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Executive Summary
The Detroit Avenue Streetscape Plan was undertaken by the City of Lakewood, Main Street Lakewood and a
planning team of consultants including City Architecture and Michael Benza & Associates with the intention of
developing a conceptual streetscape and redevelopment plan for Detroit Avenue within the City of Lakewood. The
study, funded by a Transportation for Livable Communities Initiative grant given by the Northeast Ohio Areawide
Coordinating Agency, was conceived to accomplish the following goals when rethinking the role of the City’s main
street:

SIMPLIFY: The configuration of the Detroit Avenue right-of-way through Lakewood’s Downtown must be simplified to
create a district with greater cohesion and a more uniform flow of traffic and on-street parking.

REORGANIZE AND REDEFINE: Reorganize and redefine development patterns and public right-of-way enhancement
standards within downtown Lakewood to support the three main sub-districts that have been identified – the western
main street gateway, the main street district core and eastern main street gateway.

REBALANCE: A rebalancing of the street is necessary to accommodate the contemporary needs of the pedestrian,
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automobile and bicyclist.

REVITALIZE: Physical enhancements at key locations must occur along Detroit Avenue to revitalize and create places
that residents and visitors alike will come to find synonymous with Downtown Lakewood.

The primary focus of the planning study occurs within the Downtown Lakewood Main Street district along Detroit
Avenue; bordered by Arthur Avenue and the public library to the west and Bunts Road to the east. However, the full
study recommends the expansion of the base street configuration along the remainder of the Detroit Avenue
corridor within the City of Lakewood, and specifies recommendations unique to the other four districts along the
length of the street.

Through an interactive community process, the opinions of residents and business stakeholders were gathered
regarding the existing conditions of the downtown Main Street district, visions for its future, and the analysis of options
for both the reconfiguration of streetscape / public spaces and private redevelopment sites. The streetscape and
redevelopment plan for Lakewood’s downtown Main Street district that resulted accomplishes the goals set forth in
the beginning of this planning process, and represents a list of recommendations that will meet the needs of this
progressive and evolving community.
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In conjunction with a traffic analysis of existing and anticipated future volumes, the study recommends creating a
consistent base along what is currently a varying and confusing roadway layout and a wide range of right-of-way
widths. This base would consist of a single driving lane in either direction, a continuous center turn lane and on-street
parking lanes on both sides of the street. This provides the opportunity to widen the sidewalks and provide
landscaping and streetscape amenities throughout the corridor, creating a safer and more pedestrian friendly
mixed-use main street.

While studying the planning within the public
right-of-way, a series of development sites
were also determined through the opinions
gathered at the community meetings. The
physical form and potential uses that are
preferred for each site are outlined, providing
a framework through which future
development proposals can be judged. The

The new base for the right-
of-way configuration to be 
applied to Detroit Avenue

a   t r a n s p o r t a t i o n   f o r   l i v a b l e

p p p j g
sites include both recommendations for new
buildings as well as the public spaces
currently associated with some of the
downtown’s largest stakeholders.

The following pages represent the summary
list of recommendations for Detroit Avenue
within the Main Street District, and what the
new streetscape project would yield in
relation to the existing downtown. The full
report documenting the entirety of the
planning process and the final drawings can
be read in the remainder of this document.

Varying conditions along Detroit Avenue in the downtown Main Street District



Summary recommendations for the Downtown Main Street District streetscape
As a result of the streetscape plan described within this study, the following recommendations represent a summary
of the planning process:
• Narrow and realign the cartway with the center line of the right-of-way to provide a continuous 11’ driving lane in

each direction, an 8’ parking lane on each side where possible and a 10’ center turn lane
• Maximize on-street parking in front of businesses
• Coordinate a corridor wide signalization plan along Detroit Avenue
• Bury or move the electrical service to the rear of properties as economically feasible
• New construction and redevelopment must incorporate ground floor retail that is open to the street and sidewalk
• It is preferred that new developments construct mixed-use buildings
• Large-scale new development should incorporate a parking structure to meet its generated requirements and to

be used to support surrounding businesses
• Incorporate green / environmentally conscious construction techniques into the streetscape
• Choose landscaping and street trees that are easily maintainable and will not block storefronts and signage
• As funds become available for short-term improvements they can be directed towards purchasing items such as

benches, trash receptacles or other pedestrian amenities that can be reused in the eventual complete
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benches, trash receptacles or other pedestrian amenities that can be reused in the eventual complete
reconstruction of the street

• Work with the RTA to incorporate Transit Waiting Environment / Main Street District gateway improvements at the
bus stops at Bunts Road, Warren Road and Arthur Avenue

• In the short-term incorporate banners and hanging baskets to enliven the streetscape
• Provide additional signage, streetscape and aesthetic improvements at municipal parking lots to better link them

to the business district
• Incorporate design enhancements to the public spaces along the street that promote an active, walkable district

and the healthy lifestyles initiative

• Establish a Business Revitalization District (BRD)
• Establish a Streetscape Committee to coordinate, review and approve what is installed within the right-of-way on

a city wide level
• Define a business support / retention plan for stakeholders along Detroit Avenue during the construction process
• Review the zoning along Detroit Avenue with the following options in mind:

- Amend the current code to allow for mixed-use development without requiring a variance
- Amend the current code to allow a building to be built to the right-of-way without requiring a variance
- Review the potential for a Form Based Zoning Code or a series of design guidelines to govern new development

c o m m u n i t i e s  i n i t i a t i v e
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In order to determine the true worth of a project such as the Detroit Avenue streetscape plan one must judge the
merits of the investment both in terms of its qualitative and quantitative impacts. Thus far the report has discussed
the positive impacts that the reconfiguration of the street will have on the traffic flow through downtown, the
aesthetic improvements that accompany an enhanced pedestrian environment and its potential impact on
development. However, it is when one begins to quantify what this investment means in terms of area of new
sidewalk created, number of street trees or new on-street parking spaces that the physical impacts on the district
become truly apparent.

D  E  T  R  O  I  T     A  V  E  N  U  E     S  T  R  E  E T  S  C  A  P  E     P  L  A  N
Quantifying the Investment
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The Downtown Lakewood Main Street District plan with the new streetscape and redevelopment sites
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The areas depicted on this 
drawing represent the 
total land areas of new 
sidewalks, street trees, on-
street parking spaces and 
green space that are 
added to the Downtown 
Main Street District as a 
result of the proposed 
streetscape plan.
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- Acres of street pavement removed and turned into sidewalk: + 1.36 acres

- Acres of new or reconfigured green space: + 3.92 acres

- Number of new street trees added: 218 trees
+ 143 trees

- Number of on-street parking spaces: 134 spaces
+ 23 spaces 
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Introduction



Why is this important
for the City of Lakewood?
As a first-ring suburb of Cleveland, Lakewood is a city with unique appeal and is an integral component of the
Northeast Ohio region. Strategically located on the shores of Lake Erie, its sense of history, connection to nature,
established neighborhoods and the roots of a real, not fabricated downtown allow Lakewood to stand out amid the
less dense, single-use planning that has occurred in surrounding suburbs. With the enormous amount of history and
future potential that exists here, the City of Lakewood must take a proactive approach to guide and maximize the
area’s growth to ensure that it remains a special place within the region.

Over the years, an evolving roadway pattern and different development typologies have dominated the downtown
area, contributing to the lack of a sense of place that can overshadow the City’s assets along portions of Detroit
Avenue. However, what sets Lakewood apart from other places that have experienced similar, uncoordinated
growth is the presence of a town center. By strengthening, enhancing and expanding the heart of a community in a
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manner that adds value and identity, re-energizes the public realm and establishes more meaningful and cohesive
connections to its surroundings, the entire community will reap the benefits. The City of Lakewood’s true potential lies
in the success of its downtown, its ability to support the community and serve as the center of confluence.

With the attainment of a Transportation for Livable Communities Initiative grant from the Northeastern Ohio Areawide
Coordinating Agency, the City of Lakewood is taking a proactive approach to strategically plan for its future. This
grant provides the opportunity to plan through a community-based process for transportation and infrastructure
improvements to make Downtown Lakewood and its main street, Detroit Avenue, a more “livable” place. The
transportation framework in any community is the skeleton that shapes its built environment and disposition, which is
why investments in infrastructure are the first critical step in the revitalization of Downtown Lakewood. It is essential
that the street be considered as more than just an access point from one place to another, but a vital lifeline that
defines the overall experience and inspires its surroundings. Originally designed as a state route, the street has
historically been conceived of as merely a connection between two distant places. Although the interstate system
replaced this role, many streets like Detroit Avenue are still characterized by designs that promote passage from one
place to another. It is a goal of this project, through investment in an established, mixed- use community, to rethink
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how Detroit Avenue functions and to create a roadway that serves as the main artery for a community as
opposed to a link between two.

This study focuses on strengthening and integrating the neighborhoods, surrounding amenities and Lakewood’s
Downtown by refocusing attention, effort and vitality to the infrastructure that ties these places together.
Demonstrated time and again, well-conceived public investments in infrastructure foster private investment
throughout the surroundings, and it is the goal of this study to ensure that both the public and private realms work
together to create an engaging and memorable downtown.

The importance of this study goes beyond just the idea of creating a great main street. With the current economic
and social trends that are impacting the Greater Cleveland area, traditional downtown districts, like Lakewood’s,
are experiencing a significant increase in competition with other commercial centers. This competition is further
escalated by the fact that through suburban sprawl a series of new ‘town centers’ are emerging with the intention
of emulating the characteristics that make traditional commercial districts like Downtown Lakewood great places.
Despite the presence of national retailers, the ability to spend a great deal of time and money on the detailing
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Despite the presence of national retailers, the ability to spend a great deal of time and money on the detailing
and maintenance of streets and parks or the extensive marketing campaigns; these new commercial centers will
not be able to emulate the extensive history and layering that make traditional downtowns the eclectic, true,
mixed-use environments that have allowed them to thrive for decades.

This plan reaches beyond the general aspirations of the community and provides an opportunity to build upon the
initiatives underway and that have been proposed along Detroit Avenue to create a comprehensive and
implemental plan toward infrastructure improvements. By taking an in-depth look at strategies toward calming
traffic, beautifying the public realm and creating a special sense of place paired with a realistic and marketable
plan for future growth, a vision that supports a cohesive identity while encouraging long-term strength and
sustainability will be realized. The following transportation and redevelopment plan is essential to rediscovering the
true potential of Downtown Lakewood and Detroit Avenue and improving the quality of everyone and everything
it touches.



Over time our nation’s focus has 
shifted from downtown commercial 
districts to suburban strip centers.  
However, recent trends are 
refocusing attention on the streets 
and blocks that define our 
established town centers, and the 
creation of an inter-modal 
environment that can 
accommodate everyone.
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Emerging / Existing Shopping 
Districts and Lifestyle Centers

Regional 
Competition

c o m m u n i t i e s  i n i t i a t i v e

With increased competition from emerging shopping districts and
suburban lifestyle centers, main street districts like downtown Lakewood
must create environments that celebrate their history and eclectic
urban nature.
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What is the Transportation for
Livable Communities Initiative?
The need for a Transportation for Livable Communities Initiative (TLCI) goes back to the mass migration from cities to
suburbs, and the fundamental shift this brought in terms of land-use development patterns, infrastructure needs and
our sense of place. As people began moving farther and farther away from the center city, urban cores were left
abandoned, leaving vast areas of infrastructure underused while demanding larger and faster access ways to the
suburbs that focused solely on improved mobility with little regard for community connectedness. Haphazard
development with no foresight about how all the pieces fit together, along with a shift in scale from the human to
the automobile, left places with a deteriorated quality of life.

When transportation systems and roads are planned, all too often they are designed solely to solve traffic
congestion while ignoring their impact on the urban fabric, the pedestrian and bicyclist’s experience and the overall
sense of place. With this in mind, the Federal Transit Administration has recognized a need for a new emphasis in its
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transportation programs to make communities more livable. Many cities nationwide are embracing this new
perspective, including Northeast Ohio through the initiation, support and assistance of the Northeast Ohio Areawide
Coordinating Agency (NOACA). Through the TLCI grant program, NOACA is able to help improve the overall quality
of life in urban neighborhoods to retain and attract residents and businesses as well as encourage sustainable
economic development. Through a community-based approach, the links between transportation and community
planning as well as infrastructure and development are strengthened, providing a mechanism that brings them
together to nourish one another, foster a spirit of community and achieve a unified vision.

The City of Lakewood, its downtown and this project meet the goals of a TLCI project. With its compact commercial
center, strong residential neighborhoods, parks, lakefront access and thriving institutional amenities, Downtown
Lakewood has all the ingredients that go into making a desirable and successful community. What is lacking, and
what this project addresses, is the need for meaningful connections and the continuity that brings life, character and
intimacy while promoting a sense of an integrated community. This process allows the City of Lakewood to build
upon its assets by strengthening the threads that tie them together. In the end, our goal is to diminish the emphasis
on accommodating the automobile and rebalance the streets and overall environment to allow pedestrians,
bicyclists, public transportation and the automobile to exist in harmony.
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The idea of creating ‘civilized downtown highways’ and ‘context
sensitive solutions’ through transportation planning within our
established urban communities is at the forefront of planning
discussions and presentations on both a nationwide and regional
level. IN
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Enhance the economic viability of existing communities within the region

Enhance the region’s quality of life

Enhance a community’s identity

Foster compact land use development/redevelopment

Facilitate accessibility by improving the range of transportation choices by adding or improving pedestrian,
transit or bicycle facilities

Preserve and enhance farmland, forests and open space

Assist the redevelopment of urban core communities

Goals of the Transportation for Livable Communities Initiative
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Assist the redevelopment of urban core communities

Result in projects that can compete at the regional level for capital funds through NOACA’s regional
transportation investment process

Enhance the historic, archaeological, scenic and environmental elements of the transportation system

Improve the safety and efficiency of the existing transportation system

The fulfillment of the goals for a Transportation for Livable Communities Initiative listed above are met within the
project that is outlined within the following report. As per the requirements of the grant from NOACA that funded
this study, an interactive community process was undertaken, conceptual designs for the reconstruction of Detroit
Avenue within Downtown Lakewood were developed, potential development sites were determined to initiate a
proactive role in planning for the City’s future and initial traffic engineering studies were performed to ensure that
the project outlined here is achievable.

In accordance with the purpose of this grant, the recommendations outlined on the following pages provide the
City of Lakewood with a distinct advantage to leverage the necessary funds for the full streetscape design,
engineering and construction of the project.
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“The intricate connections between transportation and
land use are central to the very quality of our lives. And
with growth as much a certainty in the San Francisco Bay
Area as sunshine, fog and wind, it is essential that these
connections be strengthened if we are to avoid increased
congestion, decreased mobility and a diminished quality
of life.

But what incentives are available for nine counties and
101 cities to coordinate the planning of transportation
facilities and land uses? This is the challenge addressed
by the Metropolitan Transportation Commission’s unique
Transportation for Livable Communities (TLC) program.”

Metropolitan Transportation 
C i i

TLCI’s Around the Country

c o m m u n i t i e s  i n i t i a t i v e

Commission

IN
TR

O
DU

C
TIO

N



Bridgeport Way - University 
Place, Washington
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“The purpose of this project was to address the safety concerns due to the high number of crashes over the past
years. At the same time it was viewed essential to the vision statement of the City Council that aimed in improving
the quality of life in the community by creating a town center. The goal of the project is to develop Bridgeport Way
as a corridor that will improve traffic safety, increase the mobility and cohesiveness of the community, enhance the
appearance of the corridor, and control traffic growth.”

Context Sensitive Solutions.org
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“Recommendations for improvements to
the area included traffic calming of
Raymond Avenue, a state arterial that for
years has cut off one side of the
community from another; widening
sidewalks; developing unsightly lots with
uses that will help create a town center;
shared parking areas to reduce the
space devoted to asphalt lots; a better
retail mix, including specialty shopping, to
help create a destination shopping
district; new public spaces, including a
town square, passive park, and a network
of lively secondary spaces; a farmers
market; new gateways to Vassar College

Arlington District –
Poughkeepsie, NY:  
A Revitalization Plan

c o m m u n i t i e s  i n i t i a t i v e

market; new gateways to Vassar College
and the Arlington district; streetscape
improvements, such as more seating,
flowers and trees, more attractive
storefronts and signs, and historic street
lamps; and the creation of a new business
improvement district.”

Context Sensitive Solutions.org
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The Planning Process
A major goal of the Transportation for Livable Communities Initiative is to involve full community participation
throughout the course of the planning. The creation of this transportation and redevelopment plan has been a
highly involved and interactive one in particular. A comprehensive study of the downtown was undertaken in which
such things as land use, ownership, traffic patterns, right-of-way configurations and overall aesthetics were analyzed.
A series of three steering committee meetings, 2 meetings with Main Street Lakewood’s Design Committee and 3
public workshops were held at key stages to gather input, define the vision and allow the community to share in and
shape the planning process. As a result of this highly collaborative process, the Detroit Avenue Streetscape Plan is
intended to be truly reflective of the community’s goals and aspirations. This process that developed for this initiative
included the following steps:

Gather Information
What conditions exist within the neighborhood that influence the infrastructure network and long-
term development?

Site Analysis
How do the existing conditions in Downtown Lakewood impact transportation systems and
redevelopment potential?
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redevelopment potential?
Understanding Community Concerns

What should be addressed within the planning process to best serve the needs of existing
stakeholders and residents?

Generating Site Concepts
What physical infrastructure and redevelopment possibilities exist along the Detroit Avenue corridor
within Downtown Lakewood?

Reviewing Concepts with the Community
Do the potential infrastructure and redevelopment plans meet both the needs of the stakeholders
and residents as well as the goals of the project?

Creating a Streetscape and Redevelopment Plan
An identification of our top priorities and the creation of a physical streetscape and
redevelopment plan.
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The Detroit Avenue Streetscape Plan would not have been possible were it not for the guidance and commitment of
the City of Lakewood to re-establish a quality urban downtown, the commitment and perseverance of everyone on
the planning team, Steering Committee and residents that dedicated their time and energy to create a vision for
Downtown Lakewood that will direct its evolution into a vibrant, successful place. We would like to thank the
following for their active roles in the process:

Participants

Mayor Thomas George

Thomas Jordan – Director of Planning and Development
Dryck Bennett – Assistant Director of Planning and 

Development
Dennis Albrecht – City Engineer

Main Street Lakewood Design Review 
Committee

Michael Benza & Associates
- Marwan Eter
City Architecture

P l V l

c o m m u n i t i e s  i n i t i a t i v e

Mary Anne Crampton – Lakewood Community Progress 
Inc. – Executive Director

Northeast Ohio Areawide Coordinating Agency
- Michelle Johnson – TLCI Project Manager
Steering Committee Members
- Paul Beegan – Main Street Lakewood
- Randy Doi
- Marybeth Feke - RTA
- Michael Fleenor
- Doug Hogan – The Illuminating Company
- Sean McDermott
- John Motl  & Melinda Bartigal– ODOT District 12
- John Waddell

- Paul Volpe
- Matt Schmidt

The Lakewood City Schools and Lakewood 
Hospital for providing meeting spaces 
throughout this public process

The many residents, business owners and 
individuals that completed surveys and 
participated in the community planning process
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Neighborhood
Analysis



How does Detroit Avenue
fit into its greater context?

When undertaking any planning
process, be it big or small, it is
important to understand the city
or neighborhood being studied
in terms of its greater context to
get a true understanding of the
environment. The City of
Lakewood, situated on
Cleveland’s near west side,
occupies a very desirable site
within the greater region. As an
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inner ring suburb, Lakewood is
bounded on the east and south
by the City of Cleveland, on the
west by Rocky River and on the
north by Lake Erie. Furthermore,
access to and from the broader
region, including downtown
Cleveland and the Cleveland
Hopkins International Airport, is
directly accessible via the
highway system through a series
of four interchanges that service
Lakewood on I-90 or via Clifton
Boulevard / Route 2.Regional context map depicting Cleveland’s west side neighborhoods
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As this planning study 
focuses on Detroit 
Avenue specifically 
within the City of 
Lakewood, one sees that 
the city’s main street 
stretches from West 117th

Street where it crosses 
into Cleveland at the 
east to the Rocky River 
Metropark at the western 
border of Lakewood.  
When looking 
comprehensively at the 
length of the street  

Existing Conditions 
City Wide
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length of the street, 
Detroit Avenue can 
begin to be broken 
down into districts based 
upon the type of 
development trends 
(both long term and 
recent) that line the 
corridor.  

Each of these districts is between a half mile and a mile in length. Working from west to east, the districts include the
Entertainment and Theater District, the Rosewood Antiques, the Downtown District, Garfield District and the Eastgate /
Rockport District. An objective of this planning study is to answer the question of how to bring continuity to the Detroit
Avenue corridor while simultaneously addressing the individual identities of each.

City wide map depicting the districts that occur along Detroit Avenue



The focus of this planning study is the area that is considered the Downtown District. This district begins at Arthur
Avenue on the west – anchored by the expansion of the public library – and extends along the Detroit Avenue
corridor to Bunts Road at the east – one of two direct connections to Interstate 90 within downtown. At just under a
mile in length, 0.80 miles, the
Downtown District represents
a five to ten minute walk from
the approximate center of
the district at the intersection
of Detroit Avenue and
Warren Road to either edge.
Within the length of that
corridor a great many
businesses and retailers
provide activity up and down
the street throughout the

¼ mile – 5 minute walk
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the street throughout the
day. Lakewood Hospital, the
city’s largest employer, is
located near the center of
the district and is a constant
draw for individuals that
utilize the rest of the street.
Given the level of investment
both planned and underway
with the hospital’s facilities, it
is the intention of this project
to reflect the aspirations of
this important stakeholder
through public investment in
the district as well. ½ mile – 10 minute walkAn aerial image of Downtown Lakewood’s 

Main Street District depicting its connectivity 
with surrounding neighborhoods

Downtown Lakewood 
Main Street District
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What sets Downtown Lakewood’s 
urban shopping district apart from 
the lifestyle centers that are 
beginning to compete for 
businesses is that within that ten 
minute walk lie hundreds of 
homes, schools, churches and 
parks.  Within the suburban 
centers that are emerging, that 
same ten minute walking radius 
often encompasses a series of 
non-pedestrian accessible land 
uses such as fields, strip shopping 
centers separated by large 
expanses of parking or residential 
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expanses of parking or residential 
subdivisions that do not link to one 
another or the commercial 
center.

¼ mile – 5 minute walk

½ mile – 10 minute walk
An aerial image of Crocker Park in 
Westlake depicting its lack of connectivity 
with surrounding neighborhoods



How does Detroit Avenue’s configuration
affect the public realm in Downtown Lakewood?
The Detroit Avenue corridor is a true mixed-use, walkable main street district. Lined with a series of commercial,
office, residential, institutional and green space uses Downtown Lakewood offers residents and visitors the
opportunity to experience a broad spectrum of entertainment and necessity retailers. In many cases the businesses
that line the downtown corridor are unique, locally owned establishments inter-mixed with national retailers such as
drug stores, grocery stores and fast food restaurants. These uses are accommodated in a variety of development
patterns, each reflective of the era in which they originated.

The building fabric of Detroit Avenue is characterized by the combination of multi-story buildings that sit directly on
the right-of-way line, grand stone and brick churches and institutions, modernist office towers, single-use commercial
buildings and a strip shopping center separated from the street by a parking lot. This conglomeration is both a
benefit and a hindrance to the overall environment within downtown. The variety of buildings and resultant uses
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that have been layered over the downtown corridor through time have given the district the authentic urbanity that
has allowed it to thrive and remain a resource within the community. However, these differences have also resulted
in an environment that is lacking a cohesive connection that ties the buildings and public spaces together into one
consolidated whole.
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The changes that have occurred in development
trends have also directly affected the right-of-
way in a very unique and interesting manner.
Within the course of the 0.80 miles that
encompass the downtown district, the right-of-
way changes considerably in terms of both its
overall dimension and its breakdown into
sidewalks, driving lanes and parking lanes. The
most common right-of-way width along this
stretch of the Detroit Avenue corridor is
approximately seventy-five feet. However, within
the downtown blocks the right-of-way can vary
to be as low as sixty-five feet wide and as high as
one hundred feet. Within these widths one can
find any number of driving lanes turning lanes

The Western Main Street Gateway – Arthur Avenue to Cook Avenue

Existing Conditions 
Main Street

N
EI

G
HB

O
RH

O
O

D 
A

N
A

L

c o m m u n i t i e s  i n i t i a t i v e

find any number of driving lanes, turning lanes,
parking configurations and sidewalk widths.

Based upon the development patterns and right-
of-way configurations that characterize the
different blocks along Detroit Avenue within
Downtown Lakewood the district is essentially
broken into three distinct segments. Within this
planning study they are referred to as the
western gateway, district core and eastern
gateway. The following pages of this report will
discuss the unique characteristics of each
segment within the downtown district, along with
the different right-of-way configurations that
exist.

The District Core – Cook Avenue to Lincoln Avenue

The Eastern Gateway – Lincoln Avenue to Bunts Road



The Western Main Street Gateway – Arthur Avenue to Cook Avenue
The western gateway segment
of the roadway is dominated by
a mixture of grand institutional
buildings and single-use
commercial structures. An
addition and renovation to the
public library, currently under
construction, marks the
gateway to downtown from the
west at the intersection of Arthur
Avenue and Detroit Avenue.
Within the western gateway
area a unique configuration also
exists in which the right-of-way
widens to accommodate two
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widens to accommodate two
areas of angled on-street
parking in front of commercial
buildings on both the north and
south side of the street. This
segment of downtown
transitions at its eastern end into
the district core at the
Lakewood City Center strip
shopping center. Here a public
space, Sinagra Park, is
integrated into the fabric of
downtown while shielding the
parking lot for the shopping
center from the street.

Existing conditions analysis of Downtown Lakewood’s Western Main Street Gateway
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Existing land use within the Western Main Street District



At this portion of Detroit Avenue
the right-of-way increases to just
over eighty-six feet to
accommodate angled parking
on the north and south side of
the street, two driving lanes in
either direction, a center turn
lane and a sidewalk on the
south side of Detroit. The
sidewalk on the north side of the
street is integrated into the
commercial development to
allow room for the angled
parking. This is the only place
along the length of Detroit

The Western Main Street Gateway at the Drug Mart Plaza

D  E  T  R  O  I  T     A  V  E  N  U  E     S  T  R  E  E T  S  C  A  P  E     P  L  A  N

a   t r a n s p o r t a t i o n   f o r   l i v a b l e

along the length of Detroit
Avenue in which angled parking
exists within Lakewood. Within
the traffic analysis of Detroit
Avenue this unique block was
determined to be undesirable
due to the complications that
the parking causes with traffic
flow in the roadway and the
resulting higher risk for accidents.
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The Western Main Street Gateway at the Marc’s Plaza / Sinagra ParkWithin this portion of Detroit
Avenue the combination
of intersections including
Warren Avenue, Cook
Avenue and the entrance
into the Lakewood City
Center Plaza cause all on-
street parking to be
eliminated within the sixty-
nine foot right-of-way to
accommodate a mixture
of driving and turning
lanes. With traffic lights at
all three intersections,
within four hundred feet of
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within four hundred feet of
each other, this portion of
the street performs the
worst in terms of traffic flow
and is the most confusing
for drivers.



The Main Street District Core – Cook Avenue to Lincoln Avenue
The district core is the portion of
Detroit Avenue within downtown
that resembles most closely the
traditional street-car commercial
corridors of Cleveland’s past.
With the majority of its buildings
built to the right-of-way, this
segment of the street creates the
strongest feeling of an enclosed
urban room with its storefront
retailers and offices. The two
largest employment centers within
downtown are located here;
Lakewood Hospital, Lakewood
Center North and West office

D  E  T  R  O  I  T     A  V  E  N  U  E     S  T  R  E  E T  S  C  A  P  E     P  L  A  N

Existing conditions analysis of Downtown Lakewood’s Main Street District Core
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Center North and West office
buildings. Each of these structures
also incorporates green / public
spaces within the streetscape,
however, neither are highly
utilized by pedestrians.

g y
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Existing land use within the Main Street District Core



Within the district core, the right-
of-way most closely resembles a
traditional Cleveland area
commercial street with a width
of between sixty-five and
seventy-five feet. Within this
width, a single drive lane in each
direction and center turn lane
remain constant. However, an
on-street parking lane and a
second driving lane are
interchangeable depending on
the block being studied for both
the east and west bound traffic.
The sidewalks within this district

The Main Street District Core between Warren and St. Charles
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The sidewalks within this district
are particularly small, some as
narrow as seven feet. The
perception of these sidewalks is
further diminished in scale due to
the fact that the buildings are
adjacent to the right-of-way, the
roadway itself is often times not
centered within the right-of-way
and in some blocks street trees
are planted in areas with no
more than a one foot wide tree
pit.
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City Wide Parking Study: Results and Recommendations
Prior to this TLCI planning initiative, the City of Lakewood performed a city wide parking study to develop a means to
best support existing and future retailers within its commercial areas. A specific portion of that study was directed to
the downtown area, in which many retailers heard complaints from their patrons about the lack of convenient
parking. Within the study all public and private parking lots and garages were identified and inventoried.

The results of this study showed that:
• Adequate parking exists if the public

and private lots were used efficiently
• Long term parkers were using the two-

hour lot meters with little turn over
• On-street parking meters are highly

used and see a great deal of turn over

The study recommended that:
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Downtown District Analysis
8 municipal lots
• 793 public parking spaces
• 588 meters
• 122 non-metered spaces
• 87 permit spaces

• All Detroit Avenue meters should be
uniformly calibrated for short term use
– 90 minute meters with 15 minutes
free time to accommodate patrons
that are making quick stops at one
business or those that will walk to more
than one

• All short-term meters within parking lots
should be uniformly calibrated for 2
hours with 15 minutes free time

• All long-term meters will remain as is
for use by employees

A portion of this planning study will be dedicated to determining way to promote business patrons to utilize the
existing municipal and privately owned parking lots to the rear of the commercial properties along many of the
blocks within Downtown Lakewood. In addition, any new developments of a substantial scale must provide on-site
parking to meet the needs of the development at a minimum.

3 private garages
• 2,005 spaces

Numerous private parking 
designated to respective 
establishments

• 1,164 surface lot spaces



The Eastern Main Street Gateway – Lincoln Avenue to Bunts Road
Within the eastern gateway,
development along Detroit
Avenue takes on a different
feeling than in the other two
segments of the downtown
district. Buildings, for the most
part, are set back from the right-
of-way and are separated from
the street by a green lawn area.
It is within this district that the
right-of-way once again begins
to widen, with the area
between Bunts Road and Manor
Park Avenue being the widest
point along all of Detroit
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point along all of Detroit
Avenue. Within this portion of
the downtown, the district takes
on the most auto-dominated
atmosphere and is the least
pedestrian friendly. Near the
intersection of Bunts Road, the
blocks on the south side of the
street are currently occupied by
a vacant grocery store and two
surface parking lots.

Existing conditions analysis of Downtown Lakewood’s Eastern Main Street Gateway
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Existing land use within the Eastern Main Street District



At this portion of the eastern
gateway segment of downtown
Lakewood, the street begins to
transition between the district
core and the area between
Bunts and Manor Park. The right-
of-way configuration remains
similar to that of the district core.
However, the buildings become
predominantly single use and
are separated from the sidewalk
by large front lawns. Uses
become a mixture of churches,
retail buildings and the Westerly
– a senior citizen housing

The Eastern Main Street Gateway at The Westerly
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a senior citizen housing
complex.
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The blocks along Detroit
Avenue between Bunts
and Manor Park have the
widest right-of-way within
the City of Lakewood. At
just over one hundred
feet, this portion of the
street contains a seven
lane roadway (a
combination of driving,
turning and parking lanes)
and is the least pedestrian
accessible. With Bunts
Road being a direct
connection to Interstate

The Eastern Main Street Gateway at Bunts
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connection to Interstate
90, this intersection at the
east end of the downtown
district represents an
important, yet weak,
gateway into downtown
Lakewood. Given that the
blocks to the east and
west of this section of
street have fewer lanes,
the traffic analysis shows
that this wide of a
roadway is not warranted
within this segment of
Detroit Avenue.



What are the perceptions of
Detroit Avenue and Downtown Lakewood?
A critical part of the planning process that
brings credibility and reality to the final
proposal is the incorporation of the goals and
desires of the community. In order to gain a
better understanding of the community and
Downtown Lakewood, numerous workshops
and meetings were held with various
stakeholders and the public to reveal the
issues, needs and objectives that provide a
framework for this study.

A Steering Committee was formed that was
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A Steering Committee was formed that was
comprised of City of Lakewood staff,
Lakewood Community Progress Inc./Main
Street Lakewood staff, neighborhood
residents and business owners to act as a
liaison between the planning team and the
neighborhood. The Steering Committee
provided continual input on the
development of the planning process, its
evolution to create the streetscape plan, the
ways in which the community meetings were
run and their opinions about the
neighborhood itself. Their guidance was
crucial to creating a comprehensive plan
that is both responsive to the needs of the
neighborhood and successfully integrates the
full range of community input.
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A series of three community meetings were held
throughout the process, in which at the first, the
planning team presented the existing conditions
analysis, including Downtown Lakewood’s role within
the greater region and comparisons to other
downtowns and retail centers. At the conclusion of
the presentation, attendees broke into smaller groups
to discuss the strengths, weaknesses, opportunities and
challenges of downtown. The topics of conversation
for each of the break out groups included; streetscape
and the public realm, land uses and activities, traffic
flow and parking, and a group that discussed existing
buildings and development potential.

To create an even greater understanding of the
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businesses within Downtown Lakewood, a survey was
distributed to all of the businesses and landowners
within the study area by Main Street Lakewood. This
provided an individual assessment from a
stakeholder’s point of view on the goals and priorities
to guide both the traffic and redevelopment
recommendations.

After the comments from the first community meeting
and surveys were summarized, it became evident that
there was much community support behind this
initiative and a strong desire to make Downtown
Lakewood a more livable community. The following
summarize the key results of these conversations that
provided a guide for the creation of a conceptual
streetscape and development plan that was
presented at the second community meeting.



At the second community meeting, a presentation was made by the planning team recapping these themes for
enhancing the right-of-way and surrounding development and introducing initial concepts for the streetscape
reconfiguration and redevelopment proposals. Lining the walls of the school gymnasium where the meeting was
held was a series of drawings that attendees spent the majority of the meeting reviewing. They were given a sheet of
green and red stickers, and asked to place the green stickers on things they liked, and the red stickers on things they
did not or that they felt were not appropriate for Downtown Lakewood. These drawings included plans of the Detroit
Avenue corridor, the development options presented, and boards with pictures of other streets around the country
that demonstrated paving materials / hardscaping, landscape materials / softscaping, public spaces / areas of
confluence, public art / district identity and development types.

D  E  T  R  O  I  T     A  V  E  N  U  E     S  T  R  E  E T  S  C  A  P  E     P  L  A  N

a   t r a n s p o r t a t i o n   f o r   l i v a b l e



LY
SI

S

37Existing Conditions 
Community Input

Images from the second community meeting in which attendees placed green dots over images they thought characterized 
Downtown Lakewood and red dots on images that did not
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At the third community meeting, the final recommendations
outlined within the next portion of this report were presented
to attendees. Each of the final recommendations for the
Detroit Avenue streetscape, redevelopment sites along the
corridor and the public spaces that bridge the gap between
them were a direct result of this interactive process between
the planning team, the City, the Steering Committee and
everyone that donated their personal time to attend and
participate in the community meetings.

The full list of comments from both the community meetings
and the business survey can be found in the appendix to this
document.





Rethinking
Main Street



How can Detroit Avenue
become a great downtown Main Street?
Our Planning Goals

Throughout the process of creating this streetscape plan for Detroit Avenue, four concepts emerged that
become the guiding principles for the decisions relating to the reconfiguration of the street and proposed
development along the corridor. The four goals that were derived from these themes directly address not
only the street itself, but the issues and desires of the public and business owners as well.

The four goals that became benchmarks for this planning study include:

SIMPLIFY: The configuration of the Detroit Avenue right-of-way through Lakewood’s Downtown must be
simplified to create a district with greater cohesion and a more uniform flow of traffic and on street parking
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simplified to create a district with greater cohesion and a more uniform flow of traffic and on-street parking.

REORGANIZE AND REDEFINE: Reorganize and redefine development patterns and public right-of-way
enhancement standards within downtown Lakewood to support the three main sub-districts that have been
identified – the western main street gateway, the main street district core and eastern main street gateway.

REBALANCE: A rebalancing of the street is necessary to accommodate the contemporary needs of the
pedestrian, automobile and bicyclist.

REVITALIZE: Physical enhancements at key locations must occur along Detroit Avenue to revitalize and
create places that residents and visitors alike will come to find synonymous with Downtown Lakewood.
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Create Beautiful 
Streets

Develop Walkable 
Streets

Integrate Public 
Transportation

Define Areas of 
Confluence
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Provide Places to SitDefine GatewaysEncourage Spontaneous UsesProvide for Evening ActivityProvide Places for Activity

Screen Parking Lots Avoid Blank Walls Engage the Architecture Accommodate Outdoor Dining Integrate Park Space



Creating a Consistent Base to Build From
The first step in the creation of a new streetscape plan for Detroit Avenue was the necessity to develop a simple
and organized approach to the lane configuration of the street. The existing combinations of lanes that range
from three to five travel lanes plus parking lanes, and everything in between, are not acceptable to build
consistency and organization to the roadway.

The process of determining the proper base configuration to apply to the right-of-way, despite its varying width,
involved a group of diagrams that focused on the goal of rebalancing the street to best accommodate all of the
corridor’s potential users. The options developed for the base right-of-way configuration involved various options
for driving, turning, parking and the corridor’s potential users. The options developed for the base right-of-way
configuration involved various options for driving, turning, parking and bicycle lanes, and how their combination
affected the width of the sidewalks.

It was determined that maximizing the width of the sidewalks to promote a stronger pedestrian presence along
Detroit Avenue is the number one priority within the rebalancing of the street. Within the street section for Detroit
Avenue, on-street parking lanes, wherever possible, have also been integrated into the reconfiguration to benefit
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the storefront retailers that define the character of Downtown Lakewood. However, after speaking with avid
bicyclists within the City, it was determined that dedicated bike lanes were not desired along Detroit Avenue, but
the integration of bicycle amenities within the design and detailing of the streets and public spaces are necessary.
Finally, the decision to retain the center left turn lane throughout the corridor was made to eliminate any delays
that might be caused by individuals turning left onto the many side streets or the driveways as the number of driving
lanes are reduced to one in each direction.
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Through the simplifying of the right-of-way configuration and the narrowing of lanes to a scale more appropriate to
a downtown commercial district, the widths of sidewalks within Downtown Lakewood can be widened to an
average of 13 feet. In many cases this doubles the width of the existing sidewalks in some of the densest and most
urban blocks. The extra space within the sidewalk also allows for the integration of such streetscape amenities as
benches, bike racks, trash receptacles, plantings, new lighting, banners and street trees in adequately sized tree pits
that will continue to grow and thrive.

The new base for the right-of-way 
configuration to be applied to Detroit 
Avenue

A typical existing right-of-

Streetscape Plans 
City Wide
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•Recenter the roadway
•Maximize the 

pedestrian realm
•Reduce the width of 

oversized lanes
•Incorporate on-street 

parking
•Maintain center turn 

lane

A typical existing right-of-
way configuration



A Conceptual Design Based in Reality
The reconfiguration of the lanes within the right-of-way is based upon a traffic analysis that was performed as a part
of this study. It is essential that this conceptual study be configured in such a way as to ensure that the
recommendations made here will continue to be appropriate and a means to base a final engineered design when
construction funding becomes available. Five intersections were selected to be analyzed within the study area, as
determined by the City Engineer, NOACA and the planning team. The analysis included the gathering of data for
existing traffic counts during the morning and afternoon rush hours and at noon – the three times when Detroit
Avenue has the largest amount of traffic

The existing traffic counts were analyzed to determine the level of service (LOS) based on both the current
configuration of the street, the proposed layout, as well as the future predictions for traffic along Detroit Avenue in the
year 2030. Detroit Avenue, in its current configuration, operates at Levels A-B for the five key intersections analyzed.
The proposed reconfiguration of the lanes, under today’s conditions, will create a LOS for the five intersections that
range from A-C at the peak traffic times analyzed. For traditional main street corridors such as this, a LOS of C or
better is the accepted range for rush hour times. Furthermore, based upon NOACA’s analysis of future traffic volumes
within the region, the daily traffic volumes will decrease for the future study year of 2030. This will mean that the LOS in
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within the region, the daily traffic volumes will decrease for the future study year of 2030. This will mean that the LOS in
the future will either remain between A and C, or improve.

The Level of Service (LOS) is a numerical
calculation that describes the conditions of traffic
flow along a street in relation to the speed, travel
time, potential delays, freedom to maneuver,
interruptions, comfort and convenience. The LOS
is expressed in one of six levels (A-F). A level A
score would indicate that traffic moves along the
street with zero interruptions. In a downtown
district an LOS of B or C is often desirable from a
business and pedestrian standpoint. This would
allow traffic to still move without delays, but slow it
slightly so that drivers can find businesses and
increase safety for pedestrians, promoting a
multimodal downtown district.
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Based upon the proposed lane configurations and related improvements to Detroit Avenue with Downtown
Lakewood the following recommendations resulted from the traffic analysis:

• The proposed lane configurations will impact the LOS at some of the five selected intersections. However, the
LOS will still function at an acceptable LOS between ‘A’ and ‘C.’ This will create a more pedestrian friendly
downtown.

• Eliminating angled parking and assigning designated lanes for parallel parking will reduce the vehicular incidents
associated with on-street angled parking.

• NOACA’s year 2030 forecast shows a decrease in ADT. The forecast is based on NOACA’s modeling for future
population growth, proposed development and other improvements projected to take place in the City of
Lakewood. Since the ADT will decrease, the LOS for proposed conditions will remain the same or may improve in
the future.

• Timing cycles for the other intersections in the project area must be optimized and synchronized with the
analyzed five intersection’s traffic signals to obtain a higher level of service for the whole passageway. This can
be done with Time-Based coordination, Hardwire or Wireless coordination, or with a closed loop system for the EE

T
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be done with Time Based coordination, Hardwire or Wireless coordination, or with a closed loop system for the
entire project.

• Side streets should be fitted with ground loop detectors or other traffic monitoring and detecting devices for
opposing movements in some cases where appropriate. Opposing movements for the project area are the
northbound and southbound traffic. These monitoring devices can detect any vehicle at the side street
approaches and call for green time. The traffic signal will switch and end the cycle for Detroit Avenue vehicular
traffic and allow the opposing traffic to move.

• Vehicular stop bars at the signalized intersections should be located no less than 40 ft. and no more than 150 ft.
away from the face of the traffic signal, for an 8 in. diameter signal head lens. The distance between the stop
bar and a signal head can be increased to 180 ft. if the signal head lenses are 12 in. in diameter.

• The lane width shall be no less than 11 ft. for through traffic lanes and no less than 10 ft. for left turn traffic lanes.
Parallel parking lane widths shall be no less than 8 ft.

• RTA bus stops at the intersection of Detroit Avenue & Warren Road, Detroit Avenue & Blossom Park / Manor Park
Avenues, and Detroit Avenue & Bunts Road should be located a minimum of 40 ft. away from the intersection
stop bar. This will prevent any close right turn vehicular movement in front of the bus after the drop-off or pick-up
of a passenger.
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Applying the Base Configuration to the Street
When it is over laid upon the existing street, the new right-of-
way configuration creates an urban environment unlike that
which currently exists within Downtown Lakewood. The
pedestrian realm that is created by the new streetscape
arrangement widens the sidewalk from its existing narrow and
varying condition to a consistent width of twelve to thirteen
feet. Additionally, in areas such as the intersections where on-
street parking does not exist, the sidewalk width is able to grow
by an additional eight feet.

Dedicated Parking Lanes
These extensions of the sidewalk into the portion of the right-of-
way designated for parking serve two purposes. The bump
outs define the parallel parking lanes, ensuring that they
remain in place to serve the businesses that line Detroit

D  E  T  R  O  I  T     A  V  E  N  U  E     S  T  R  E  E T  S  C  A  P  E     P  L  A  N

a   t r a n s p o r t a t i o n   f o r   l i v a b l e

remain in place to serve the businesses that line Detroit
Avenue and are not usurped into the driving lanes as is often
the case in commercial districts. However, the more important
purpose of the sidewalk bump outs at the intersections is to
enhance the pedestrian realm. The bump outs effectively
shorten the crossing distance, creating a safer and more well
connected downtown environment.
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The Hardscape
The sidewalk layout for Detroit Avenue allows for a minimum six foot wide clear
path, providing unrestricted access for pedestrians to stroll up and down the
street, shop in the many stores that line the corridor or meet friends and
neighbors. Adjacent to this will be an area in which such entities as street trees
and other amenities can now be added The hardscape , or the materiality of
the sidewalk, can create a very different environment on different streets. As a
result of the community process involved in this planning initiative, the sidewalk
hardscape envisioned for Detroit Avenue within the downtown district is
comprised of a series of different surfaces and textures.

Beyond the base concrete surface that would make up the walking path of the
sidewalk, areas adjacent to the curb between planting beds will have a special
paving surface. Using a concrete or brick paving pattern within these areas of
the sidewalk will not only create a change in pattern or texture but the visual EE
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the sidewalk will not only create a change in pattern or texture, but the visual
distinction between the two materials provides the means to create special
areas within the sidewalk that can become gathering places.

The ability for the hardscape to define space through materiality will also occur
along the Detroit Avenue streetscape at the curb line. The design proposal calls
for an eighteen inch wide curb, a foot wider than the standard curb. By creating
a wider curb, and using colored concrete instead of the standard grey, a visual
separation is created by the curb between the area within the right-of-way
dedicated to the pedestrian and that of the automobile. Additionally the wider
curb, when between the parallel parking lane and the tree planters, provides the
necessary width for individuals to get out of their cars without interfering with the
planting beds.
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Landscaping
The widened sidewalks along Detroit Avenue also provide the opportunity for the integration
of landscaping in the form of street trees and planting beds. These provide the opportunity
to enhance the pedestrian environment and soften the streetscape. Street trees provide
shade for pedestrians in the summer, an evolving and dynamic environment as they bloom in
the spring and leaves change in the fall while creating a vertical and orderly rhythm to the
street.

However, when integrating street trees into the urban environment, the positive impacts that
they can have on the district will be outweighed by negative aspects if they are not
specified correctly. The species of tree selected must be one that grows tall, with branches
that extend vertically and not horizontally so as to not block the signage of the businesses
that the project is meant to benefit. In a downtown district such as this, it is also imperative
that irrigation be incorporated into the underground utilities to ensure that both the street
trees and any base plantings remain in good health year round. Additionally, the type of
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trees and any base plantings remain in good health year round. Additionally, the type of
tree must be chosen to be highly tolerant to the adversities that it will face in an urban
environment. An ideal species will have smaller leaves so that when they drop in the fall they
do not clutter the sidewalk.

For the City of Lakewood’s downtown, as with any district, it is good practice to plan that at
least two different species of street trees be incorporated into the design to ensure that in the
event of an infestation of one, the other will remain healthy. Within the Detroit Avenue
streetscape, the proposal calls for a base street tree, with an ornamental tree integrated in
places such as at intersections, public spaces and in areas in which a double row of trees are
possible. This study proposes that a gingko tree be planted along the length of the blocks,
with flowering tree lilacs in special places.
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Buried Utilities
Currently within Downtown Lakewood, the above ground utility wires run both in front and to the rear of the
properties that line Detroit Avenue. These overhead lines, and the roadway lights that are mounted to the utility
poles detract from the overall pedestrian experience and add to the visual clutter that currently exists. The
proposal illustrated in this plan envisions the street without these wires or overhead lights. The lights would be
replaced by a more decorative and pedestrian scaled fixture that would serve to both light the roadway, and
bring the scale of the elements that line the street into the context of the historic commercial district.
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Streetscape Amenities
Within the sections of the sidewalk that will contain special paving, areas of confluence can be created through the
use of pedestrian amenities that provide a more accommodating environment for those that use the street.
Groupings of benches are designed and organized to promote social interaction amongst individuals in downtown.
The provision for seating within commercial streetscapes in a variety of styles and arrangements is essential in
creating a place that is welcoming and accommodating for individual users, couples and groups of all sizes. Also
integral in the creation of these outdoor rooms to make the experience of the street more accommodating to
pedestrian users is the inclusion of such items as waste receptacles, newspaper boxes and mailboxes.

However, streetscape amenities can benefit more than just the pedestrian. The inclusion of bicycle racks in strategic
locations throughout a main street district, such as at public spaces, retail destinations or the Lakewood Public
Library provide a level of service for yet another grouping of individuals. Due to the density of the surrounding
neighborhoods, Downtown Lakewood is easily accessible by bicycle for many. However, provisions must be
included within the streetscape design to ensure that this is in fact the case. Within this plan bicycle racks are
proposed along the length of the corridor both individually within the layout of a block’s sidewalk, and in clusters
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proposed along the length of the corridor both individually within the layout of a block s sidewalk, and in clusters
where possible within public spaces. Additionally, given the ability for many downtown workers to commute to work
via bicycle, it would beneficial to the district if a bicycle station were to be created that would include indoor
parking and locker room facilities. Given the dense concentration of employees in the district core, a portion of the
ground floor of the parking garage behind the Lakewood Center North tower would be an ideal location.
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Public Art
The final level of detail that will truly enhance the pedestrian experience along Detroit Avenue is the integration of
public art. This is something that can take on many forms and sizes, the purpose of which is to demonstrate the
special and dynamic culture of Lakewood. Public art may talk to the nature of the community, the businesses that
exist or Lakewood’s history. However, the fact that Lakewood is a lakefront community is very important, an aspect
of the city’s character that has been identified in this process as one that should be incorporated in the details of
the streetscape’s design.

Public art can be incorporated into the streetscape in many different forms and styles. It can occur in the paving
materials that are a part of the hardscape, as elements integrated into the design of the intersection bump outs,
special lighting elements or as more traditional art installations that can be placed in parks or at neighborhood
institutions. However, even the simplest items such as hanging custom banners and flowering baskets from the
street lamps can play a role in creating a dynamic streetscape.
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Creating an environmentally friendly and sustainable streetscape
Given both the City of Lakewood’s strong ties to our natural environment through the Lake Erie ecosystem and the
expansive natural land in the Rocky River Metropark as well as the City’s commitment to green building
technologies, it is believed that the Detroit Avenue Streetscape design incorporate the most advanced green
building technologies possible. The recommendations outlined within this document represent current green
infrastructure planning and construction techniques at the time of the completion of this study. However, at the
point in which this project is carried forth into the engineering, final design and construction processes, these
techniques should be re-evaluated to ensure that they represent the most contemporary and up-to-date thinking
and technologies.
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Capturing and Utilizing Gray Water or Runoff
Within the design of the sidewalk and the planting beds, runoff from the street and
sidewalk during a rain can be collected and reused as a part of the irrigation
system for the street trees and additional plantings that will surround them. The
type of vegetation specified for the planting beds can be chosen based upon its
ability to work with a specific soil mixture to filter and clean the runoff water from
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ability to work with a specific soil mixture to filter and clean the runoff water from
the street as it settles through the planting bed prior to it reaching the water table
below ground. Being that Detroit Avenue lies along the tip of an old sand ridge
from Lake Erie, the integration of pervious paving materials that would allow runoff
to naturally filter through the sand and bypass the City’s storm sewers makes this
street a prime resources for green infrastructure integration.

Additionally, rain water can be captured and used within the irrigation system that
will service the planters during times in which it is not raining. This can dramatically
decrease the long term maintenance and utility costs that would be born by the
City or a Business Improvement District associated with an irrigation system within a
public right-of-way such as this.
Dark Sky Compliant Light Fixtures
Light fixtures specified within the design of the Detroit Avenue
streetscape should be energy efficient, dark sky compliant fixtures.
These are designed to focus all light downward, where it is needed,
reducing the glare from above and wasted energy.

Conventional
light fixture

Dark sky 
compliant 
fixture
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Rain Gardens
Within the design of the public parks and open spaces
associated with the streetscape project, rain gardens can be
incorporated to filter water and runoff from surrounding buildings
and parking lots, such as the lot in front of the Lakewood Center
Plaza. A rain garden serves a similar function to the way in which
the planters could be envisioned within the sidewalk but on a
larger scale.

Green Parking Lot Design
Within the design of the municipal parking lots, biofiltration areas can be
incorporated that are similar to a rain garden. Within the design of the ground
plane areas between the parking spaces used for tree plantings can be designed
as depressions and planted with specific vegetation that can purify the runoff from
parking lots. In addition, the paving of the parking lot and pavers used in EE
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The integration of these features into the design of the streetscape will serve multiple purposes for the City and its
residents. Over the lifespan of the street design, the incorporation of green building techniques will result in an overall
decrease in the costs involved with maintenance and upkeep. Such items as the reuse of the rain water runoff for
irrigation of the tree pits will reduce the operating costs associated with the utilities necessary to sustain the
streetscape.

In addition, the incorporation of green building techniques into a major municipal project such as this serves as an
example to city residents that Lakewood is committed to creating a quality environment in which to live, shop, work
and play. The streetscape becomes a positive inspiration and teaching tool for individuals of all ages and
backgrounds about the importance of preserving the overall health of the environment we all share, the ability for
responsible practices to bridge the gap between public and private facilities while increasing the overall quality of
life for everyone.

pedestrian walkways should be made of porous concrete and permeable pavers
to allow water to seep into the ground where it can be directed to flow into the
biofiltration areas. Additional recommendations for parking lots will be discussed
later in this document.
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The Western Main Street Gateway – Arthur Avenue to Cook Avenue
The application of the planned streetscape into the western main street gateway segment of Detroit Avenue
demonstrates how what is currently the most random section of the street can become a uniform environment and
a gateway into downtown befitting of the both the nature of the community and the new investment in its public
institutions. The integration of different development types within this district also demonstrates that the streetscape
is designed to accommodate both the existing conditions along the corridor as well as new development.
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Proposed three-dimensional representation of the Western Main Street Gateway
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Proposed reconfiguration within the Western Main Street Gateway
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Existing Western Main Street Gateway street configuration
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The Main Street District Core – Cook Avenue to Lincoln Avenue
The incorporation of this streetscape plan into the district core demonstrates how the design creates a more
complimentary environment to the dense commercial district. By creating individual tree pits with paving
between, the sidewalk design is able to maximize the amount of room available for pedestrians. Utilizing the
widened sidewalk at corners, small seating areas accentuated with special paving, planting beds and ornamental
street trees provide areas in which additional urban spaces can be integrated into the urban context.
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Proposed three-dimensional representation of the Main Street District Core
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Existing Main Street District Core street configuration

Proposed reconfiguration within the Main Street District Core



The Eastern Main Street Gateway – Lincoln Avenue to Bunts Road
As the streetscape configuration is applied to the eastern main street gateway there is a great deal of space,
previously occupied by the additional driving lanes, that is no longer necessary. Given the development potential
with the now vacant grocery store and surface parking lots, and the desire to better integrate the eastern gateway
into the downtown district, the extra space within the right-of-way is designed to promote new mixed-use
residential development in the future. Individual tree pits have been eliminated from the design, and wide lawns
with a double row of trees proposed. Within these lawns, streetscape amenities are included in larger special
paving areas that link the on-street parking lanes with the main sidewalk adjacent to the right-of-way and
surrounding development.

D  E  T  R  O  I  T     A  V  E  N  U  E     S  T  R  E  E T  S  C  A  P  E     P  L  A  N

a   t r a n s p o r t a t i o n   f o r   l i v a b l e
Proposed three-dimensional representation of the Eastern Main Street Gateway
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Existing Eastern Main Street Gateway street configuration

Proposed reconfiguration within the Eastern Main Street Gateway



Integrating the Public Parking Areas
The integration of parking areas to support the local retailers in Downtown Lakewood is essential to the success of
the business district. Although the parking study performed by the City demonstrated that enough parking exists
throughout the district to support the retail, the parking lots behind many of the buildings feel isolated and separate
from Detroit Avenue itself. It is not enough for these parking lots to merely exist, they must be seen as a convenient
and accessible downtown amenity. The following drawing and example images demonstrate ways in which
parking lot enhancements such as landscaping and signage can increase their aesthetic appearance and better
link them to the main street that is the heart of the district.
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Diagram depicting 
potential parking lot 
enhancements and 
imagery of similar 
improvements in other 
locations



Downtown Gateways and Transit Waiting Environments
The primary entry points, or gateways, along the corridor occur at Bunts Road from the east, Arthur Avenue from the
west and the intersections with Warren Road and Bunts Road from the north and south as these streets both provide
access to Interstate 90. These do not demonstrate the unique character and urban vitality that exist within the
district. Through the integration of a new streetscape plan for Detroit Avenue, it is possible to create gateways into
downtown that integrate district signage, landscaping and represent the unique character of the city.

Often paired with these important intersections along the Detroit Avenue corridor are heavily used bus transit
stations. By taking advantage of a program that the Rapid Transit Authority is sponsoring these important, but often
overlooked, civic gathering points can be enhanced in ways that not only beautify the urban environment, but
promote the use of alternative forms of transportation. The program focuses on the creation of an environment
surrounding the transit stop that integrates the bus shelter itself, multiple seating opportunities, bus scheduling and
route information and the streetscape amenities described earlier in this report such as bike racks and newspaper
boxes.

The following drawings and images demonstrate how the intersection of Bunts Road and Detroit Avenue can be
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altered though this proposed streetscape plan to become a strong gateway into the district as well as incorporate
the elements of a transit waiting environment.
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Detroit and Bunts



How can public investment affect the adjacent
properties and downtown Main Street development?
Infrastructure plans such as these are not undertaken solely for the improvements possible within the public realm.
Public infrastructure projects also positively affect private development along the length of a street. By
demonstrating the City’s civic commitment to improving its commercial districts, it has been demonstrated that the
investment in new construction and the renovation of existing buildings will follow.

Through the interactive process involved with this study, public opinion was gathered regarding the current
development trends within Downtown Lakewood and the potential for the redevelopment of sites along the
corridor. When discussing redevelopment within a dense urban district such as this it is often times difficult, yet
essential, to understand that it is appropriate to consider the redevelopment of existing properties that may contain
viable businesses and land uses today. The development opportunities illustrated in this document look to create a
twenty year vision for the downtown district. Within this, mixed-use development similar to that of the historic nature
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of downtown is proposed where current building typologies are either inconsistent with those desired or where
single-use buildings exist.

The integration of buildings and the public realm of the streetscape are carefully planned and demonstrated.
Buildings and public spaces must address the main street. Proposed developments should be constructed with
retail on the ground floor and large storefronts that are open to Detroit Avenue. Main entrances to upper floor uses
shall be accessible from the main street. Similarly, any public spaces that are integrated into private development
must be open and accessible to the street to become an integral part of the downtown environment.

The drawings presented on the following pages illustrate the public opinions gathered through the meetings and
through surveys regarding current development downtown, potential development sites that are derived from this
and examples of how those sites may look in the future for the western gateway, district core and eastern gateway
segments of Downtown Lakewood.

a   t r a n s p o r t a t i o n   f o r   l i v a b l e



The Main Street Western Gateway (Arthur Avenue to Cook Avenue) –
redevelopment creating a community center
Development potential within the western gateway area focuses primarily on
sites currently occupied by single-use commercial buildings, especially those
paired with the angled on-street parking. This segment of the downtown
would benefit from additional private development creating a stronger
mixed-use character to the blocks. Through this, the potential exists to create
taller, multi-story buildings that would better match the scale and grandeur of
the historic churches and the Masonic Temple with their colonnaded
entrances as well as the new addition to the Lakewood Public Library.

To the rear of the Drug Mart plaza, on the north side of the street, lies
Kauffman Park. Today the park is used primarily for its baseball diamonds.
Upon the completion of the renovation project that is underway at the
Lakewood Public Schools, these ball fields will no longer be used. Although
there is a great deal of discussion regarding the future of this land when the
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there is a great deal of discussion regarding the future of this land when the
ball diamonds are no longer in use, there is a common agreement that any
redevelopment of land along the north side of the street should bring green
space and the public park to the main street.

After the review of a series of development possibilities, it was determined
that the primary goal for the future of the western gateway is to use new
commercial and mixed-use buildings to line and integrate a new community
green within the building fabric of Downtown Lakewood. This community
park is envisioned to be larger than the smaller pocket parks and plazas that
exist within downtown, and be a place where city wide events can occur,
public displays set up at holidays and a venue for farmers markets during the
summer months. The design of this public space also represents the
opportunity to remind users that Lakewood is in fact a lakefront community,
and through the use of the water elements and ecologically friendly planting
methods such as rain gardens, is a community that respects and is tied to this
natural amenity.
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design process
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Opinions regarding existing development along the corridor that resulted from the public process
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Attendees at the second 
community meeting 
placed green dots on 
maps representing existing 
places and development 
proposals they liked, and 
red dots on those that they 
did not.
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Potential development sites along the corridor that resulted from opinions shared at the public process
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Site Design Considerations:
- Create public green space (Community 

Green) adjacent to Detroit Avenue
- Extend new streets north from Detroit 

Avenue into a mixed-use development site
- Replace single use commercial buildings 

with mixed-use buildings in the future
- Site layout must address the new addition to 

the Lakewood Public Library
- Potentially reconfigure / redefine Kauffman 

Park to be an integral part of downtown
- Maintain a playground within the green 

space
- Create a plaza to house a Farmer’s Market
- Integrate rain gardens and other ecologically 

friendly methodologies into the design of the 
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green spaces
- Buildings can be set back from right-of-way 

a maximum of 12’ to allow for outdoor dining 
and plantings

Proposed redevelopment 
within the Western Main Street 
Gateway
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The District Core (Arthur Avenue to Lincoln Avenue) –
integrating meaningful public space in a dense urban area
Within the district core, the majority of the public comment regarding existing development was favorable, largely
due to the fact that mixed-use, multi-story buildings currently dominate this segment of Detroit Avenue. The
negative aspects gathered through public participation regarding the district core were directed primarily towards
buildings that either have vacant storefronts or those with ground floor facades that are not open to the street.
This can easily be rectified through storefront renovations. However, as with the case of the two office buildings
that line the south side of Detroit between Warren and St. Charles, the introduction of a new land use into the
existing buildings would also be beneficial. These buildings have great potential to become mixed-use residential
buildings if a new, more appropriately scaled façade were to be applied.

The district core is unique among the three segments of Downtown Lakewood in that three public spaces are
integrated into the private development sites. Sinagra Park, the only one of the three to be city owned, was
designed to screen the parking lot for the Lakewood City Center plaza from the street. Although the current
development patterns and civic thinking in regards to developing the shopping plaza would result in a different

67

EE
T

Development Plans 
Main Street

p p g g p g pp g p
design today that would better integrate with the street, Sinagra Park remains an important amenity to the district.
The conceptual streetscape proposal within this document envisions realigning the entrance into the parking lot
with Cook Avenue to simplify the traffic patterns within this block, and expand Sinagra Park as a place for outdoor
dining and gathering through the elimination of an unused city parking lot abutting the street.
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Redevelopment sketches from the design process



The final two public spaces within the district core are a part of larger private developments. Centered around
the intersection of St. Charles Avenue and Detroit Avenue, both the Lakewood Center office tower and the
Lakewood Hospital have public spaces adjacent to the sidewalk. On the northwest side of the intersection the
Lakewood Center building was designed with a plaza dominated by large raised planters, a sunken seating area
and a very unwelcoming atmosphere for pedestrians. The adjacent space in front of Lakewood Hospital is a
large green lawn that fronts the original, historic wing of the hospital at the southeast corner of the intersection.
However, a lack of sidewalks on the site and its landscaping configuration prevent one from accessing this green
space. The designs proposed within this document illustrate ways in which these two existing public spaces can
be designed and programmed to become active and important urban amenities within Downtown Lakewood.
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Redevelopment sketch from the design process
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Opinions regarding development along the corridor that resulted from the public process
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Attendees at the second 
community meeting 
placed green dots on 
maps representing existing 
places and development 
proposals they liked, and 
red dots on those that they 
did not.
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Potential development sites along the corridor that resulted from the public process

a   t r a n s p o r t a t i o n   f o r   l i v a b l e



71

EE
T

Proposed green space 
redevelopment within the 
Main Street District Core

Development Plans 
Main Street

c o m m u n i t i e s  i n i t i a t i v e

RE
TH

IN
KI

N
G

 M
A

IN
 S

TR
E



Proposed green space 
redevelopment within the 
Main Street District Core
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Proposed green space 
redevelopment within the 
Main Street District Core



The Eastern Gateway (Lincoln Avenue to Bunts Road) –
reimagining an underutilized portion of downtown
Within the eastern gateway segment of Downtown Lakewood, both public opinion and the determination of
potential development sites focused on the area at the eastern most point in the district between Bunts Road and
Robinwood Avenue. This portion of the street least represents the character and atmosphere found within the
remainder of the district. With the combination of its seventy-five foot wide roadway, surface parking lots with cars
overhanging the sidewalk and the vacant grocery store this section of Detroit Avenue is not welcoming to either
pedestrians or those entering the downtown by car.

The development proposals illustrated for the eastern gateway challenge the validity of the most recent trends
within these blocks that have focused on the car by recreating and extending the pedestrian oriented nature of
the district core throughout this portion of downtown as well. Building from the commercial and residential uses
that do exist, the reclamation of the proposed sites provide additional space for retail, restaurants, residential or
office uses. In addition to utilizing the vacant sites on the south side of the street, the development proposals
shown also include the site at the northwest corner of the Bunts / Detroit intersection for future reuse as a means of
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strengthening this gateway. Finally, the remaining parking lot along the north side of the street, currently screened
by landscaping, may provide an opportunity one day to create a narrow infill parcel, completing the row of
buildings that line the street and right-of-way within the eastern gateway.

a   t r a n s p o r t a t i o n   f o r   l i v a b l e
Redevelopment sketches from the design process
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Development Plans 
Main Street

Opinions regarding development along the corridor that resulted from the public process
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Attendees at the second 
community meeting 
placed green dots on 
maps representing existing 
places and development 
proposals they liked, and 
red dots on those that they 
did not.
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Potential development sites along the corridor that resulted from the public process
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Proposed redevelopment 
within the Eastern Main Street 
Gateway

Development Plans 
Main Street
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How can continuity be achieved throughout all of Detroit
Avenue, yet address the individual identity of its districts?
As discussed previously in this document, the Detroit Avenue corridor spans the full length of the City of Lakewood
from its eastern boundary with Cleveland at West 117th Street to its western border at the Rocky River valley. The
downtown district, discussed in depth within this streetscape plan, lies roughly at the center of the city. However,
the base street plan proposed with its simplified arrangement of lanes and rebalanced pedestrian and automobile
realm is designed to be integrated along the street throughout all of the City of Lakewood.

This will bring a level of continuity to the street from a city wide stand point that does not exist today. However, the
details of the streetscape design as it is applied to the downtown district do not necessarily represent the character
of the other four districts; the Entertainment and Theater District, Rosewood Antiques District, Garfield District and
Rockport / Eastgate District. Each of these areas, although a part of the same main street, have unique
characteristics and development trends that set them apart from one another.
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As the extents and characteristics of each of these districts are outlined in the following pages, it is essential to
remember that as one travels the length of the street there will not be an abrupt change from one to the other, but
a gradual evolution of the urban fabric in which the streetscape is envisioned to reflect and blend from one area to
the next. The following pages outline the types of amenities, landscaping treatments, lighting possibilities and
development trends that can be integrated into each district. The first will be the Entertainment and Theater
District, which will grow into the Rosewood Antiques District and eventually the western end of Downtown
Lakewood at Arthur Avenue and the library. Beginning at the eastern end of the city, the more residential
character of the Rockport / Eastgate District will be described as it transitions into the institutionally based Garfield
District and eventually the wide tree lawns of the eastern gateway segment of Downtown.

a   t r a n s p o r t a t i o n   f o r   l i v a b l e
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The Entertainment and Theater District (The western border of the City to approximately West Clifton Boulevard)

The Entertainment and Theater District is an evolving portion of Detroit Avenue that has been characterized in
recent years by a series of storefront renovations and an increase in restaurants and bars. As the Entertainment and
Theater District has continued to grow in popularity from the viewpoint of both business owners and patrons, the
diversity of the restaurants and bars has also begun to grow to cater to a wider variety of individuals.

As this business district continues to thrive, it is the recommendation of this study that a version of the streetscape
design proposed for Downtown be applied to this portion of the street as well. However, within the Entertainment
and Theater District, it is recommended that the streetscape enhancements and amenities themselves take on a
more pronounced and bold role. The addition of dramatic colors, lighting and signage will provide the
Entertainment District with an atmosphere that will be more animated than other parts of Detroit Avenue, especially
in the evening hours when the majority of the business patrons frequent the area.

Streetscape Plans 
City Wide
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The Rosewood Antiques District (Approximately West Clifton Blvd. to Arthur Ave.)

The Rosewood Antiques District is similar in many ways to the Entertainment and
Theater District in that it retains the same high level of activity and excitement.
However, this district is characterized by such new investments as the YMCA.
Growing in relation to these dramatic, yet family oriented, businesses are such
things as antique stores, local artist studios and restaurants.

The new and developing businesses and institutions, both large and small, have
the ability to work with the streetscape design within this district to create areas
within the public infrastructure that can represent their own unique aspects. In
some cases, this may involve the inclusion of plazas or public spaces to eliminate
the gap between public and private land, or the replacement of a small group
of street trees at an existing building to accommodate outdoor dining. At the
western edge of the district, a transition into Downtown occurs at the public
plaza / sculpture garden planned for the entrance to the public library.

Restaurants in the District

The Beck Center for the Arts



The Eastgate / Rockport District (The eastern border of the City to approximately Alameda Avenue)
Bordering the City of Cleveland on the eastern edge of the City of Lakewood, the Eastgate / Rockport District is the
site of a great deal of new development that is defining the character of the area. Previously vacant and
underutilized parcels within the district are now the site’s high density residential development that promotes the
smaller, more intimate scale of Detroit Avenue within this area.

The streetscape within this portion of Detroit Avenue has the ability to continue the overarching configuration as the
Downtown with new simplified lane alignments and the inclusion of street trees and lighting at the same the
intervals. However, the detailing of the ground plane and streetscape amenities can change to provide the more
subdued atmosphere that is in character with the greater concentration of residential that occurs within this district
than within the others. Plush tree lawns can be integrated in place of the harder concrete and stone pavers
between tree pits in blocks that are predominantly housing. Areas at intersections, or in blocks that have a higher
concentration of pedestrian and business activity, can retain the larger areas of pavement as in the Downtown
District, and integrate seating areas for residents and business patrons to use.
The Garfield District (Approximately Alameda Avenue to Bunts Road)
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( pp y )
The Garfield District creates the link between the residential character of the
Rockport District and Downtown. This district is characterized by a series of
institutional campuses and large-scale developments such as the City Hall, the
new Garfield Jr. High School and St. Edward’s High School.

Due the large scale of many of the uses and their institutional nature, grand tree
lawns and planting beds that span the length of several streets, trees would
complement the existing development. As with the previous districts discussed,
the roadway configuration and the spacing of light fixtures and street trees will
retain continuity along the street. However, through the integration of grand
tree lawns and larger planting beds the Garfield District will be able to blend
seamlessly with the residential character of the tree lawns proposed within the
Rockport District and the mixture of paving patterns and tree lawns in the
eastern main street gateway that resulted from the narrowing of the roadway.

New homes in the Rockport District

The following pages illustrate the extents of these city-wide districts, design
considerations for each and example imagery of how these considerations
have been implemented in similar places around the country.

The Garfield School and St. Edwards’s
High School in the Garfield District
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Streetscape Plans 
City Wide

Entertainment and Theater 
District Design Considerations:
- Expanded public art opportunities
- Integrate unique pedestrian 

lighting fixtures
- Create custom pedestrian 

amenities – benches, bike racks, 
etc.

- Paving areas between tree 
planters can take on a more 
whimsical design pattern

- Ensure that storefronts are well lit 
at night to create an active 
environment
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- Create district signage unique to 
the district and Beck Center

- Promote businesses to explore 
unique signage and storefront 
renovations
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Rosewood Antiques District
Design Considerations:
- Retain some aspects of the 

Entertainment and Theater District
- Begin to integrate aspects of the 

streetscape design from the 
Downtown Lakewood as it 
transitions to the east

- Provide areas of expanded 
paving, lighting and public art 
opportunities to highlight major 
institutions and stakeholders

- Provide the opportunity to replace 
street trees with outdoor dining 

a   t r a n s p o r t a t i o n   f o r   l i v a b l e

where existing conditions require 
to support institutions

- Integrate corridor signage 
directing visitors to attractions 
along Detroit Avenue
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Streetscape Plans 
City Wide

Rockport District
Design Considerations:
- Expand upon residential character 

of the district with the streetscape 
improvements already underway 
at the Rockport development

- Through the narrowing of the 
roadway, create green tree lawns

- Individual tree pits and expanded 
paving areas should be used 
along sections of blocks with a 
dense commercial presence

- Create small, intimate seating 
areas midblock
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occurs, create a visual and 
physical separation through the 
use of fencing, low garden walls or 
plantings between the building 
and the sidewalk
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Garfield District
Design Considerations:
- Retain some aspects of the 

Rockport District
- Begin to integrate aspects of the 

streetscape design from the 
Downtown Lakewood as it 
transitions to the west

- Promote the creation of grand 
tree lawns and yards in front of 
existing large-scale development 
and institutions

- Where additional paving areas / 
pedestrian connections to the 
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curb are required, break the tree 
lawns into a series of long 
planting beds

- Where planting beds occur, 
create urban gardens through 
special plantings and decorative 
treatments
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“There is no magic to great streets. We are attracted to the best of them
not because we have to go there but because we want to be there.
The best are as joyful as they are utilitarian. They are entertaining and
they are open to all. They permit anonymity at the same time as
individual recognition. They are symbols of a community and its history;
they represent a public memory. They are places for escape and for
romance, places to act and to dream. On a great street we are
allowed to dream; to remember things that may never have happened
and to look forward to things that, maybe, never will.”

Streetscape Plans 
City Wide
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Allan B. Jacobs – “Great Streets”





A New Unified 
Main Street Vision



How can this
vision be achieved?
What are the next steps for accomplishing the strategic plan?
This study is intended to serve as a first step in the process of revitalizing Downtown Lakewood. However, this is only
the beginning of an ongoing process that will continue through the reconstruction of Detroit Avenue, the
redevelopment of properties that maximizes their potential and as Downtown Lakewood continues to emerge as a
thriving, high-quality destination. As has been demonstrated through their commitment to this planning process, the
City of Lakewood, Main Street Lakewood, local stakeholders and the greater community are committed to the
proposed plan set forth in this document, and the vision it is based on. The following outlines the process in which
steps will be taken to ensure that everyone shares this vision and the infrastructure project becomes a reality.

P id  fi l l  t  Cit  f L k d Pl i  C i i
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- Provide final plan to City of Lakewood Planning Commission
- Following a public meeting, Planning Commission will recommend adoption of plan to City Council to become 

part of the Community Vision
- Lakewood City Council  approval
- Lakewood Planning and Development Department provides a copy of plan for NOACA Staff Review and 

approval
- City of Lakewood presents plan to NOACA’s Transportation Advisory Committee (NOACA TAC)
- NOACA TAC recommends approval to NOACA Board
- The NOACA Board adopts the plan as the official plan for Detroit Avenue
- Project funding sources are determined
- A set of Engineering and urban design drawings are prepared for the roadway reconfiguration 
- Roadway construction
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Recommendations

Summary recommendations for the Downtown Main Street District streetscape
As a result of the streetscape plan described within this study, the following recommendations represent a summary
of the planning process:
• Narrow and realign the cartway with the center line of the right-of-way to provide a continuous 11’ driving lane in

each direction, an 8’ parking lane on each side where possible and a 10’ center turn lane
• Maximize on-street parking in front of businesses
• Coordinate a corridor wide signalization plan along Detroit Avenue
• Bury or move the electrical service to the rear of properties as economically feasible
• New construction and redevelopment must incorporate ground floor retail that is open to the street and sidewalk
• It is preferred that new developments construct mixed-use buildings
• Large-scale new development should incorporate a parking structure to meet its generated requirements and to

be used to support surrounding businesses
• Incorporate green / environmentally conscious construction techniques into the streetscape
• Choose landscaping and street trees that are easily maintainable and will not block storefronts and signage
• As funds become available for short-term improvements they can be directed towards purchasing items such as

benches trash receptacles or other pedestrian amenities that can be reused in the eventual complete
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reconstruction of the street
• Work with the RTA to incorporate Transit Waiting Environment / Main Street District gateway improvements at the

bus stops at Bunts Road, Warren Road and Arthur Avenue
• In the short-term incorporate banners and hanging baskets to enliven the streetscape
• Provide additional signage, streetscape and aesthetic improvements at municipal parking lots to better link them

to the business district
• Incorporate design enhancements to the public spaces along the street that promote an active, walkable district

and the healthy lifestyles initiative

• Establish a Business Revitalization District (BRD)
• Establish a Streetscape Committee to coordinate, review and approve what is installed within the right-of-way on

a city wide level
• Define a business support / retention plan for stakeholders along Detroit Avenue during the construction process
• Review the zoning along Detroit Avenue with the following options in mind:

- Amend the current code to allow for mixed-use development without requiring a variance
- Amend the current code to allow a building to be built to the right-of-way without requiring a variance
- Review the potential for a Form Based Zoning Code or a series of design guidelines to govern new development



What would the reconstruction
of Detroit Avenue yield?
In order to determine the true worth of a project such as the Detroit Avenue streetscape plan, one must judge the
merits of the investment both in terms of its qualitative and quantitative impacts. Thus far the report has discussed
the positive impacts that the reconfiguration of the street will have on the traffic flow through downtown, the
aesthetic improvements that accompany an enhanced pedestrian environment and its potential impact on
development. However, it is when one begins to quantify what this investment means in terms of area of new
sidewalk created, number of street trees or new on-street parking spaces that the physical impacts on the district
become truly apparent.
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The Downtown Lakewood Main Street District plan with the new streetscape and redevelopment sites
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Quantifying the Investment
The areas depicted on this 
drawing represent the 
total land areas of new 
sidewalks, street trees, on-
street parking spaces and 
green space that are 
added to the Downtown 
Main Street District as a 
result of the proposed 
streetscape plan.
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Infrastructure
Yields
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- Acres of street pavement removed and turned into sidewalk: + 1.36 acres

- Acres of new or reconfigured green space: + 3.92 acres

- Number of new street trees added: 218 trees
+ 143 trees

- Number of on-street parking spaces: 134 spaces
+ 23 spaces 



Estimating the Project Costs
To aid in understanding the ultimate implementation of these plan recommendations, a budget analysis for the
infrastructure / streetscape construction was created. Although these budgets are preliminary and based on
conceptual recommendations, they are meant to serve as a guide to what it might take to implement this vision as
well as establish an order of magnitude for the various recommendations including the reconfiguration of Detroit
Avenue, burying the utilities along its length and integrating streetscape amenities throughout downtown.

The following cost analysis is based on considerations of the scope and complexity of the improvements, our
experience with similar type roadway / streetscape construction projects and comparisons of these projects and
comparisons of these project’s cost on a lineal foot basis. The conceptual budgets outlined below for the
reconstruction of Detroit Avenue within the Downtown Main Street District are reflective of the area between Arthur
Avenue to the west and Bunts Road to the east, including the complete narrowing of the roadway, new curbs, new
sidewalks, utility improvements, burial of the electric lines, new street lights, new street trees and landscaping, and
new streetscape amenities as per the recommendations of this study.

The projected costs associated with this estimate are capital in nature and do not include such items as the ongoing
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The projected costs associated with this estimate are capital in nature and do not include such items as the ongoing
maintenance of the streetscape and landscaping. These budgets are in 2007 dollars and will need to be adjusted
with inflation for current market prices at the time of construction.

Downtown Lakewood Main Street District Conceptual Budget Analysis
(Arthur Avenue to Bunts Road)

Reconstruction of the 
street:

Burial of Utilities:

Streetscape Amenities / 
Landscaping:

4,380 l.f. x

4,380 l.f. x

4,380 l.f. x

$1.510 / l.f. =

$570 / l.f. =

$520 / l.f. =

$6,613,800

$2,496,600

$2,277,600

Length 
Of Street

Budgeted Cost /
Lineal Foot

Anticipated
Construction Cost

TOTAL CONCEPTUAL BUDGET ANALYSIS: $11,388,000

a   t r a n s p o r t a t i o n   f o r   l i v a b l e

Administrative
Costs (15%)

Total
Budget

$1,708,200 $13,096,200



The following budgets have been estimated on a linear foot basis for the remaining four districts along the length of
Detroit Avenue within the City of Lakewood. Although the design solutions for each district will be tailored to respond
to the individual characteristics of each, the basic methodology and design language proposed for the Downtown
Main Street District has been applied to the approximate length of each district to estimate the following
construction costs. We have therefore utilized the same linear foot budget for each district consistent with the
conceptual nature of the design study.

2,500 l.f. x $2,990 / l.f. = $7,475,000

Length 
Of Street

Price per
Lineal Foot

Anticipated
Project Cost

Entertainment District Conceptual Cost Estimate
(Western border of the City to West Clifton Boulevard)

2,450 l.f. x $2,990 / l.f. = $7,325,500

Length 
Of Street

Price per
Lineal Foot

Anticipated
Project Cost

Eastgate / Rockport District Conceptual Cost Estimate
(Eastern border of City to Alameda Avenue)
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Budget
Analysis

4,950 l.f. x $2,990 / l.f. = $14,800,500

Length 
Of Street

Price per
Lineal Foot

Anticipated
Project Cost

Cultural Arts District Conceptual Cost Estimate
(West Clifton Boulevard to Arthur Avenue)

3,230 l.f. x $2,990 / l.f. = $9,657,700

Length 
Of Street

Price per
Lineal Foot

Anticipated
Project Cost

Garfield District Conceptual Cost Estimate
(Alameda Avenue to Bunts Road)
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What first steps can be
accomplished in the short term?
Given the fact that it is a large undertaking and will require time to raise the necessary funds to complete the full
reconstruction of the street necessary to narrow the roadway, widen the sidewalks, bury the utilities, plant new street
trees and integrate the streetscape amenities, it is the belief of the planning team that short-term improvements
should be identified that will enhance the district. The implementation of these small, beginning steps will assist the
City in maintaining the high level of enthusiasm that has emerged for the creation of this vision for Downtown
Lakewood.

A Strong Business District
Through the establishment of the Main Street Lakewood program, there has been a growing interest by local business

d t t t k ti l i th ti d h t f D t L k d Thi i
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and property owners to take an active role in the preservation and enhancement of Downtown Lakewood. This is a
trend that should be supported and strengthened. Both Main Street Lakewood and the businesses that are currently
active within the organization must continue to market the benefits of acting as a unified team on the overall
business district, and the payoffs that will result for individual retailers.

As support continues to grow within the business community, the creation of a Business Improvement District (BID) or
a similar organization would be recommended. By organizing in this type of a manner, the business district gains a
level of control over what can be accomplished along the street and how funds can be spent within the district. Tax
money paid to the City by the businesses and property owners within the boundary of the BID can be directed to
specific projects based on the determination of the organization. Other commercial streets / districts that have
established this type of organization have used the funds raised for such items as the ability to integrate public art
within the district, to purchase streetscape amenities during the reconstruction of their main street, to provide
maintenance and upkeep for garbage pick-up and landscaping or even the addition of a full time patrolman
walking the commercial district to ensure no problems arise.
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Streetscape Amenities
The integration of some of the streetscape amenities discussed within this report will be possible as a short-term
implementation strategy to begin to accomplish the goals of creating a stronger pedestrian environment along
Detroit Avenue. Where possible given the current sidewalk widths, integrating such things as benches, trash
receptacles and bike racks in public spaces and along the lengths of blocks will add to the accessibility and
overall atmosphere of the district. These are items that, should funding become available to purchase, could be
reused within the final reconstruction of the street as well. Of particular importance would be the inclusion of a
bench and trash receptacle at all bus stops where a shelter does not currently exist. These types of improvements
are consistent with RTA’s Transit Waiting Environment initiative.

As a second means of integrating pedestrian elements into the existing sidewalks and enlivening the district in the
short term, Main Street Lakewood can expand upon their hanging basket program. The baskets are currently
placed within the downtown and hung from utility poles that line the corridor. However, new decorative poles
can be ordered and erected in strategic locations within Downtown Lakewood that will allow for the strongest
visual and physical impact of their placement. For example, groupings of poles that would allow for both hanging
baskets and custom banners could line the streetscape in front of the library, be placed along the street edge of ST

RE
ET

 V
IS

IO
N

Short term
Accomplishments

c o m m u n i t i e s  i n i t i a t i v e

baskets and custom banners could line the streetscape in front of the library, be placed along the street edge of
public spaces along the corridor, or ring the four corners of intersections that act as gateways into downtown.

Locations where new decorative poles with hanging flower baskets
and banners can be integrated into the existing streetscape A
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Restriping the Street
At the time of the preparation of this report, the City and the Ohio Department of Transportation are finishing a
roadway resurfacing project along Detroit Avenue. Although the timing of this much needed utility and roadway
project was not able to coincide with the completion of this planning process and the ability to obtain funds and
the complete reconstruction of the street, this provides an opportunity to partially implement and test some of the
recommendations.

Following the resurfacing of the roadway, the restriping is planned to follow as closely as possible the new roadway
layout proposed within this document as opposed to restriping the street as it currently exists. This will include the
single driving lane in each direction, the center turn lane and the on street parking lanes. The lane widths
themselves will not match the exact dimensions that are proposed due to the fact that the curbs will remain in their
current positions for the time being, but the simplification of the lane layout and the additional on-street parking that
will result will immediately benefit the downtown businesses.

Additionally, the restriping plan will go beyond the limits of the downtown district as it will be implemented from West
117th Street to the Rocky River valley a first step in the effort to bring continuity to the city’s main street
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117th Street to the Rocky River valley – a first step in the effort to bring continuity to the city s main street.

Detroit Avenue at the 
intersection of Elmwood 

Avenue showing the 
restriping of lanes that 

resulted from this planning 
process as a preliminary 

short-term solution to 
simplifying the right-of-way 

configuration within the 
existing curb lines
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Short term
Accomplishments

c o m m u n i t i e s  i n i t i a t i v e

Sample areas from the restriping plan drawn by the engineering firm of  Michael Benza and Associates
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Creating a unified vision that will present
the ANSWER to the community’s questions
Through this process and this plan, the project team has attempted to identify an answer to the community’s
questions regarding infrastructure initiatives and improvements to the public realm that are reality-based and
encourage Downtown Lakewood to grow in a sustainable manner. The overall roadway system, streetscape details,
and potential future land use plans that have grown from it are all reflective and consistent with the community’s
objectives and goals that were generated throughout this process. By actively involving stakeholders and residents,
the initiative resulted in a collaborative effort that encompasses the ideas, concerns and visions of the people that
truly value and are embedded in the establishment of a revitalized downtown.

As challenges of rising competition from nearby communities and continued patterns of unplanned growth continue
to escalate, the need to intervene with strategic investment is greater than ever. The foundations of a true downtown
that other communities are trying to fabricate from scratch are already here and must be preserved, enhanced and
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expanded upon. As per the goals established, this study has revealed that the true potential of Downtown Lakewood
commences with the establishment of a reorganized, redefined, rebalanced and revitalized public realm. It has also
shown that both public and private investments must work hand in hand to ensure that Downtown Lakewood is both
preserved and enhanced to reach its full potential.

The Detroit Avenue Streetscape Plan is a tool for current and future community leaders, residents and stakeholders.
While many of the recommendations are specific, the plan is intended to serve as a point of departure for future
phases, provide flexibility and continue to evolve over time. Opportunities for change must continue to be addressed
proactively and with an eye toward long-term results and benefits. The City of Lakewood must continue to approach
development and investment in the context of the plan recommendations to ensure the highest quality of growth
occurs. The true intention behind this plan is to establish momentum toward reinvestment in Downtown Lakewood
while setting a higher standard for redevelopment that lives up to the potential and aspirations that this community is
worthy of.

This Detroit Avenue TLCI Streetscape Plan has provided an answer to the community’s questions about Downtown
Lakewood to understand where the City is TODAY…and envision where this investment can lead TOMORROW…
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Looking east from Warren Road TODAY…
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…streetscape enhancements creating a balanced street TOMORROW…
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…with redevelopment following, creating a dynamic backdrop to the street.
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The auto-dominated eastern gateway TODAY…
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…reorganized to become integral to downtown TOMORROW.
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The variety of conditions in the western gateway TODAY…
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…an active street and civic gathering space TOMORROW.
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Why is this important
for the City of Lakewood?
After completing the study of this streetscape and redevelopment plan for Detroit Avenue within Downtown
Lakewood, it is once again necessary to revisit the question that began this process. “Why is this important for the City
of Lakewood?” However, this time the question does not look for answers to justify the validity of the study, but for
reasons why this plan should not sit on a shelf collecting dust and be forgotten. The answers to the question provide
the mind set and motivation necessary to bring the vision outlined on the previous pages to reality.

A PROJECT CONCEIVED OF AND DESIRED BY THE COMMUNITY
It is important to remember that this plan for Lakewood’s Downtown Main Street district was conceived through an
interactive process that strove to create a vision that represented the needs, desires and characteristics for the City’s
future of the many residents, business stakeholders and civic leaders who participated in the process. Throughout the
planning work, there were no preconceived notions of what the final vision would look like. Each step was based

a   t r a n s p o r t a t i o n   f o r   l i v a b l e

upon the results of the previous one and built incrementally upon one another, evolving into something that can be
supported by the greater community.

BUSINESS RETENTION AND DISTRICT GROWTH AMID GROWING COMPETITION
As discussed previously when this question was first posed in the introduction of this document, the importance of
reacting to the increasing competition from new suburban commercial developments is critical. Downtowns like
Lakewood’s across northeast Ohio must continue to ensure that they remain unique destinations with businesses and
retailers that attract people to them. This concept does not end with the mix of businesses however. Just as
important, if not more so, is the growing trend where individuals are once again drawn to the nostalgia and charm of
downtown main streets. The creation of a true urban place, with a cohesive and inviting atmosphere, is essential to
attract both users and new businesses to the district.
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Lakewood is a step ahead of many cities in that the downtown is intact, there is an eclectic mixture of retailers, large
employment centers such as Lakewood Hospital are major stakeholders and dense neighborhoods surround Detroit
Avenue providing a wide base of daily users. However, the implementations of the proposals outlined within this
study are critical to tie this urban district together and create an immediately recognizable place within the greater
context of the city. This will be essential to ensure that the existing uses will not only remain, but that new and
expanding uses continue to be attracted to Downtown Lakewood.

A DEMONSTRATION OF CIVIC PRIDE AND VALUES
The interest of the City of Lakewood and Lakewood Community Progress Inc. in this important civic project
demonstrates to the greater business and residential community that this city is in fact worth investing in and caring
about. Through the construction of this streetscape design, the City will be able to demonstrate that the preservation
and enhancement of Lakewood’s history and eclectic character should still be celebrated. Furthermore, the
streetscape proposal demonstrates Lakewood’s commitment to preserving the walkability of the district as an
extension of the programs sponsored by the City and the Hospital to promote walking and fitness routes that
celebrate healthy living

Conclusions -
New Beginnings
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celebrate healthy living.

TO CREATE A TRANSPORTATION / INFRASTRUCTURE ENHANCEMENT THAT DEMONSTRATES
A COMMITMENT TO THE PRESERVATION OF OUR COMMUNITY AND ENVIRONMENT
Through the investment in the region’s established mixed-use communities such as Lakewood’s Downtown Main
Street district, a key step is taken in determining an environmentally friendly form of regional growth. As a basis for
NOACA’s Transportation for Livable Communities Initiative process, the design of the Detroit Avenue streetscape
promotes inter-modal transportation options, lessening the region’s growing dependence on the automobile. The
construction of this streetscape with its environmentally friendly design features demonstrates to the greater
population the importance of being an active participant in preserving the place in which we live.

Even though this is the end of this study, it is just the beginning of a greater process. Everybody must keep asking
questions and striving for the next set of answers until this proposal is realized. The Detroit Avenue streetscape and
redevelopment plan is greater than the 4,380 linear feet that it encompasses, as its lasting effects will reach far
beyond its boundaries and positively affect the lives of individuals long into the future.
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Photographs of the 
boards after the 
conclusion of the 
public meeting 
depicting the items 
that attendees did 
and did not think 
would best represent 
the future of Detroit 
Avenue
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Rosewood Ave. to Arthur Ave. Arthur Ave. to Warren Rd. Cook Ave. to Marlowe Ave.

A
PP

EN
DI

X

c o m m u n i t i e s  i n i t i a t i v e

The Detroit Avenue / Cook Avenue intersection

Detroit Avenue at Arthur Avenue and Kaufmann Park

Detroit Avenue and Bunts Road at the 100’ right-of-way

Marlowe Ave. to Robinwood Ave. Manor Park Ave. to Bunts Rd.
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Following the completion of the third community meeting, draft versions of this report were presented to the City of
Lakewood and Main Street Lakewood on October 12, 2007 and November 19, 2007. These were reviewed by the
Steering Committee, and comments presented at meetings on October 23, 2007 and December 7, 2007 and by the
Main Street Lakewood Design Review Committee at a meeting on October 25, 2007.
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A study was conducted to determine potential locations for decorative poles that would hold banners and
hanging baskets as well as be able to support swags that would hang across Detroit Avenue during the
holidays.
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