20005 Farnsleigh Road
For variances, site plan review, and a Conditional Use Permit to
construct an apartment building.

Site Plan Review
• A detailed landscape plan for the entire site.
• A detailed landscape and screening plan for the loading and service
area including the generator and the electrical transformers
• A detailed landscape screening plan to soften the street view of the
parking garage in the southern (front) and eastern side yard.
• The utility plan, including pole relocation, coordinated with the utility
companies and the city.
• Additional information on drainage and sewer connections in needed.

Commercial Mixed‐Use District
Variances:
• 1234.07 A—Front setback is required to be a maximum of 10 feet. The proposed
building setback varies with a 23 feet setback on the western end and 27 feet on
the eastern end.
• 1234.08 A—The buildings heights are taller than the 70 foot height permitted in
this portion of zoning district. The eastern building is 199 feet 6 inches tall and
the western building is 165 feet 6 inches tall.
• 1234.05 A – The code requires a mix of uses so no one use exceeds 90% of the
floor area. It is 100% residential apartment units.
• 1234.05 A – The code requires that the first floor of the building have 50% retail
or restaurant space. The first floor is apartment units, entry, gathering space and
building management office space.

• 1234.06 C —The code requires the minimum area of a one bedroom unit is
700 square feet. The smallest efficiency unit is 499 square feet.
• 1234.06 C ‐ The code requires a minimum lot area per unit ranging from
800 to 1,000 square feet, while the average gross minimum lot area per
unit is 485 square feet.
• 1234.04 – The code requires loading spaces in the rear yard. One short
berth loading space is proposed in the western side yard.
• 1262.02 – Code requires two short berth loading spaces. One is proposed.
• 1234.08 C ‐ The mechanical units and roof top screen are 15 feet tall. Code
allows a maximum 10 feet height above the roof for mechanical units.
• Conditional Use Permit:
• 1234.03 ‐ Dwelling units on the first floor require a conditional use permit
and are limited to 40% of the first floor in the whole zoning district.

Commercial Mixed‐Use District Design Principles
• The open first floor clear windows equals 45% of the first floor façade
while 60% open windows are required.

Parking
Variances:
• 1234.05 ‐ Number of parking spaces for a large parcel development –
is a required 275 parking spaces. 263 spaces are proposed.
• 1251.11 B ‐ Driveways – Both front entry driveways are 25 feet in
width while code allows a driveway width of 24 feet.

Van Aken District Phase 2
Joyce Braverman
April 6, 2021

Planning the District

The Process

20

YEARS OF
PLANNING

6

MAJOR
PLANS

61

PUBLIC
MEETINGS

Sustained Planning – 6 plans in 20 years
2000

Strategic Investment Plan

2008

Warrensville/Van Aken TOD Plan

2010

Transit Center & Blue Line Extension Study

2010

Economic Development Plan

2016

Van Aken District Connections Plan

2020

Van Aken District Public Realm Plan

Community Participation

61 Meetings; Various formats

The Strategic Investment Plan
(2000)
•
•
•
•
•
•

Vibrant, walkable, mixed-use district
Interesting buildings & landscape; thoughtful design
Central gathering place
Iconic transit station
Unique retail & office mix
Connection to existing neighborhoods

Transit-Oriented Development (TOD)
Plan (2008)
VISION =
VIBRANT MIXED-USE
DISTRICT

• Reconfigure 6 legs to 4
legs
• Close Van Aken Blvd
• Relocate Northfield Rd
• Create development
parcels
• Extend rapid transit
• Create intermodal station
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NOTICE OF PUBLIC HEARING
Notice is hereby given that application is being made by Mackenzie Makepeace, RMS Investment Group,
20005 Farnsleigh Road, to the Board of Zoning Appeals and City Planning Commission for variances, site
plan review, and a Conditional Use Permit to construct an apartment building as the next phase of the
Van Aken District development. Site plan review is required for this 229 unit apartment building with two
towers and a parking garage located on the current Farnsleigh Road parking lot. A Conditional Use
Permit is requested for dwelling units on the first floor in the CM Commercial Mixed Use zoning district.
Variances are required for a single use residential building, as code requires a mix of uses and 50% of
the first floor to be retail in the CM Commercial Mixed Use zoning district. The south facing first floor
facade is 45 percent open windows while code requires 60 percent open glass on the first floor facing a
street. A variance is required to the number of parking spaces, as code requires 275 spaces and 263
spaces are proposed in the parking garage. A variance is required to the minimum size of a one bedroom
unit of 700 square feet to allow a 499 square foot one bedroom unit. A building height variance is required
as the applicant proposes building heights of 199 foot 6 inches for the eastern building and 165 foot 6
inches for the western building. Code permits a maximum 70 foot building height. The mechanical
enclosure on the roof is proposed to be 15 feet tall when code limits rooftop mechanical equipment to 10
feet tall. The front yard setback is proposed to be 20 feet to the western building and 27 feet to the
eastern building when code allows a maximum of 10 feet. The generator and the loading area are located
in the western side yard when code requires both to be in the rear yard. The driveway width proposed for
two driveways is 25 feet when code allows a maximum of 24 feet. The Conditional Use Permit requires
Council confirmation.
The Board of Zoning Appeals will hold a Public Hearing on said application on Tuesday, April 6, 2021 at
7:00 p.m. via video and audio conference. Please see the note below in regard to being heard with
respect to this application.
Plans are available for public review online at https://www.shakeronline.com/AgendaCenter. In addition, a
complete meeting packet is posted at the latest the Friday before the meeting date.

______________________________________
Dan Feinstein
Secretary
Board of Zoning Appeals
City Planning Commission
To request an accommodation for a person with disability, call the City’s ADA Coordinator at 216/4911440, or Ohio Relay Service at 711 for TTY users.
Please Note: For the safety of staff and residents, in-person attendance is not permitted. Zoom
meeting from a PC, Mac, iPad, iPhone or Android device. Join online to listen and watch at
https://zoom.us/j/99656786876?pwd=OUs3V016QnNpeVFYR1k0aHQxc0pMQT09, Password: 33553400,
Description: Board of Zoning Appeals and City Planning Commission Meeting; or join by phone to listen
at 833-548-0282 (toll free); Webinar ID: 996 5678 6876, Password: 33553400.
Public comment will be taken during the meeting and residents may submit comments/questions
regarding items on the agenda at least 6 hours in advance of the meeting by emailing Daniel Feinstein at
daniel.feinstein@shakeronline.com; or by calling (216) 491-1435. Any comments or questions received
before the meeting will be read into the record at the meeting. The audio of the meeting will be available
the following day on the City’s website.

Memorandum
To:

City Planning Commission Members

From:

Joyce G. Braverman, Director, Planning
Daniel Feinstein, Senior Planner, Planning

Date:

April 6, 2021

Re:

VAD Apartments—20005 Farnsleigh Road

Topics for review on April 6, 2021:
• Site Plan
• CM District Variances and Conditional Use Permit
• CM District Design Principles
• Parking
The applicant proposes to develop Phase 2 of the Van Aken District. This phase consists of the
construction of an apartment building made up of a 15-story tower and an 18-story tower connected
by bridges. The building has a maximum height of 199 feet 6 inches. 229 apartment units are
proposed with a 263 space, three level parking garage. The 2.55-acre site is the former Farnsleigh
Road parking lot, and is located at the corner of Farnsleigh Road and Van Aken Boulevard. The site
is across Farnsleigh Road from the Van Aken District Phase 1.
Both the City Planning Commission and the Architectural Board of Review have reviewed the
preliminary design in work sessions. Changes and modifications to the site and the building design
have been made in response to comments from those reviews. This is the first formal public
hearing by the City Planning Commission. The applicant held a neighborhood information meeting
with interested residents on Tuesday March 30, 2021 via Zoom.
Staff suggests continuance of the review in order for the applicant to submit a traffic study, detailed
landscaping and screening plans plus the other items listed as missing.
Site Plan Review
• A detailed landscape plan needs to be designed and presented for the entire site.
• A detailed landscape and screening plan needs to be submitted for the loading and service
area including the generator and the electrical transformers in the western side yard.
• A detailed landscape screening plan needs to be designed and submitted to soften the street
view of the parking garage in the southern (front) and eastern side yard.
• The utility plan, including pole relocation, needs be coordinated with the utility companies
and the city.
• Additional information on drainage and sewer connections in needed.

Commercial Mixed-Use District
Variances:
•
•
•
•
•
•
•
•
•

1234.07 A—Front setback is required to be a maximum of 10 feet. The proposed building
setback varies with a 23 feet setback on the western end and 27 feet on the eastern end.
1234.08 A—The buildings heights are taller than the 70 foot height permitted in this portion
of zoning district. The eastern building is 199 feet 6 inches tall and the western building is
165 feet 6 inches tall.
1234.05 A – The code requires a mix of uses so no one use exceeds 90% of the floor area.
The development does not have mixed uses in the building, as it is 100% residential
apartment units.
1234.05 A – The code requires that the first floor of the building have 50% retail or
restaurant space. The first floor is made up of apartment units, entry, gathering space and
building management office space.
1234.06 C —The code requires that the minimum area of a one bedroom unit is limited to
700 square feet. The smallest efficiency unit is proposed at 499 square feet.
1234.06 C - The code requires a minimum lot area per unit ranging from 800 to 1,000
square feet depending on the number of bedrooms, while the average gross minimum lot
area per unit is proposed at 485 square feet.
1234.04 – The code requires loading spaces in the rear yard. One short berth loading space is
proposed in the western side yard.
1262.02 – Code requires two short berth loading spaces. One is proposed.
1234.08 C - The mechanical units and roof top screen are 15 feet tall. Code allows a
maximum 10 feet height above the roof for mechanical units, which must be screened from
view and integrated into the building design.

Conditional Use Permit:
•

1234.03 - Dwelling units on the first floor require a conditional use permit and are limited to
40% of the first floor in the whole zoning district.

Commercial Mixed-Use District Design Principles
• The open first floor clear windows equals 45% of the first floor façade while 60% open
windows are required. See CM District memo.
Parking
Variances:
• 1234.05 - Number of parking spaces for a large parcel development – the number of parking
spaces may be reduced to 60% of the required 458 parking spaces to a required 275 parking
spaces. 263 spaces are proposed.
• 1251.11 B - Driveways – Both front entry driveways are 25 feet in width while code requires
a maximum driveway width of 24 feet.
Missing Items (as of April 1, 2021)
1. Detailed landscape plan.
2. Detailed landscape and screening plan with information specifically on the service area and
parking garage.
3. Generator, and transformer screening and landscaping.
4. Details of screen wall construction for generator.
2

5.
6.
7.
8.
9.
10.
11.

Traffic and parking study.
Lighting and photometric plan for parking garage, site and pedestrian lighting details.
Accessory structure details on design (pool, pool house, shade structures, etc.).
Unit sizes – broken down by number and size.
Complete list/details on building material choices and color palate.
Garage design details including design elements every 20 feet.
A hardscape and path design in the front yard that integrates with the existing streetscape
design.
12. Signage plan.
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TECHNICAL MEMO: SITE PLAN REVIEW-1213.06
Review Date:

April 6, 2021

Address/Location:

20005 Farnsleigh Road - Van Aken District Apartments

Site plan review for development of the next phase of the Van Aken District development consisting of
229 apartment units and a 263 space 3 level parking garage located on the former Farnsleigh parking lot.
The 2.55 acre site is at the eastern corner of the eastern end of Van Aken Boulevard on Farnsleigh Road.
It is across the street from the first phase of the mixed use Van Aken District. The proposed apartment
building is composed of two towers connected by bridges, one at 15 stories and one at 18 stories with a
maximum height of 199 ft. 6 inches proposed. Three curb cuts are proposed on Farnsleigh.
Summary of Current Request:
• Site plan review for development of an apartment building on the Farnsleigh parking lot.
Compliance with Standards for Site Plan review:
• Relation to Land Use Policies
• Landscaping and Screening General Requirements
• Design Standards for Landscaping
• Parking Lot Landscaping Area Required
• Right-of-way landscaping
• Perimeter Parking Lot Landscaping along Streets
• Landscaping and Screening Materials
• Interior Parking Lot Landscaping
• Screening of Outdoor Waste Disposal Facilities
• Location of Principal and Accessory Structures
• Site and Parking Lot Lighting
• Grading
• Utilities
• Sidewalk Design
• Curb Radii
• Street furniture
Site plan issues:
1. A detailed landscape plan needs to be designed and presented for the entire site.
2. A detailed landscape and screening plan needs to be submitted for the loading and service area
including the generator and the electrical transformers in the western side yard. Location
variances required to Section 1262.08. See the CM District memo.
3. A detailed landscape screening plan needs to be designed and submitted to soften the street
view of the parking garage in the southern (front) and eastern side yard.
4. The utility plan, including pole relocation, needs be coordinated with the utility companies and
the city.
5. Additional information on drainage and sewer connections in needed.

Site Plan Review
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Staff Opinion:
1. The overall site plan and building orientation and arrangement is consistent with the existing
land use policies and plans for the area as a residential property.
2. The density and arrangement of the buildings and parking garage allows more open space on
the property.
3. The envisioned landscape screening of the parking garage will screen the parking garage. A
detailed landscape and screening plan needs to be submitted. The Warrensville parking garage
façade of the Van Aken District is considered a relatively successful example.
4. The front yard landscape and pedestrian access plan needs to be integrated into the existing
newly installed Farnsleigh streetscape and multi-purpose path.
5. The front driveway and temporary parking area needs to be screened from street view and
integrated into the landscape plan.
6. The utility poles in the front and rear property lines that may be relocated need to be
coordinated with the city and First Energy.
Action #1: Relation to land use policies
Facts of Code - Section 1213.06 E1:
Site plan to be consistent with existing land use policies: The Strategic Investment Plan (2000),
Warrensville Van Aken TOD Plan (2008) and Warrensville/Van Aken Station Area Plan (2015).
Applicant Proposal:
2.55 acres site with two of apartments towers connected by bridges and a parking garage.
Issues and Comments:
a) Applicant was an active participant in the 2008 and 2015 plans. The development implements
the next phase and vision of the plans for residential development on the Farnsleigh parking lot.
Action #2: Parking and Loading
Facts of Code – Section 1213.06 E 2:
Parking layout achieves objectives: minimize dangerous traffic flows and achieve efficient traffic flow,
off street parking spaces, appropriate number and location of driveways.
Applicant Proposal:
A three level, 263 space parking garage is proposed. 275 parking spaces are required. VARIANCE
REQUIRED. See Parking Technical Memo. Three curb cuts are proposed.
Issues and Comments:
a) Applicant is required to submit a traffic and parking study to demonstrate the amount and flow
of expected traffic. Study not yet received.

Site Plan Review
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Action #3: Landscaping and Screening General Requirements
Facts of Code - Section 1213.06 E 3:
Buffer adjacent incompatible uses, screen unsightly uses, break up asphalt expanses and provide
aesthetically pleasing landscaping. Landscaping materials and design should withstand City’s climate.
Facts of Code - Section 1253.04 A:
In order to determine compliance with the landscaping requirements, a landscape plan is required for
the entire site. Plan should include the location, quantity, size at planting and at maturity, and names of
plants as well as elevations and materials of fences.
Applicant Proposal:
a) A representative, preliminary landscape vision has been illustrated only. That vision includes a
front access, public area, landscape screening at the garage and the loading area. Rear yard
landscaping includes terraces and a landscaped yard including paths, patios, a pool and pool
house.
b) A detailed landscape plan, which contains specific species, locations, and sizes, needs to be
submitted.
c) Screening is envisioned for the parking garage street view and the loading/service area along
the western property line. A detailed plan need to be submitted.
Issues and Comments:
a) A specific detailed landscape plan for the site with species, location and installation sizes needs
to be designed and submitted.
b) Parking garage screening along Farnsleigh needs to be designed to soften the front façade street
view of the structure.
c) The front, public access entry hardscape and landscape design needs to integrate with the
existing multi-purpose path along Farnsleigh Road.
d) A specific detailed landscape screening plan needs to be designed for the service loading area
along the western side yard property line.
Action #4: Landscape Buffers and Screening
Facts of Code - Section 1253.09 A 4:
Screening of Outdoor Storage and Waste Disposal Facilities. Permitted outdoor storage and waste
disposal facilities shall be located in the rear yard only and requires screening if visible from a public
street, and shall be surrounded by a solid brick wall of 6’.
Applicant Proposal:
The applicant proposes waste disposal stored inside the maintenance area inside the building and
rolled out for trash pick-up only. Area is located in the side yard. The area will be used for loading
and other maintenance activity.
Issues and Comments:
a) The temporary trash pick-up area should be substantially screened from the western side
property line.
b) A detailed screening landscape plan needs to be submitted that includes the generator

Site Plan Review
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screening, transformer and the loading zone.
Action #5: Design Standards for Landscaping
Facts of Code - Section 1253.06
A: Scale and nature of landscaping materials be appropriate to and complement buildings.
B: Plants should be selected based on their mature form.
C: Evergreens and fences should be used to screen parking and loading from public rights-of-way.
D: Shade trees must be at least 2 inches in diameter.
F: Planting beds should be mulched.
H: Irrigation system required with hose bibs sufficiently located so that all landscaping areas are
within 100 feet of a hose bib.
I: Landscaping materials should be designed and located to maximize energy conservation.
J: Existing plant materials should be retained as practicable.
K: Existing topography should be maintained.
Applicant Proposal:
A preliminary vision of a landscape plan is proposed which accents the front entry and screens the
loading area and parking garage.
Issues and Comments:
a) Preliminary landscaping compliments buildings, defines public space.
b) A mix of deciduous and evergreen plans are illustrated.
c) A detailed specific landscape plan needs to be design including species to meet the needs of the
whole site.
Action #7: Right-of Way Landscaping Along Streets
Facts of Code - Section 1253.07 D:
Right-of-Way landscaping and street trees, when provided: trees should be spaced not more than 40
feet apart, minimum 3.5 inches in diameter, trees are limited to specific species.
Applicant Proposal:
The front yard has pathways proposed to connect to the multipurpose path along Farnsleigh Road.
Issues and Comments:
a) The street landscaping along Farnsleigh includes newly constructed multipurpose path including
street trees and bushes.
b) The front landscape plan needs to integrate with the existing street landscape scheme and path.
Action #8: Perimeter Parking Lot Landscaping Along Streets
Facts of Code - Section 1253.08 B:
Perimeter landscaping is required when parking lot is within 20 feet of street lot line.

Site Plan Review
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Facts of Code - Section 1253.08 B 1 and Table:
Minimum 5 foot wide landscape strip required along front lot line across the street from non-residential,
measured from back of curb to lot line, and not including any vehicle overhang area.
Facts of Code - Section 1253.08 B Table: Landscaping Density
Along street frontages, 100% of the length of the parking lot perimeter must be screened; required
height of shrubs: 50% must be 36 inches tall and 50% 24 inches tall; shade trees are required at the rate
of 1 per 50 feet of parking lot frontage.
Facts of Code - Section 1253.08 B 2:
Landscaping in front and corner side yard to consist of evergreens and dense deciduous shrubs.
Applicant Proposal:
The front entry drive connects to the street and has a landscape strip to soften the front drive from
the street view.
Issues and Comments:
a) The landscape strip softening or screening the front entry area needs to be developed to create
a screen as well as being an integrated design with the rest of the front of the buildings.
a) A detailed front landscape driveway plan needs to be submitted.
Action #10: Location of Principle and Accessory Structures
Facts of Code - Section 1213.06 E 4:
Location of structures must not impede traffic.
Facts of Code - Section 1213.06 E:
Other site plan factors City Planning Commission determines.
Applicant Proposal:
An apartment building with two towers is proposed connected by bridges, as well as accessory uses
including a parking garage, park/open space and a swimming pool and pool house structure.
Issues and Comments:
a) The principle buildings relate to the public street and are accessible from the street.
b) Accessory structures and uses including the open space and entry plaza have access points from
existing or new streets and the multipurpose path.
Action #11: Site and Parking Lot Lighting
Facts of Code - Section 1260.06 D:
Adequate illumination required, shall not cause glare to adjacent properties.
Facts of Code - Section 1251.12 J:
Parking lots must be adequately illuminated for safety, using ornamental light posts, wired internally
and underground.
Facts of Code - Section 1251.12 K:
Site Plan Review
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Parking lot lighting must be shielded so that not more than 1 foot candle of light falls onto adjacent
property.
Applicant Proposal:
A photometric plan and specifications have not been submitted for the top level of the parking
garage or the front entry driveway. Other ornamental and pedestrian lighting is envisioned in the
front entry and walkway paths.
Issues and Comments:
a) Adequate lighting on site, at the top level of the parking garage needs to be designed.
b) A photometric plan needs to be submitted.
Action #12: Grading
Facts of Code - Section 1260.06 O:
Not adversely affect drainage to adjacent property.
Facts of Code - Section 1251.12 I:
Parking lots must drain without water flowing across sidewalks and adjacent properties.
Applicant Proposal:
Detailed ground level grading plans have been submitted. There is currently a 10 foot drop in the
site from south to north. A detailed storm water plan is proposed including an underground storage,
detention and water quality treatment facility.
Issues and Comments:
a) City Engineer will evaluate drainage and storm water detention mechanism.
Action #13: Utilities
Facts of Code - Section 1251.12 I:
Water runoff must drain into storm water system.
Applicant Proposal:
Existing public storm sewer remains under site along the eastern property line in a box culvert. The
new storm water drainage will tie into that existing system and will be upgraded with an
underground retention and water quality mechanism. Utility plans are still being developed.
Issues and Comments:
a) Three electrical transformers are located along the western property line with belowground
wiring.
b) Two existing utility poles along Farnsleigh need to be related for the entry drive.
c) City Engineer will analyze site utilities.

Site Plan Review
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Action #14: Sidewalk Design
Facts of Code - Section 1213.06 E 6:
City Planning Commission and Zoning Administrator may evaluate site plans based on other factors
deemed necessary.
Applicant Proposal:
A series of pathways in the front, which connect to the existing multimodal path along Farnsleigh
Road.
Issues and Comments:
a) The paths need to integrate into the existing streetscape and multimodal path design.
b) The preliminary landscape plan needs to be developed into a specific landscape and hardscape
plan including these paths.
Missing Items:
1. Complete screening details for loading and service area in the western side yard.
2. A detailed landscape plan including species, location, number and installation sizes.
3. A hardscape and path design in the front yard that integrates with the existing streetscape
design.
4. Complete landscape screening details for the front and eastern side of the street view of the
parking garage.
5. A photometric lighting plan and light fixture details for the entire site and parking garage top
level.

Site Plan Review
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TECHNICAL MEMO: CM COMMERCIAL MIXED USE DISTRICT—1234
Review Date:

April 6, 2021

Address/Location:

20005 Farnsleigh Road – Van Aken District Apartments

Summary of Current Request:
The second phase of the Van Aken District development is proposed on the city owned Farnsleigh Road
parking lot. The development consists of an apartment building with two towers connected by two
bridges with 229 apartment units and a 263 parking space parking garage. The two buildings are 15 and
18 stories with the parking garage in the eastern side yard.
Variances required:
1. 1234.07 A—Front setback is required to be a maximum of 10 feet. The proposed building
setback varies with a 23 feet setback on the western end and 27 feet on the eastern end.
2. 1234.08 A—The buildings heights are taller than the 70 foot height permitted in this portion of
zoning district. The eastern building is 199 feet 6 inches tall and the western building is 165 feet
6 inches tall.
3. 1234.05 A – The code requires a mix of uses so no one used exceeds 90% of the floor area. The
development does not have mixed uses in the building, as it is 100% residential apartment units.
4. 1234.05 A – The code requires that the first floor of the building have 50% retail or restaurant
space. The first floor is made up of apartment units, entry, gathering space and building
management office space.
5. 1234.06 C —The code requires that the minimum area of a one bedroom unit is limited to 700
square feet. The smallest efficiency unit is proposed at 499 square feet.
6. 1234.06 C - The code requires a minimum lot area per unit ranging from 800 to 1,000 square
feet depending on the number of bedrooms, while the average gross minimum lot area per unit
is proposed at 485 square feet.
7. 1234.04 – The code requires loading spaces in the rear yard. One short berth loading space is
proposed in the western side yard.
8. 1262.02 – Code requires two short berth loading spaces. One is proposed.
9. 1234.08 C - The mechanical units and roof top screen are 15 feet tall. Code allows a maximum
10 feet height above the roof for mechanical units, which must be screened from view and
integrated into the building design.
Conditional Use Permit
1. 1234.03— Dwelling units on the first floor require a conditional use permit and are limited to
40% of the first floor in the whole zoning district.
Staff Opinion:
1. The front yard setback variances are appropriate. The building is located as close to Farnsleigh
Road as is reasonable to accommodate the front driveway and in proportion to the height of the
buildings.
2. The building height is supported by the purpose statement of the CM Commercial Mixed Use
zoning district encouraging a compact mix of development taking advantage of the multimodal
CM District
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3.
4.

5.

6.

7.
8.

transportation nearby and creating a walkable neighborhood with services located across the
street in existing dense commercial development.
The building heights allow significant front public open space and an extended western side yard
adjacent to the existing apartment building as well as open green space toward the western side
and rear yards.
The building consists of one use and does not have mix of uses on the first floor. It is the second
phase of the Van Aken District and takes advantage of the mix of uses across the street. The first
floor does include an entry area and management offices that present an open glassy first floor
entrance.
There is one efficiency unit that is 499 square feet in size while the 29 other junior one bedroom
units range in size from 600 to 650 square feet. Modern units in a dense building in a dense
development are typically smaller in a transit-oriented development. A unit size variance was
approved for the Upstairs apartment units in the Van Aken District.
The Conditional Use Permit for the first floor residential units is appropriate and does not
change the character in this portion of the CM Commercial Mixed Use zoning district. The
property is across the street from a mixed-use development and is adjacent to an entire block of
apartment buildings on Van Aken Boulevard.
There are no other buildings in the zoning district with first floor residential units.
The loading area in the western side yard needs to be substantially screened from view.

Action #1: Purpose of the CM Commercial Mixed Use District
The purpose of the district is to encourage a compact mix of retail, service, office, housing and public
activities. Pedestrian orientation, integration of transit oriented development and enhanced quality of
life are essential. The regulations are intended to create areas of concentrated development to support
dense, walkable areas. The pedestrian environment is improved through building orientation and
attractive building facades to expand residential and lifestyle options with increased mobility choices to
enhance the overall quality of life in the city. Development should take advantage of the transit services
and be consistent with adopted transit-oriented development plans.
Facts of Code - Section 1234.01:
Purpose
Applicant Proposal:
To develop a 229-unit apartment building on a 2.55 acre site which is the former vacant Farnsleigh
Road parking lot. The dense development is at the corner of Van Aken and Farnsleigh and is the
second phase of the Van Aken District located across the street.
Facts, Issues and Comments:
a) The new building energizes and densifies the residential development within walking distance of
existing retail and services. It increases the value of the existing multimodal station located at
the Rapid Blue Line stations.
b) The development contributes to a walkable pedestrian oriented environment due to its density
and location of the buildings. The increased density of residential units directly benefits all
surrounding retail and service uses.
c) The building placement contributes to the pedestrian environment while maintaining a
comfortable distance from the street to accommodate the height. The width and curvature of
CM District
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Farnsleigh Road plus the Upstairs mixed-use building complete the streetscape of the western
end of Farnsleigh Road.
Action #2: Permitted and Conditional Uses
Facts of Code - Section 1234.02:
Permitted Uses.
Applicant Proposal:
Code conforming use of residential units above the first floor.
Facts, Issues and Comments:
None
Facts of Code - Section 1234.02
Conditional Use – Residential units on the first floor are limited to 40% of the first floor in the whole CM
Commercial Mixed Use zoning district; the conditional use review criteria in Section 1213.05. (see
below).
Applicant Proposal:
Residential units are proposed on the first floor of the building. CONDITIONAL USE PERMIT
REQUIRED
Facts, Issues and Comments:
a) The property is the only development in the portion of the CM Commercial Mixed Use zoning
district centered around the Warrensville/Chagrin intersection that has residential units on the
first floor.
b) The property is the second phase of the Van Aken District and is across the street from the new
mixed use development.
c) The property is adjacent to a long block of residential apartment buildings on Van Aken
Boulevard.
Action #4: Accessory Uses and Structures (See Accessory Uses – Technical Memo)
Facts of Code - Section 1234.04:
List of accessory uses.
Applicant Proposal:
Proposes accessory uses include: fences and walls, a generator, loading area, a pool, pool structure,
parking garage and signage.
Facts, Issues and Comments:
a) The pool and pool house are located appropriately but need to be fully designed.
b) Fences, loading, parking and waste disposal are addressed in other technical memos.
c) No information has been submitted to address signage.

CM District

April 6, 2021

Page 3

CITY OF SHAKER HEIGHTS
CITY PLANNING COMMISSION
VAN AKEN DISTRICT APARTMENTS
Action #5: Use Requirements for Large Parcel Development
Facts of Code - Section 1234.05:
Developments over 1.5 acres must include a mix of uses; a minimum of 50% of first floor frontage along
primary streets shall be retail, restaurant or service use; no one use may exceed 90% of floor area; 60%
of the façade must have clear windows.
Applicant Proposal:
The 2.55 acre site complies with code. The building is all residential, and the first floor is residential
or support services. The first floor contains 45% clear windows.
Facts, Issues and Comments:
a) A mix of uses is not present in the development as 100% of the building is residential. VARIANCE
REQUIRED.
b) 50% of the first floor is not retail, restaurant or other service uses. The first floor has residential
units plus the entry and management offices. VARIANCE REQUIRED.
c) A minimum of 60% of the first floor windows are required to be open glass. The building has
45% open glass on the first floor including the entry area and management offices. VARIANCE
REQUIRED.
d) Code states: “These requirements can be waived for conditional uses based on their location
within the CM District.” Staff supports granting variances for these items as this apartment
building is on the edge of the CM district adjacent to an Apartment zoning district on Van Aken
and does not change the character of uses in the overall zoning district.
e) The mixed use Van Aken District plus Shaker Plaza and additional retail, restaurant, service and
office uses are all located throughout this portion of the CM Commercial Mixed Use zoning
district.
f) The first floor has a mix of residential unit windows plus a lobby and entry area with open
windows plus an open view between the two towers.
Action #6: Lot and Density Regulations
Facts of Code - Section 1234.06 A:
Minimum lot area is 8,500 square feet.
Facts of Code - Section 1234.06 B:
Minimum lot width is 50 feet.
Facts of Code – Section 1234.06 C per Section 1225.05 of the Apartment district:
Minimum lot area per unit ranges from 800 to 1,000 square feet depending on the number of
bedrooms.
Facts of Code – Section 1234.06 C per Section 1225.05 of the Apartment district:
Minimum square feet per unit of 700 square foot for a one bedroom unit.
Applicant Proposal:
The gross lot area per unit is 485 square feet per unit (110,976 lot size /229 units) overall for the site.
There is one efficiency unit that is 499 square feet. There are 29 one bedroom units ranging in size from
CM District
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600 to 650 square feet. All other units are above 700 square feet. The lot meets the 8,500 square feet
and 50 foot width requirement.
Facts, Issues and Comments:
a) The apartments are a variety of sizes. 30 one-bedroom units do not meet the minimum square
footage required of 700 square feet per unit. These units range between the smallest efficiency
unit at 499 and other one-bedroom units at 650 square feet. VARIANCE REQUIRED.
b) The average gross livable floor area for all units is 575 square feet. VARIANCE REQUIRED.
Action #7: Building Setback Requirements
Facts of Code - Section 1234.07 A:
Front yard setback – minimum of 5 feet, maximum of 10 feet.
Applicant Proposal:
The new buildings have front yard setbacks of 23 feet from the western side of the building and 27
feet to east side to Farnsleigh Road.
Facts, Issues and Comments:
a) The building is located further from Farnsleigh Road than the 10 feet permitted by code.
VARIANCE REQUIRED.
b) The setback from Farnsleigh is appropriate due to the curvature of Farnsleigh, and the grade
differential on the site.
c) The building’s setback is proportional and appropriate considering the height of the buildings.
d) The setback allows for a vehicular drop off area, which is essential on this curved frontage to
allow a safe method for deliveries of people and goods to the property.
Facts of Code - Section 1234.07 B:
Side yard requirement – no minimum; maximum – 1/3 height of principal building(66 ft. maximum
eastern side yard and 54 ft. maximum west side yard).
Applicant Proposal:
The building has a side yard setback of 16 feet from the eastern property line and 46 feet from the
western side yard.
Facts, Issues and Comments:
a) The side yard building setbacks are compliant.
Facts of Code - Section 1234.07 C:
Rear yard requirements – 20 foot setback.
Applicant Proposal:
The building has a rear yard setback of 120 feet from the northern property line.
Facts, Issues and Comments:
a) Rear yard setback complies.
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Action #8: Height Requirements
Facts of Code - Section 1234.08:
Requires a minimum of two stories and a maximum of 70 feet. Site-specific height restrictions may be
established as part of the overall site plan to promote design compatibility with the surrounding area.
Facts of Code - Section 1213.04 F 2:
Building height variances may be granted to permit greater heights where such additional height would
more closely harmonize with adjoining development; such additional height would result in more
appropriate development of the lot and remain consistent with the intent of the zoning ordinances.
Facts of Code - Section 1234.01: CM Purpose:
The purpose of the district is to encourage a compact mix of uses taking advantage of multimodal
transportation and the vitality that mixed uses bring to a community. The regulations are intended to
create areas of concentrated development around key transit stops.
Applicant Proposal:
The eastern apartment building is 199 feet 6 inches tall and the western building is 165 feet 6 inches
tall with bridges connecting them and a 3 story parking garage.
Facts, Issues and Comments:
a) Code allows a building height of 70 feet tall. VARIANCE REQUIRED.
b) The western building is lower as it is closer to the existing apartment building on Van Aken.
c) There is a 10-foot drop in grade from the sidewalk to the back of the property.
d) The CM zoning district’s purpose is to concentrate development around key transit stops. This
development is across the street from the end of the RTA blue line of the Rapid stop and the
multi-model station that surrounds that transit stop.
e) The CM district’s purpose includes creating a dense, walkable neighborhood where amenities
and services are located within walking distance of residents. This development is directly across
the street from the first phase of the Van Aken District with other retail and service uses in the
surrounding area.
f) The building height and density take advantage of the benefits of transit and the value of the
surrounding transit services by providing increased walkable residential density.
g) The building height allow density on site while maintaining publicly accessible landscape areas in
the front.
h) The building height allows a large side yard setback to the adjacent western apartment building.
i) The development complies with the development pattern outlined in the Strategic Investment
Plan of 2000.
j) The development complies with the development envisioned in the Warrensville Van Aken
Transit Oriented Development Plan of 2008
Action #9: Location of Off-Street Parking Spaces
Facts of Code - Section 1234.09 C:
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Parking shall not be located between the façade of the building and the primary street. Parking shall be
located to the side and rear of the building. No more than 50% of the frontage of the primary street
shall be parking or drives.
Applicant Proposal:
The parking garage is located to the side and rear of the building, with 105 feet facing Farnsleigh
Road.
Facts, Issues and Comments:
a) Less than 25% of the property is garage frontage facing the street. This is code compliant.
Action #10: Loading
Facts of Code – Section 1234.04 H:
Loading area located in the rear yard only.
Facts of Code – Section 1252.02:
Two short loading berth spaces are required for an apartment building of between 40,000-120,000 gross
floor area.
Facts of Code – Section 1252.01 B:
A short berth loading space must be 12 feet wide by 35 feet long.
Applicant Proposal:
One short berth loading space is proposed in the western side yard.
Issues and Comments:
a) The loading area is located in the western side yard. VARIANCE REQUIRED.
b) One short berth loading area meeting width and length requirements is proposed. Two are
required. VARIANCE REQUIRED.
c) A landscape screening plan for the loading area needs to be submitted.

Action #11: HVAC
Facts of Code - Section 1262.08:
Heating, ventilation and air conditioning and other motorized equipment. Equipment shall be located
indoors or on the roof of the principal buildings and shall be designed as an integral part of the building
or screened with a similar architectural treatment and materials.
Facts of Code - Section 1234.08 C:
Rooftop mechanical units are limited to being 10 feet above the roof level and designed as an integral
part of the building design.
Applicant Proposal:
All HVAC equipment will be located on the roof of the buildings sounded by a 15-foot tall screen
wall. A generator is proposed to be ground-mounted in the western side yard.
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Facts, Issues and Comments:
a) The 15-foot tall rooftop screen is designed to hide all the roof top units plus the elevator shaft.
VARIANCE REQUIRED.
b) The generator is located in the western side yard surrounded by an undefined wall to the front
and side. It is located approximately 45 feet from that side property line. VARIANCE REQUIRED.
c) Applicant needs to submit information on screening of the generator.
Precedent:
a) Upstairs in the Van Aken District—– approved 2016
a. Height – 5 stories and 62 feet tall.
b. Setbacks – Meets code required between 5 to 10 ft. setbacks.
c. Parking Landscape/Screening – Rear yard with underground parking lot.
d. Fenestration – Windows face Farnsleigh and Walker approved for variances to the percentage of
open windows. (47% on Farnsleigh and 55% on Walker)
e. Apartment unit’s minimum square footage – Approved a minimum apartment unit size of 595
square feet.
b) Van Aken District Development
a. Height – Varies between one story and five stories.
b. Setbacks – Meets most code required between 5 to 10 ft. setbacks.
c. Parking location/Screening – Garage parking location facing Warrensville Center Road with
landscaping integrated into streetscape design.
d. Fenestration – Windows facing Chagrin meet standards except the amount of windows (35%) on
the Farnsleigh side of the B-1 Restaurant Building.
e. Dumpster Location/Enclosure – Variance to the dumpster location facing Warrensville Center
Road screened by a brick wall.
c) Tower East —20600 Chagrin
a. Height – Variance to 165 feet tall.
b. Setbacks – Significant setbacks from both Warrensville Center and Chagrin.
c. Parking Location/Screening – Parking garage located facing Chagrin with landscaping buffering
to the street.
Missing Information
1. Details of screen wall construction and landscape screening of the generator.
2. Details of the screening plan for the loading area.
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TECHNICAL MEMO: CM DISTRICT DESIGN PRINCIPLES-1234.10
Review Date:

April 6, 2021

Address/Location:

20005 Farnsleigh Van Aken District Apartments

Summary of Current Request:
Review for compliance with Commercial Mixed Use District (CM) Design Principles for the Van Aken
District Apartments consisting of a building with two towers connected by bridges and a parking garage.
The 2.55-acre development is the second phase of the Van Aken District development. The building
towers are 15 and 18 stories with 310,000 square feet of floor area, 229 apartments units and 263 parking
spaces in a parking garage. The building features a first floor entry and lobby area and penthouse suites,
with frontage on Farnsleigh Road. The structure is 199 feet 6 inches and 165 feet 6 inches tall. Compliance
with general standards of:
•
•
•
•
•
•
•
•
•
•
•

Consistency with Transit-Oriented Development (TOD) Plans
Building and Site Design
Building Materials
Vehicular Circulation and Access
Pedestrian Access and Circulation
Parking Lot Design and Layout
Landscaping and Screening
Streetscape Improvements
Services and Mechanical Screening
Lighting
Sustainability Guidelines

Variances Required (Design exceptions needed at this time)
1. The open first floor clear windows equals 45% of the first floor façade while 60% open windows
are required. (Variance listed with the CM Commercial Mixed Use zoning district memo).
VARIANCE REQUIRED.
Staff Opinion:
1. The first floor includes both apartment unit widows and open glass into the front entry and
lobby area that includes the management offices.
2. There is a clear glass connection between the two buildings allowing a view through to the
north.
3. Staff supports the level of open glass on the first floor. This is not a retail building and does have
a generous amount of open glass into the public areas at the entry and lobby area.
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Action #1: Design Standards Related to Consistency with TOD Plans
Facts of Code - Section 1234.10:
Consistency with TOD Plans. Land use, open space and street shall be consistent with adopted TOD
Plans.
Applicant Proposal:
Applicant proposes a plan, which is consistent with adopted TOD Plans. Applicant has been a
sponsor and participant in formulating the plans. The apartment building location follow intent, use
and density of the adopted plans.
Issues and Comments:
City has adopted the 2000 Strategic Investment Plan; 2008 TOD Plan; 2010 Intermodal Station Plan;
and 2015 Van Aken/Warrensville Station Area Plan. The proposed development is consistent with
the 2000, 2008 and 2015 plans.
Action #2: Building and Site Design
Facts of Code:
Section 1234.08 A 1—Minimum two stories required.
Section 1234.10 B 1—Code encourages a mix of uses in the district and within individual buildings. High
activity uses such as retail on the first floor and other uses on the second floor.
Applicant Proposal:
The apartment building is designed as a single use residential building. The western tower is 15
stories and the eastern tower is 18 stories, as well as a three level parking garage with a street facing
frontage on Farnsleigh Road.
Facts, Issues and Comments:
a) The multi-storied building includes a mix of residential units, a lobby and entrance area for the
first floor.
b) The overall development of the Van Aken District across the street includes six buildings with a
diverse mix of uses and heights.
Facts of Code:
Section 1234.10 B 2—Buildings designed to respect street context, form street walls.
Section 1234.10 B 3—Pedestrian, human-scale architecture, avoid monotonous architecture.
Applicant Proposal:
The apartment building ranges between 15 and 18 stories tall with a first floor entry and lobby area
with open glass and entry drive along Farnsleigh Road.
Facts, Issues and Comments:
a) The apartment building is designed to form a street wall along Farnsleigh and promote a
pedestrian scale along the street frontage and entry lobby.
b) The rendered elevations show the street- facing façade with a mix of residential windows and
open glass walls into the entry and lobby areas.
Design Principles
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c) The street level facades provide human scale and architectural detailing to break up the facades.
d) The public entrance located along the Farnsleigh street frontage has direct access from the
street.
Facts of Code:
Section 1234.10 B 4—Similar architectural quality on all public sides of buildings and proportioned using
features such as windows, entrances, or awnings.
Section 1234.10 B 5 - Prohibits plain, monolithic structures.
Section 1234.10 B 6- Façade shall have design elements every 20 feet.
Applicant Proposal:
The apartment building is between 15 and 18 stories tall with a first floor entry and lobby located so
it is accessible to the sidewalk along Farnsleigh Road. All elevations of the building have design
details and elements. There is a central open glass connection between the two buildings allowing a
view through to the north.
Facts, Issues and Comments:
a) The buildings elevations show a substantial amount of windows along the ground floor of the
street facing façade.
b) All façades include a variety of massing elements including a variety of materials, colors and
window configurations.
c) All facades have design elements at least every 20 feet except for the garage.
d) The garage elevations and any screening material needs to be further designed to comply with
the required design elements every 20 feet.
Facts of Code:
Section 1234.10 B 7 - First floor façades facing streets or pedestrian ways shall be 60% clear windows.
Section 1234.10 B 8—Highly visible building customer entrances, primary entrances face street and be
directly accessed from sidewalk.
Applicant Proposal:
The apartment building elevations facing Farnsleigh show a mix of open storefront system in the
lobby and entry windows facing the street. The first floor also has a mix of solid panels and
residential windows.
Facts, Issues and Comments:
a) The first floor on Farnsleigh is only 45% clear glass while code requires 60% glass. A variance is
required and is listed and detailed in the CM Commercial Mixed Use zoning district memo.
VARIANCE REQUIRED.
b) The public entrance is located along the Farnsleigh Road street frontage with direct access from
the sidewalk.
Facts of Code:
Section 1234.10 B 9—Well-defined roof lines.
Design Principles
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Section 1234.10 B 10—Sloping roof shall have features such as gables, etc.
Applicant Proposal:
The apartment building elevation shows levels of flat roofs with architectural details.
Facts, Issues and Comments:
a) The roofline is accented with balcony railings and the recessed penthouse suites.
b) The roof plane is further broken up by the different levels of the buildings, the upper bridge
features and the penthouse suites.
Facts of Code:
Section 1234.10 B 11 - Buildings arranged to define public and private space.
Applicant Proposal:
The property contains a building with two towers facing Farnsleigh with a first floor lobby and entry.
The front yard public access is defined by an entry drop off and pick up drive area.
Issues and Comments:
a) The building creates a street wall along Farnsleigh between the Upstairs mixed-use building and
the rest of the Van Aken District.
b) The entrance drive and building entry define the pedestrian space and connect to the
multipurpose path on Farnsleigh.
Action #3: Building Materials
Facts of Code:
Section 1234.10 C 1 – Building materials limited to brick, masonry, wood, fiber cement siding, cultured
stone, or other similar materials.
Section 1234.10 C 2 – Prohibited materials include vinyl siding, dryvit-type products on the lowest 8
feet of any structure, split faced block, aluminum or vinyl siding, and other similar materials.
Applicant Proposal:
The materials are proposed to be a combination of glass and aluminum walls, metal panels and
wood grained panels and soffit.
Facts, Issues and Comments:
a) Additional information needs to be provided for the wood grained panel, soffit material. A
complete list of materials is needed.
Action #4: Vehicular Circulation and Access
Facts of Code:
Section 1234.10 D 1 – Circulation systems designed to facilitate traffic flow but not impede pedestrian
safety.
Section 1234.10 D 2 - Street design incorporates traffic calming techniques.
Section 1234.10 D 3 – Shared access points encouraged.
Section 1234.10 D 4 – Shared service and delivery access.
Design Principles
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Section 1234.10 D 5 – Safe and adequate site distances at intersections.
Applicant Proposal:
Applicant proposes a front driveway for entrance and delivery, which connects the front entrance
and to the street. The two access drive aprons cross the multi-purpose path. A three story parking
garage has an entrance shared with the front entry driveway. A shared loading and residential
service area is provided in the western side yard with a separate curb cut.
Facts, Issues and Comments:
a) The building has two entry driveways to access the front entrance, pick up and drop off area and
the parking garage for tenants.
b) The entrance to the parking garage is combined with the eastern entry drive.
c) Access to the service area is provided through the loading area with a separate driveway located
along the western edge of the property near the existing driveway location.
Facts of Code:
Section 1234.10 D 6 - Transit stops incorporated into site plans.
Section 1234.10 D 7 - Traffic impact study provided as part of site plan review.
Applicant Proposal:
The overall design promotes pedestrian traffic and access to nearby transit stops. The RTA Blue Line
terminus is located across the street accessed with a crosswalk. A traffic and parking study is being
completed.
Issues and Comments:
a) The traffic and parking study needs to be completed and submitted for review.
b) The RTA Blueline has two stops across the street from the project area. The RTA Blueline
terminus was recently upgraded and a dedicated busway is complete.
c) Further renovation of the RTA terminus is planned to begin construction next year by both RTA
and by the City.
Action #5: Pedestrian Access and Circulation
Facts of Code:
Section 1234.10 E 1 – Pedestrian connections between uses on the site and between site and adjacent
properties and rights of way required.
Section 1234.10 E 2 – Pedestrian connections required to adjacent sites.
Section 1234.10 E 3 – Sidewalks shall connect building entrances, parking areas, public sidewalks,
adjacent buildings and gathering spaces.
Applicant Proposal:
The apartment building is connected to the multipurpose path with an entry drive and walkway
from the building entrance. Sidewalks and pedestrian access connect throughout the site to the
nearby RTA stations and the Van Aken District development across a street. A signalized intersection
with a crosswalk exists at the Farnsleigh/Van Aken intersection.
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Facts, Issues and Comments:
a) The site plan connects to the multipurpose path along Farnsleigh with pedestrian connections
throughout the Van Aken District.
b) The Farnsleigh multipurpose path provides access along the street and connects to the recently
completed Warrensville Center path.
Section 1234.10 E 4 – Pedestrian scale lighting required along all sidewalks
Applicant Proposal:
Exterior light fixtures are envisioned along the entry and driveway.
Facts, Issues and Comments:
a) Additional information is needed for pedestrian lighting.
Section 1234.10 E 5 – Shall have decorative sidewalk materials at key intersections.
Section 1234.10 E 6 – Encourage street furniture, plazas and other amenities encouraged.
Applicant Proposal:
The front entry landscaping and walkway materials and streetscape has not been designed.
Facts, Issues and Comments:
a) A streetscape and detailed landscape plan needs to be designed and submitted.
Section 1234.10 E 7 – Open and public space with a mix of landscaping and hardscape: 5% open space
required.
Applicant Proposal:
Total open space for the site is 6% of the site including hardscape, landscape and walkways in front
of the buildings. This equals 6,650 square feet of area in the front yard.
Facts, Issues and Comments:
a) Plan complies with open space requirement.
Action #7: Landscaping and Screening
Facts of Code:
Section 1234.10 G 1 – Landscape plan required to mitigate visual impact and improve internal
landscaping.
Section 1234.10 G 2 – Landscape used to define public entrances with signature landscape elements.
Section 1234.10 G 3 - Visual screen between any adjacent single family uses.
Section 1234.10 G 4 – Entryways shall be planted with ornamental plant materials.
Section 1234.10 G 5 – Landscaping designed to promote on-site water management with plants, swales,
detention basins.

Design Principles

April 6, 2021

Page 6

CITY OF SHAKER HEIGHTS
CITY PLANNING COMMISSION
VAN AKEN DISTRICT APARTMENTS
Applicant Proposal:
An extensive landscape plan is envisioned which contains areas of turf, perennials, shrubs, grasses,
as well as a palette of species with deciduous trees, perennials, grasses and shrubs.
Issues and Comments:
a) Information on landscaping and screening at the service area entrance along the western side
yard and the eastern front and side yard near the parking garage need to be provided.
b) A final detailed landscape plan needs to be submitted.
Action #9: Service Area and Mechanical Screening
Facts of Code:
Section 1234.10 I 1 – Location of service areas and mechanical equipment shall be considered as part of
overall design.
Section 1234.10 I 2 – Service areas and mechanical equipment shall be screened from public view.
Applicant Proposal:
A shared loading and service area is proposed in the western side yard. It includes a generator and
trash service access.
Facts, Issues and Comments:
a) The loading and service area in the western side yard requires a variance. See the CM Zoning
District memo for more information regarding the location variance. VARIANCE REQUIRED.
b) The proposed wall around the generator has not been designed.
c) A complete landscape and screening plan needs to be submitted for the loading and service
area.
Action #10: Signage and Lighting
Facts of Code:
Section 1234.10 J – A master sign plan is required.
Applicant Proposal:
Building elevations show no signage.
Facts, Issues and Comments:
a) A signage plan must be submitted.
Facts of Code:
Section 1234.10 K 1 – Lighting plan with photometric information is required.
Section 1234.10 K 2 – Lighting must be designed so as not to spill over onto adjacent properties.
Applicant Proposal:
Parking garage lighting for the upper open floor has not been submitted. Exterior light fixtures are
expected along the front facing walks and entries.
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Facts, Issues and Comments:
a) A photometric plan needs to be submitted.
b) Additional information is needed for pedestrian lighting.
Missing Information:
1. Additional building material information.
2. Parking garage, site and pedestrian lighting.
3. Detailed landscape and screening plan with information specifically on the service area parking
garage.
4. The material choices and color palate for the building exterior materials.
5. Signage plan.
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TECHNICAL MEMO: PARKING
Review Date:

April 6, 2021

Address/Location:

20005 Farnsleigh Road – Van Aken District Apartments

Summary of Current Request:
•

Review of the parking garage as to number of spaces, location, design, and landscape and
screening, accessible spaces and loading requirements. The applicant proposes to provide 263
parking spaces for the development, which includes 229 apartment units with a three story
parking garage.

Variances Required:
1. 1234.05—Number of parking spaces for a large parcel development – the number of parking
spaces may be reduced to 60% of the required 458 parking spaces to a required 275 parking
spaces. 263 spaces are proposed.
2. 1251.11 B—Driveways – Both front entry driveways are 25 feet in width while code requires a
maximum driveway width of 24 feet.
Staff Opinion:
1. Staff supports a variance to reduce of the minimum number of parking spaces, as the
development is only 12 spaces below the code requirement using the 60% large parcel
development parking reduction.
2. The property is adjacent to additional public parking along Van Aken Boulevard plus the parking
garage in the Van Aken District.
3. There are 97 one bedroom units in the buildings. Of those, 30 are less than 650 sq. ft. in size and
are more likely to have only one occupant.
4. Staff supports a variance to the driveway being 25 ft. wide as it is only one foot wider than
allowed and warranted on a curved street and to accommodate larger delivery vehicles.
5. A combination of a screen wall and landscaping needs to be designed along the western
property line to screen the loading area.
6. The parking garage front landscape screening needs to be submitted and an architectural screen
need to be submitted and review by the Architectural Board of Review.
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Action #1: Required Number of Parking Spaces
Facts of Code - Section 1251.02:
Two spaces are required per unit. 1.5 enclosed and .5 unenclosed
Applicant Proposal:
Proposes 263 parking spaces.
Facts, Issues and Comments:
a) A total of 458 spaces is required. Note: this may be reduced by 60%, see below.
Facts of Code - 1234.09 B:
CM District allows modified parking requirements for large parcel developments. A parking reduction of
60% is allowed due to factors such as transit use, mixed use, and shared parking. The maximum number
of spaces shall not exceed 100% of the required standard.
Facts of Code - 1251.06 B:
For a large parcel development, a parking reduction of 60% is allowed. 60% of the required spaces
equals 275 parking spaces.
Facts, Issues and Comments:
a) The three floor parking garage has 263 parking spaces proposed. VARIANCE REQUIRED
b) 97 of the 229 units in the development are one bedroom units and are expected to be majority
single occupant units. 30 of those one bedroom units are less than 650 sq. ft. and are even more
likely to have only one occupant.
c) There are additional public parking spaces in the area in the Van Aken District parking garage
and along Van Aken Boulevard.
Action #2: Location of Parking Spaces
Facts of Code - Section 1234.09 C:
Parking shall be located at side or rear of building, not take up more than 50% of frontage (along with
driveways), and not be located between façade of building and primary street.
Facts of Code - Section 1251.08:
Parking not permitted in front of building setback line in all districts.
Applicant Proposal:
a) The parking garage takes up less than 25% of Farnsleigh Road frontage.
b) The parking garage is located behind the façade of the building in the side and rear yards.
Action #3: Mobility Impaired Parking Spaces
Facts of Code - Section 1251.07 A, B:
Compliance with ADA requirements, 7 spaces required with one van accessible.
Applicant Proposal:
Proposes to provide 7 ADA spaces including one van accessible space.
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CITY OF SHAKER HEIGHTS
CITY PLANNING COMMISSION
VAN AKEN DISTRICT APARTMENTS
Facts, Issues and Comments:
a) Proposal complies with standards.
Action #4: Sizes of Parking Spaces, Aisles and Driveways
Facts of Code - Section 1251.10 (Table):
Parking spaces are required to be 9 feet x 18 feet, aisles 22 feet minimum.
Applicant Proposal:
Proposes to provide 9 ft. wide by 18.5 ft. long spaces and 22.5 foot wide aisles.
Facts, Issues and Comments:
a) Proposal complies with the standards for aisles width and space size.
Facts of Code - Section 1251.11 B:
Driveways may be 24 feet wide for two way driveways.
Applicant Proposal:
The two front public driveways are proposed to be 25 feet wide. The loading area driveway is 24
feet wide.
Facts, Issues and Comments:
a) A 24 foot driveway is allowed and 25 feet is proposed on the two public driveways on Farnsleigh
Road. The wider driveways allow two way access for both residents and delivery and ride
sharing vehicles into the front pick up driveway along the curved Farnsleigh Road right-of-way.
VARIANCE REQUIRED.
b) Are both driveways one way? Eastern in and western out? Alternatively, is the eastern drive two
way? Clarification is needed.
c) A slightly wider driveway can accommodate delivery vehicles. A diagram of turning movements
into the front driveways has been provided.
Action #5: Parking Lot Landscaping and Screening
See Site Plan Technical Memo
Action #6: Off-Street Loading Requirements
Facts of Code - Section 1252.01 A:
Loading berths shall be screened from view of abutting properties and located in rear yard.
Applicant Proposal:
The loading area is proposed in the western side. Screen wall and landscape screening details have
not been submitted. VARIANCE REQUIRED.
Facts, Issues and Comments:
a) No detailed landscape or screening plan has been submitted.
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CITY OF SHAKER HEIGHTS
CITY PLANNING COMMISSION
VAN AKEN DISTRICT APARTMENTS
Facts of Code - 1252.01 B:
Short berths shall be 12 feet wide by 35 feet long.
Applicant Proposal:
One loading berth proposed in the driveway aisle in the rear yard adjacent western maintenance
entry to the building.
Facts, Issues and Comments:
a) Loading berth size is code conforming.
Action #8: Parking Garages
Facts of Code - Section 1252.12:
Parking garages are to reflect the architectural character of the primary building, located in the side and
rear yard and can be located up to the rear property line as long as the structure is fire proofed. There is
no height limitation.
Applicant Proposal:
The three floor parking garage is located in the eastern side and rear yard and proposed to be
screened from the street with a combination of landscaping and architectural screen treatment.
Facts, Issues and Comments:
a) The three floor structure has only two floors visible to Farnsleigh Road due to the drop of grade
on the site.
b) Architectural detail still needs to be design for the exterior of the structure. No detailed
landscape or screening plan has been submitted. INFORMATION REQUIRED
Facts of Code - 1252.01 B:
Short berths shall be 12 feet wide by 35 feet long.
Applicant Proposal:
One loading berth proposed in the driveway aisle in the rear yard adjacent western maintenance
entry to the building.
Facts, Issues and Comments:
a) Loading berth size is code conforming.
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City of Shaker Heights City Planning Commission and Board of Zoning Appeals:
Van Aken Phase II is a 229-unit market rate apartment building proposed by RMS Investment
Group as the second phase of development at the Van Aken District. Located on Farnsleigh
Road just east of Van Aken Blvd, the site is well suited for increased residential density. Its
proximity to mass transit, retail, and office makes it a desirable location for rental units. The
proposed building is 195 feet tall (two towers - one at 15 stories and the other at 18 stories) and
includes structured parking with 263 spaces.
To achieve the goals of bringing meaningful, residential density to support the existing mix of
uses in the neighborhood, while delivering a project that elevates the neighborhood and
provides an enhanced pedestrian experience, we are requesting several variances to the zoning
code and a conditional use permit.
Building Height
The applicant seeks a variance to increase the total building height to 195, feet measured from
the Farnsleigh Road street frontage elevation to the top of the main roof. A small, setback
mechanical penthouse will extend approximately 14 feet above the main roof level.
Per Section 1213.04.F.2 of the Zoning Ordinance of Shaker Heights, “a variance may be granted
to permit greater height where such additional height would more closely harmonize with
adjoining development.” The additional residential density allowed by a taller building will
greatly benefit the existing office and retail uses in the neighborhood. It should drive increased
retail traffic and sales, while providing office tenants a variety of proximate housing options. The
proximity to Shaker Heights Country Club should benefit both the club and the project since
they have similar target markets. Additionally, much of the area closest to the golf course will be
green space. The smaller floor plate for the building, coupled with the height, allows the project
to deliver a significant amount of living space and green space to what is now an impervious
parking lot.
In Section 1 of Chapter 1234, the purpose of the Commercial Mixed Use District is outlined. It
states “The purpose of this district is to encourage a compact mix of retail, service, office,
housing and public activities to coexist in a manner that reflects human scale and emphasizes
transportation options and the vitality that mixed uses can bring to a community.” The height of
the building allows for compact housing that will complement the other uses. The location of the
building on the site, along with its walking paths, promotes the use of the existing transit line
with very easy access to the Farnsleigh RTA stop. The height of the building also addresses goals
A, C, D, and F listed in the Purpose:
A. “Create dense, walkable, mixed-use centers wherein daily goods and services and
employment opportunities are located within walking distance of residents.” This project
would create many opportunities for Shaker Heights residents to live within walking
distance of existing retail, office and entertainment.
C. “Expand residential and lifestyle options with increased mobility choices.” The height
provides unique views with opportunities for luxury living that allow for expanded
residential options in the City of Shaker Heights. These expanded housing options will be
proximate to transit and the multi-purpose path.
D. “Enhance the overall quality of life of Shaker Heights’ residents, businesses and visitors
by creating great places.” The scale of this project and its design will create a distinct,
great place and will support the Commercial Mixed Use District so it continues to thrive.
F. “Encourage development of an economically vibrant, livable community.” The height of
the building allows for the residential density, and opportunity for luxury housing, that

will make the Commercial Mixed Use District more economically vibrant and will offer
new housing product that makes living in the district attractive.
In reference to Section 1213.04.E.5, granting this variance will not be detrimental to the public
welfare or injurious to other properties or improvements in the neighborhood, but will instead
be extremely advantageous to the mixed-use District and nearby residential properties. The
addition of this project should help increase nearby property values and allow the neighborhood
to continue to attract quality commercial tenants, providing more options for neighbors and
enhancing the economic viability of the area. Though the building will cast some shadows, the
building positioning limits shade cast onto other properties.
Front Yard Setback
The applicant seeks a variance to increase the front yard setback to a maximum of 25 feet. Given
the height of the building at 18 stories, along with the curve of the front property line, setting the
building back 25 feet at its furthest point allows the building to hold the street edge while
maintaining green space along the full length of the Farnsleigh face of the building, maintaining
a pleasant pedestrian experience. The setback allows for the addition of walking paths along
Farnsleigh with the preservation of the multi-purpose path connecting to Warrensville.
In keeping with Section 1213.04.E.6 in the Standards for Variances, granting this variance will
not alter the essential character of the neighborhood, rather it will create public open space
between the building and Farnsleigh while maintaining the urban fabric of the District.
Off Street Loading
The applicant is requesting a variance for a loading/service drive in the side yard of the property
to reduce paved area and preserve more open area. In reference to Section 1214.04.E.1 in the
Standards for Variances, the topography presents difficult challenges for vehicle traffic to access
the rear of the site since the only access is from Farnsleigh. In keeping with Section 1214.E.6,
granting of the variance will not alter the essential character of the neighborhood since the
design screens the service area from the street. Locating the drive on the west edge of the site
seemed reasonable to co-locate with the west neighbors’ service drive. The project will utilize an
internal lift and staging area, at a premium cost, to shift unsightly operations to the inside of the
building.
Finally, in reference to Section 1214.04.E.5, granting of the variance will not be detrimental to
the public welfare or injurious to other property or improvements in the neighborhood in which
the property is located. The applicant is asking for a variance on the number of loading berths,
reducing this from two to one. This reduces the width of curb cuts and the disruption of
pedestrian and multi-use path crossing.
Emergency Generator Location
The applicant seeks to locate the emergency generator in the side yard near the loading area.
The proposed design will hide the generator from street view, by locating it below grade and
including generous landscaping to screen the view of the generator, which will preserve the
vibrant pedestrian character of the street and neighborhood. The screening and location will
ensure that the variance will not be detrimental to the public welfare or injurious to other
property or improvements in the neighborhood. This location also allows us to preserve the
active use and transparent glass on the street facing portion of the west tower.

Conditional Use Permit for First Floor Dwelling Units
The applicant requests a conditional use permit to provide dwelling units on the first floor of the
west tower. No other buildings in the District include residential units on the ground floor and
the District-wide threshold of 40% of total first floor area devoted to residential uses will not be
exceeded by granting this conditional use.
This project is contiguous and complementary to Phase I of The Van Aken District, and will rely
on the existing commercial amenities. Phase I of the Van Aken District includes 89,500 square
feet of retail space and is marketing the remaining 9,897 square feet of available retail space. It
is beneficial to the neighborhood to focus on filling existing vacancies and supporting existing
retail tenants.
This request meets all the standards for a conditional use permit and creates no adverse impact
on the community at large.
Thank you for your consideration.

Van Aken II
Zoning Modifications
March 19, 2021
Section
1213.06 E

Code Requirement
Site Plan Review

1234.03 J

Conditional Uses
Dwelling, multiple family, provided that
the area devoted to first floor
residential does not exceed 40% of the
total first floor area of the buildings in
the district.

1234.05 A

Use Requirements for Large Parcel
Development

Proposed
The applicant is submitting all required
information for the Zoning Administrator
to perform a site plan review. The project
has been informally reviewed several
times over the past few months with
significant modifications made to address
concerns raised by the Zoning
Administrator, the Architectural Board of
Review and the City Plan Commission.
The applicant requests a conditional use
permit to provide dwelling units on the
first floor. No other buildings in the
district include residential units on the
ground floor therefore the 40% threshold
will not be exceeded.
Phase 1 of the Van Aken District includes
89,500 square feet of retail space and
looks to the tenants in this residential
tower to support the existing expansive
retail.
The applicant seeks a variance to provide a
single use residential building without
ground floor retail.
The applicant seeks a variance to provide
44.9% percent of the street facing building
façade between 2 feet and 8 feet in height
comprised of clear windows that permit
views into the interior of the building…
This variance will provide clear sight lines
through the building at the building first
floor building link thereby connecting the
first phase of the Van Aken District with
the second phase.
Ultimately, this would allow for the
creation of a base for the building that
compliments the mostly glass façade. The
first floor allows us to add in metal frame
and wood detail that warms the building
and enhances its architecture.
2936 total
1319 glass

1234.06 C

Minimum Area Per Dwelling Unit
Per section 1225.05
1 Bed – 800 MLA / 700 Livable
2 Bed – 900 MLA / 850 Livable
3 Bed – 1000 MLA / 1250 Livable
Lot: 110,976 sf

1234.07 A

Front Yards
Minimum 5 feet
Maximum 10 feet

1234.08 A

Height Requirements
Maximum 70 feet

1234.04 F
1234.09 B

1234.10

Limitations on Variances
Parking
Per table 1251.02
Multiple-Family Dwellings and
Apartments, 1 ½ spaces per unit
enclosed and ½ spaces per unit
unenclosed.
Required parking may be reduced to
60% of the minimum required in
Chapter 1251 when the City Planning
Commission determines that the
availability of transit, mix of land uses,
and shared parking options are likely to
result in lower off-street parking
demand.
DESIGN STANDARDS AND PRINCIPLES

The applicant seeks a variance to reduce
minimum lot area per unit and minimum
livable floor area per unit as follows:
Lot Area: 110,976 sf
Units: 229
Minimum Lot Area / Unit: 484.61
1 Bed – 575 gross livable floor area
2 Bed – 1087 gross livable floor area
3 Bed –2064 gross livable floor area
This variance allows the applicant to offer
a variety of unit options and price points,
expanding the product offering in Shaker.
The applicant seeks a variance to increase
the front yard setback to a maximum of
25.
The applicant seeks a variance to increase
the total building height to 195 measured
from the Farnsleigh Road street frontage
elevation to the top of the main roof. A
small setback mechanical penthouse will
extend approximately 14’ above the main
roof level.
The smaller floor plate for the building
coupled with the height allows for
substantially increased density to be
added while creating additional green
space.
The applicant seeks to reduce the offstreet parking requirements as follows:
263 Total Spaces
5 HC Spaces
229 Units
1.15 Spaces per Unit
The applicant has the opportunity to
encourage residents of phase to take
advantage of the RTA as the current site
plan allows for easy access to two stops
along the blue line.

1234.10 D

1251.11 B
1252

1262.08 A

Vehicular Circulation and Access
7. Traffic impact studies, when required
by the Zoning Administrator, shall be
provided as part of the site plan review
process.
Driveways and Access Width
One-way max width 12 feet
Two-way max width 24 feet
Off-Street Loading Regulations
Per Table 1252.02
Multiple-Family 10K-120K – One Short
Each Additional 200K – One Short
HVAC and other Motorized Equipment
In the MF, A, Commercial, and Office
Districts such equipment shall be
located either indoors or on the roof of
the principal building…

A Traffic Impact Study has been
commissioned and will be provided upon
its completion.
The applicant seeks a variance to provide a
20 foot wide one-way vehicular drop off.
The drop off will include a parking lane.
The applicant seeks a variance to provide
1 off-street short berth in the West side
yard. The berth will be a minimum
dimension of 12’ x 35’.
The applicant seeks a variance to locate
the Emergency Generator at grade outside
the South-West corner of the building.
The generator will be concealed by
landscape walls and landscape plantings.
The First Energy transformers will be
located at grade adjacent to the West
property line behind the loading berth.
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Hi Dan
Thank you for taking these questions to the public portion of the hearing.
1. What is the rational for the whole first floor being dwelling units rather than have even some
retail which would continue/expand the beautiful feel of the VAD core shops?
2. I don’t mind an iconic building like Tower East though many consider it an eyesore. (I’ve grown
to love it over time) I’m concerned about the height of the building not just for the height (It’s
REALLY tall), but for the fact that tall buildings like the one proposed have the potential to loom
huge shadows where before there was sun. Has a sun/shade study (I don’t know what they’re
called) been done to see what effect this might have on the district?
3. Are there going to be any 3 bedroom units? I know there is a strong market for new‐empty‐
nesters looking to get rid of their huge Shaker homes. They want to reduce their maintenance,
stay in Shaker, and still have space for their kids to come home to stay.
4. Are they all rentals, or are there any condos?
I’m so excited that Upstairs has been so successful and RMS is moving forward.
Thanks again,
Annie Richman
Shaker Rocks
*

*

*

*

Good Afternoon,
As a resident of Shaker Heights (21209 Colby Rd), I am in support of the development proposed on the
Farnsleigh Lot. I appreciate the developer’s efforts to bring additional residential density to the district
and their continued investment in the area.
Thanks,
Garrett Dreyer
*

*

*

*

Shaker Heights Planning Department,
As a business owner at the Van Aken District, I am writing to express my support of the development
proposed on the Farnsleigh lot.
RMS has created a dynamic, vibrant and increasingly successful district for us as
independent retailers, and we feel that the continued investment on their behalf to bring additional
residential density to the district will only further this exciting and moreover, sustainable, growth for the
area.
Best Regards,
Jennie
Jennie Doran
Owner, Creative Director
RoomServiceVanAken

*

*

*

*

Dan,
As a store owner with a retail establishment in the Van Aken district I am in support of the development
proposed on the Farnsleigh lot. I appreciate the work that the Van Aken team has done to bring a
phenomenal community center to the area and what that has meant to the neighborhood. I am a
resident of Beachwood but have numerous friends who live in Shaker. They are extremely pleased with
the center and are frequent users. In my humble opinion I feel we should support this future endeavor.
Thanks,
Robert Rosenthal
robert@xhibition.co
216 225 2895
*

*

*

*

Hi, Dan,
I’m writing to share my support of the proposed development on the vacant Farnsleigh Road lot. I
appreciate the developer’s careful through to design and the added density to the area, making the
District an even more lively destination.
As a resident of Marchmont Road, we will be directly impacted by this build, and I believe that impact
will be one that’s positive. I look forward to this development moving forward.
Megan O’Donnell
19900 Marchmont Road
Shaker Heights, OH 44122
*

*

*

*

Dan,
I just received the Notice of Public Hearing in relation to the proposed apartment towers up the street
from those of us here at The Diplomat. At minimum, it sounds interesting. However, as Board
President, I do have a few questions:
1. Has the developers’ market research clearly indicated that there is demand for the number of rental
units in the proposal?
2. Given that The Diplomat is located at the western end of our block, and very close to the traffic light
at Parkland and Van Aken, what might be the implications (if any) for additional traffic back‐up during
the morning rush hour?
3. What (if any) might be the implications of placing additional stress on the aging sewer infrastructure
running down Van Aken as the result of adding that number of residential units to the area?
4. It appears as the project will consist solely of residential rental units, with no retail ‐ correct?
I’m anticipating that some of my condo neighbors will think of similar questions, so I thought I would be
proactive in putting them out there. In any event, it’s good to hear from you, Dan. It’s also great to

know that Shaker continues to advance despite these difficult times!! And “thank you” for your
continued service!!!
Regards,
Kevin (Crowe)
*

*

*

*

Shaker Heights Planning Department,
I'm writing to voice our strong support for the proposed development on Farnsleigh.
As a business owner at the Van Aken District (and one that will be directly impacted by the project's
construction across the street from us), we appreciate the developer's efforts to bring
additional residential density to the district and their continued long‐term investment. The additional
residents and activity should both help our business, as well as create a more sustainable mixed‐use
project.
Feel free to reach out to me directly if helpful to discuss at this email.
Thank you,
Matthew Ciccone
Ao Office
*

*

*

*

Mr. Feinstein
As a business owner at the Van Aken District, I am in support of the development proposed on the
Farnsleigh lot. I appreciate the developer’s efforts to bring additional residential density to the district
and their continued investment in the area. The additional residents should help increase sales and
create a more sustainable mixed‐use district.
Thank you,
Erin Andrews Wervey
*

*

*

*

Shaker Heights Planning Department,
As a business owner at the Van Aken District, I am in support of the development proposed on the
Farnsleigh Lot. I appreciate the developer’s efforts to bring additional residential density to the district
and their continued investment in the area. The additional residents should help increase sales and
create a more sustainable mixed‐use district. I really think this project is crucial to the long‐term survival
of Nature’s Oasis.
Thank you,

Elliott Endsley
Nature’s Oasis
330‐207‐6116
*

*

*

*

Shaker Heights Planning Department,
My name is Anthony Zappola. I am the owner of Lox Stock and Brisket at the Van Aken Market Hall.
As a business owner at the Van Aken District, I am in support of the development proposed on the
Farnsleigh lot. I appreciate the developer’s efforts to bring additional residential density to the district
and their continued investment in the area. The additional residents should help increase sales and
create a more sustainable mixed‐use district.
Thank you,
Anthony
*
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Shaker Heights Planning Department,
As a business owner at the Van Aken District, I am in support of the development proposed on the
Farnsleigh lot. I appreciate the developer’s efforts to bring additional residential density to the district
and their continued investment in the area. The additional residents should help increase sales and
create a more sustainable mixed‐use district. This new phase of the development will be a further boost
to both the Shaker community and the small business owners in the VAD.
Thank you for your time and effort.
Penny Harris, Co‐owner
Spice for Life
*

*

*

*

Shaker Heights Planning Department,
As a business owner at the Van Aken District, I am in support of the development proposed on the
Farnsleigh lot. I appreciate the developer’s efforts to bring additional residential density to the district
and their continued investment in the area. The additional residents should help increase sales and
create a more sustainable mixed‐use district.
Kind regards,
Brian & Emily Kellett
STUMP

