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Lorain Road, The Past 



Great Northern, The Past 







•2015 percent of retail sales online 

•6.8% 

•2023 Percent of retail sales online 

•15.6%

•2015 Amazon’s total Revenue

•$107,000,000,000.00

•2023 Amazon total revenue

•$575,000,000,000.00



Cuyahoga County Indoor  Mall 
Quick Facts 
● Great Northern has lost 65% of Valuation 

○ Property Tax Revenue produced 
■ 2019: $3,544,226
■ 2024: $1,319,577

● South Park Mall has lost 64% of Valuation 
○ Property Tax Revenue Produced 

■ 2019: $4,707,974
■ 2024: $1,476,900

● Severance Town Center (Fully closed/ vacant)
○ Property Tax revenue produced 

■ 2015: $1,378,231
■ 2024: $186,245
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DRAFT
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North Olmsted Associates 

Bridge 33 Capital Partners 

Higbee (Dillards)

Macy’s

Star-West Great Northern LLC (Mall 

Ownership)
National Retail Properties LP 

Joe Dave LLC (Tony George) 

Rafih Auto Group (R6 Motors) 







• Project was selected for funding through County 
Planning’s Community Planning Services Program.

• Meshed well with our current work on Transit-
Oriented Development Zoning in the County

• Our TOD Model Zoning Ordinance was a starting 
point (https://www.countyplanning.us/projects/tod-zoning-
study/)

MAMU OVERLAY | PROJECT ORIGIN
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• Collaborative process with the Project Team
• Had a standing monthly meeting to discuss drafts 

and update the process
• Wrote and reviewed several sections at a time
• Performed a general review of the entire 

document once a full draft was completed

MAMU OVERLAY | PROJECT PROCESS



PROJECT OVERVIEW | LOCATION
Are a i n c l u d e d i n t h e  M A M U Overlay

NORTH OLMSTED| MALL AREA MIXED USE OVERLAY DISTRICT



• An overlay district that is:
✓Permissive
✓Flexible
✓Prescriptive
✓Descriptive

MAMU OVERLAY | NEEDS & DESIRED 
OUTCOMES



• Facilitate “evolution in place” 
• Provide for a new street grid/site connectivity
• Incorporate zoning for residential uses 
• Increase greenspace
• Reduce large parking areas
• Facilitate Transit-Oriented Development

MAMU OVERLAY | NEEDS & DESIRED 
OUTCOMES



• UPDATES TO SUPPORT WALKABLE, MIXED-USE REDEVELOPMENT
• Modern residential, retail, entertainment uses as well as technology focused office and 

light industrial uses
• Increased landscaping and streetscaping requirements
• Open space and public space requirements

• IMPROVEMENT OVER TIME
• Realize that redevelopment will happen over time in multiple separate projects
• Provide flexibility to create good development in a suburban context

MAMU OVERLAY | CODE OVERVIEW



MAMU OVERLAY | CODE OVERVIEW

• USES
• Updated uses provide for modern uses desired in mixed use, walkable 

developments.

• Restricts or eliminates unwanted uses, such as secondhand retailers and 
smoke/vape shops.

• Allows apartments and townhomes and requires active first floor uses

• USE STANDARDS
• Some uses have additional requirements that must be met for their use either by right 

or as a conditional use.



MAMU OVERLAY | CODE OVERVIEW

• DEVELOPMENT STANDARDS
• Requires buildings be built up to the street

• Moderate height to promote more dense development

• Greater lot coverage permitted

• Stricter requirements for “Primary Streets” to facilitate walkability



MAMU OVERLAY | CODE OVERVIEW



MAMU OVERLAY | CODE OVERVIEW

• PARKING
• Eliminates minimum requirements 

and institutes parking maximums

• Applicants must provide a parking 
plan that demonstrates that the 
parking they are providing is 
required for the development 

• Provides a building height bonus to 
developments that include 
structured parking



MAMU OVERLAY | CODE OVERVIEW

• ACCESS, CIRCULATION, & CONNECTIVITY
• Generally, seeks to reduce excessive curb cuts by limiting access drives

• Provides requirements for the creation of new blocks and street grid for large 
development sites

• Includes requirements for pedestrian spaces and connections for both larger and smaller 
developments



MAMU OVERLAY | CODE OVERVIEW



MAMU OVERLAY | CODE OVERVIEW

• OPEN SPACE, LANDSCAPING, & SCREENING
• Requirements to increase landscaping, greenspace, and green infrastructure in parking 

areas

• Streetscaping and Open Space requirements to provide for street trees and promote the 
creation of active pedestrian spaces



MAMU OVERLAY | CODE OVERVIEW



MAMU OVERLAY | CODE OVERVIEW

• DESIGN STANDARDS
• This includes the “shall” regulations for 

new development
• Type and quality of materials (e.g., EIFS 

prohibited)

• Building modulation required

• Fenestration requirements

• Provides for the Planning and Design 
Commission to adopt a Design Manual

• DESIGN MANUAL

• Provides goals and desired design 
outcomes for developments

• Gives visual examples of concepts and their 
desired application

• Provides guidance but allows flexibility to 
approve designs and address issues that 
meet the intended design purposes.



MAMU OVERLAY | CODE OVERVIEW



MAMU OVERLAY | CODE OVERVIEW

• OTHER SECTIONS
• Where existing regulations were strong, we redirected the code and enhanced 

with any desired regulations to address specific needs

• SIGNS, EXTERIOR LIGHTING, DEVELOPMENT PLAN REVIEW & APPROVAL



Contact Information
Max Upton

Director of Economic and Community 
Development 

uptonm@north-Olmsted.com

Phone 216-938-1198

Micah Stryker, AICP | Senior Planner 
Email: mstryker@cuyahogacounty.gov 
Phone: 216.443.3708
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