expansion – Addition to ‘97 parking deck

• 1999: Church Addition – 3,400 sqft single-story plus basement (east)

• 2001: Church Parking Deck Expansion – 3rd-story addition to parking deck

clevelandohio.gov

St. Maron’s Existing Garage – Phased Development



• 2013: Parcel transfers to new USA Parking LLC via Sheriff’s Deed for $170,000

• 2024: The Eparchy of Our Lady of Lebanon of Los Angeles (St. Maron’s 
Church) purchase agreement for lot at $1.9M

• Applicant previously constructed phased parking deck to comply with code.
 
• Gateway District receives at least ~4M+ visitors annually (Downtown 39.5M) making 

it a great place for mixed-use, retail, combined with parking structures. 
  2M+ Visitors to Progressive Field
~2M Visitors to Rocket Arena
~750k Anticipated Visitors to Cosm

• Housing shortage is also driving demand for new downtown housing. 

clevelandohio.gov

Project Site Background



• St. Maron’s notes occupancy of ~500, sees need of 300 parking spaces

• Zero parking requirements Downtown
• Max code requirement outside Downtown: 83 spots (1:6 occupants)

• Existing garage capacity is ~120 spaces
• Proposed surface lot is ~90 spaces
• St. Maron’s would still need a further ~90 spaces to meet parking goal

• National average parking deck construction per RSMeans:
• 5-story: ~$13.7M construction cost
• Potential annual net parking proceed of ~$2.5M - $5M

clevelandohio.gov

St. Maron Church Parking Overview
Goals & Context



• Other downtown churches (Old Stone, St. John’s Cathedral, CityView):
• Own their own garages or have agreements with adjacent garages
• Utilize neighboring garages with property owner agreements for parking validation
• On-street parking permits with Staff-directed parking operations
• Utilize public transit

• St. Maron’s established in 1940, nearing 100 years Downtown
• Previously invested in a parking deck with associated revenue generation

• Finding sustainable revenue sources are often key to Church operations 
• Unsustainable to solely rely on Parishioners for full cost of maintenance & programs

• Flourish for another 100 years
• Collaborate with City - Solve the parking issue via a code-compliant project 

clevelandohio.gov

St. Maron Church Parking & Long-term Operations 
Past & Future 



Board of Zoning Appeals – Variance Powers (§329.03):
1. Practical Difficulty / Unnecessary Hardship: “…inheres in and is peculiar 

to the premises sought to be built upon or used because of physical size, shape or 
other characteristics of the premises or adjoining premises which differentiate it 
from other premises in the same district and create a difficulty or hardship 
caused by a strict application of the provisions of this Zoning Code not generally 
shared by other land or buildings in the same district;”
Nothing unique about parcel – Compliance with code is actually more possible 
in Gateway District given parking proceeds exceed other Districts.  

2. “Deprive Owner of Substantial Property Rights;” 
Copious options for Property Owner. Structured parking is allowable. All 
other non-surface parking uses as approved by the Planning Commission are 
allowed. Property Owner has previously met code via a phased parking deck. 
City remains ready to work with Applicant. 

3. “And, Not Be Contrary To The Purpose & Intent Of This Zoning Code.” 
Prohibited by code, §349.14 - Intent is for density, not surface lots.



4. Variances for Establishment of Parking Lots: “…the Board of Zoning 
Appeals shall grant such variance only if it determines that denial of the variance 
would deprive the owner of all reasonable economic use of the subject property. 
In making this determination, the Board may seek the advice of experts in 
relevant fields and shall consider the potential for long-term as well as short 
term economic gain.”
Many other reasonable economic uses, including parking deck, restaurant, 
residential, mixed-use, community center, etc.

• Applicant previously constructed a phased parking deck to comply with 
code. District receives ~4.5M+ visitors annually making it a great place for 
mixed-use, residential, retail, combined with parking structures. 
  2M+ Visitors to Progressive Field
~2M Visitors to Rocket Arena
~750k Anticipated Visitors to Cosm

clevelandohio.gov

Board of Zoning Appeals – Variance Powers (§349.14):



• Deny as the Applicant’s site does not meet the three (3) criteria of 
§329.03 for BZA variance powers, ie: 
1. There is nothing unique about the site creating hardship or difficulty, 
2. The code does not deprive Owner of substantial (or all reasonable) 

economic uses,
3. And the requested variance is contrary to the purpose & intent of the 

Zoning Code.
• Applicant has not yet provided code-compliant development plans 

for CPC approval

• Collaborate with City – City remains ready to collaborate on code-
compliant methods to address parking concerns & phased development 
plans with Dept of Development.

clevelandohio.gov

Staff Overview – Variance Powers Criteria Not Met:



Supplemental 
Information

clevelandohio.gov



• 1300 Carnegie Demolition: Greenspace approved 
• 611 Huron – Bedrock Parking Deck Demolition: Temporary surface lot 

approved, 2-years lapsed, now closed with new use approved by CPC
• 944 Prospect – GEIS Oppman Garage Demolition: Greenspace approved
• 2215 E.14th Street – Dorn Building: Project coordination ongoing – 

Applicant navigating same prohibitions & requirements
• 1235 Old River Road – Samsel Renovation & Partial Demolition: Project 

coordination ongoing – Applicant navigating same prohibitions & 
requirements 

• 2179 E.9th Street Demolition GEIS (Former NY Spaghetti House): 
Temporary surface lot approved, Applicant never proceeded with 
sitework, coordination with Owner ongoing

clevelandohio.gov

§349.14 – Additional Sites & CPC Approvals 



• Require Applicant to return to Design Review process, City 
Planning Commission, & Zoning code reviews for the design 
of the lot (current design is unfinished and is not code 
compliant)

clevelandohio.gov

Staff Overview (if approval considered):



2005 CPC Motion & 
Commentary

clevelandohio.gov



• Approved Demolition of Greyhound Garage (and 2 other nearby sites*)

• Applicant was to return to present detailed redevelopment plans

• Temporary parking lots must meet all code

• If redevelopment does not occur, CofO revoked, and landscaped per code

• *1124 Bolivar was never demolished with the 2005 approval, instead remained a functioning garage 
until it was demolished in 2023 as part of the 1060 Bolivar Apartments development. 

clevelandohio.gov

2005 City Planning Commission Motion: Approve
Original Demolition of Greyhound Garage 
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2005 City Planning Commission Motion: Approve
Contextual Commentary

• Former Director Bob Brown:
• Presented §349.14, and provided an overview on the prohibitions. 
• We don’t yet have conceptual plans for a new development on the sites nor do we have detailed 

plans for the parking lots… we cannot legally approve the demolitions at this point. 

• Mr. Frangos (Applicant):
• Notes the lots will be temporary, built to code, and removed if development does not occur.

• Historic Gateway Neighborhood Development Corp:
• Opposed demolitions. Lacking development plans & no financing details provided. 

• Former Planning Commission Chair, Tony Coyne:
• I would support all of the proposed demolitions. Mr. Frangos will redevelop; I am comfortable 

with that.

• Former Commission Member (and later Chair), David Bowen:
• I never vote for demolitions, but the provision to revoke after 2 years makes it 

comfortable enough for me to approve for these cases.



2018 CPC Motion & 
Commentary
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2018 City Planning Commission Motion: Tabled
Contextual Commentary

Overall, the Commission was skeptical that new development was cost prohibitive Downtown.

• Former Planning Commission Chair, David Bowen:
• There is a development site here… it’s a killer piece of property… a great development property. 
• If we make it parking, it will stay parking. 

• Former Commission Member and Councilmember, Kerry McCormack:
• It’s a hard argument to say there’s no other foreseeable economic use here. 
• Notes the variety of tools through City & Economic Development Dept to fill financial gaps.

• Former Commission Member (and later Chair), Lilian Kuri:
• Demolished buildings are not allowed to be surface lots.
• Way too much history on the Commission of not making permanent surface lots.
• Would be hard pressed to make a permanent lot, and would set a bad precedent.
• Demolition was only approved because of the new development projects.
• Find another creative solution.

• Former Planning Director, Freddy Collier:
• The Comprehensive Plan focuses on building on parking lots Downtown to increase density.



2026 CPC Motion & 
Commentary

clevelandohio.gov



clevelandohio.gov

2026 City Planning Commission Motion: Denied

• Motion to deny DF2026-002 as the proposal does not meet required 
criteria for downtown surface parking lots.



• 2005: CPC Approved – USA Parking proposes Greyhound Garage 
Demolition, associated development project never realized

• 2005 - 2007: Temporary parking lot constructed and operated

• 2008 - ~2012: License lapsed, but parking lot remained

• ~2012: Surface lot removed, per code requirements. Post-demolition 
restoration appears to have never been completed

• 2013: Parcel transfers to new USA Parking LLC via Sheriff’s Deed for 
$170,000

clevelandohio.gov

Project Site Background



2012: Surface Lot Removed, per Code Requirements



• 2013-2017: Grass never fully established, vehicular movements degrade lot 
over time

• 2017: Illegal parking operation identified
• Channel 19 News investigative reporting
• Dept of Assessments & Licenses issues cease & desist order
• Continued illegal operation despite warnings and citations
• Criminal citation issued. Former Property Owner pleads guilty in court 

and pays associated fine. 

• 2018: CPC Tabled - Proposal to establish parking lot

clevelandohio.gov

Project Site Background



Downtown/Flats Design Review District
Design Review Advisory Committee

Meeting Motion and Report Form

 

Meeting Location: City Hall Room 514, 601 Lakeside Avenue

Case Number: DF 2026-002 Meeting Date:  01/8/2026

Project Name: St Maron Parking Lot  

Project Address: 1245 Carnegie (1212 & 1260 Sumner Ave)  

Contact Person: Joey Mannarino  

Architect/Contractor:  

General Description:

Includes issues with section 349.14 - proposing to establish a new surface parking 
lot which is prohibited by code. Applicant has not submitted accompanying 
development plans, per code requirements. May request BZA review if denied at 
CPC. Submission does not yet comply with parking lot design code, ie: screening, 
landscaping, buffers, islands, drainage, lighting, security, etc.  Requesting Street 
Vaction of Bronson Ct in conjunction with project proposal. Reference previous 
projects a...

 

 

Motion by Design Review Committee:

Disapproved
 Approve:  Yablonsky, Bialosky, Brown, Geist, Pesarchick, Schwartzberg, Soltis, Zarfoss

 Disapprove:

 Abstain:

 Non-Voting Members:
 

- Motion to deny and refer to BZA, understanding the unique nature of this Church as a long-standing 
community member with a serious parking issue.*
- Details of site design and operation to be worked out with the Planning Commission, including:

Higher set of design standards that exceed existing minimum code requirements for parking lots 
in order to achieve higher aesthetics & functionality.
Potential future developnent of site not be precluded by parking lot design.
Maintain permanent easement on vacated portion to allow access through alleyway.

- City seriously consider how to alleviate parking issue while still encouraging density & meeting the 
intent of the code. Consider creating a parking authority.
 
*DFDR Committee was especially cognizant of not wanting this project to set a precedent, noting its 
particular uniqueness. 

Page 1 of 1



601 Lakeside Ave. E. | Room 501 | Cleveland, OH 44114 | T: 216-664-2210 | clevelandohio.gov

“1” indicates that the member made the motion and voted to approve; “2” indicates that the member 
seconded the motion and voted to approve; “Y” indicates a yes vote; 
“N” indicates a no vote; “A” indicates abstention; “NP” indicates that member was not present; “R” 
indicates that member recused themselves; “NA” means Not Applicable

ANTHONY: _____ FLUKER: _____ MCCRAY-SCOTT: _____

SARGEANT: _____ SLIFE: _____ WHITFIELD: _____

CPC Ruling:

9

CPC MOTION FORMS
January 16, 2026

Downtown/Flats Design Review District:

Y

Y 1 Y

2 Y

Understanding the unique nature of this Church as a long-standing community member with a 
serious parking issue, DFDRAC recommended denial and referral to BZA on 1/8/26 with the conditions 
to have details of the site design and operation to be worked out with CPC, including:

• Higher set of design standards that exceed existing minimum code requirements for parking 
lots to achieve higher aesthetics & functionality

• Potential future development of site not be precluded by parking lot design
• Maintain permanent easement on vacated portion to allow access through alleyway
• City seriously consider how to alleviate parking issue while still encouraging density & meeting 

the intent of the code; consider creating a parking authority

Planning staff recommends either postponement or denial, with the inclusion of relevant DFDRAC 
recommendations for site improvements for BZA consideration:

a) Postpone (with Applicant’s concurrence) and allow Applicant opportunity to pursue options #1 
or #2 of §349.14, or

b) Deny as Applicant has not yet provided development plans or met criteria required in §349.14 
for CPC approval

**DFDRAC was especially cognizant of not wanting this project to set a precedent, noting its particular 
uniqueness.

Action: Motion to deny DF2026-002 as the proposal does not meet required criteria 
for downtown surface parking lots. 

Rationale:

DF2026-002 – St Maron Parking Lot
Project Address: 1245 Carnegie (1212 & 1260 Sumner Ave)
Ward 5: Council Member Starr
SPA: Downtown
Type: Surface Parking Lot
Project Representative: Joey Mannarino, TMG
Approval: Final

FAILED TO PASS
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Board of Zoning Appeals

BOARD OF ZONING APPEAL
OLD BUSINESS
May 18, 2026

Cal. No. 26-018: 3051 E. 63rd St. (AW,AF,PR,MM)
Cal. No. 26-035: 1970 W. 48th St. (AW,AF,NH,MM)
Cal. No. 26-036: 14610 Milverton Rd. (AW,AF,NH,MM)
Cal. No. 26-037: 2312 W. 40th St. (AW,AF,NH,MM)
Cal. No. 26-038: 2316 W. 40th St. (AW,AF,NH,MM)
Cal. No. 26-039: 2082 W. 65th St (AKA 2070 W.65th St)(AW,AF,MM)
Cal. No. 25-188: 2850 W. 11th St. (AW,AF,NH,PR,MM)*
Cal. No. 25-189: 2854 W. 11th St. (AW,AF,NH,PR,MM)*
Cal. No. 25-190: 2858 W. 11th St. (AW,AF,NH,PR,MM)*
Cal. No. 25-191: 2862 W. 11th St. (AW,AF,NH,PR,MM)*
Cal. No. 25-106: 1037 Starkweather Ave. (AW,AF,NH,PR)*
Cal. No. 25-089: 3533 Carlyle Ave. (AW,AF,NH,PR,MM)*
Cal. No. 25-063: 2442 Professor Ave. (AW,AF,NH,PR,MM)*
Cal. No. 24-214: 1469 East 116th St. (AF,NH,PR,AW,MM)*

AFFIRMATION:
The following cases were granted variances in November 2025; the architectural drawings are still being reviewed by Building and
Housing and more time is needed for the permit to be issued. 

Calendar No. 25-192:                            2884 W. 11th St. (Granted Conditionally)
West 11th Street Properties, owner proposes to erect a 4-story frame single-family residence with attached garage in a B1 Two-Family 
Residential District.

Calendar No. 25-193:                            2888 W. 11th St. (Granted Conditionally)
West 11th Street Properties, owner proposes to erect a 4-story frame single-family residence with attached garage in a B1 Two-Family 
Residential District.

Calendar No. 25-194:                            2892 W. 11th St. (Granted Conditionally)
West 11th Street Properties, owner proposes to erect a 4-story frame single-family residence with attached garage in a B1 Two-Family 
Residential District. 

Misc. 

~ Items received

* Pending the receipt of requested 
information by the Board.

*** Request for Rehearing/Reconsideration.



Cleveland Board of Zoning Appeals

Adjournment

May 18, 2026
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