
 

 

 

NOTICE OF PUBLIC HEARING 
HOWLAND TOWNSHIP BOARD OF TRUSTEES 

Date: Wednesday, April 29, 2026 
Time: 5:00 p.m. 
Location: Howland Township Administration Building 
205 Niles-Cortland Road NE, Warren, Ohio 44484 

Pursuant to Ohio Revised Code Section 519.04 – 
519.12, the Howland Township Board of Township 
Trustees will hold a public hearing on the following 
zoning matters: 

Zoning Commission Case 26-C-01 – Zoning Map Amendment 
A proposed change to the Howland Township Zoning Map to rezone an area located west of 
Niles-Cortland Road SE and south of State Route 82 from Corridor Review District–2 (CRD-2) 
and Commercial (C) to Mixed-Use District (MXD). The area includes properties accessed from 
Dawson Drive, Kenyon Drive, and Hiram Place. 
 
Zoning Commission Case 26-C-02 – Zoning Text Amendment 
A proposed amendment to the Howland Township Zoning Resolution to establish development 
standards for the new Mixed-Use (MXD) District. Additional proposed text amendments include 
development standards for roads and criteria for evaluating rezoning requests. 
 
If approved, the proposed changes will amend the Howland Township Zoning Resolution and 
Map. The proposed amendment packet is available for public view at the Howland Township 
Administration Building during regular business hours (8:30 a.m. to 4:30 p.m., Monday through 
Friday) and online at www.howlandtownship.org. 

Frank J. Dillon, Chair 
Howland Township Board of Trustees  

For additional information, contact: 
Kim Mascarella, Planning Director 
Howland Township 
(330) 856-3461 
kim.mascarella@howlandtownship.org 

Published in the Tribune Chronicle on Friday, April 17, 2026. 

http://www.howlandtownship.org/
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Summary of Proposed Mixed-Use District (MXD) 
What is being proposed? 
The Township is considering new regulations to create a new Mixed-Use District (MXD). The MXD is 
intended to enable coordinated, high-quality development that thoughtfully combines housing, 
commercial, office, and civic uses within a compact, walkable setting while maintaining a suburban 
character. 

This proposal includes both a text amendment establishing the Mixed-Use District standards and a zoning 
map amendment applying the MXD designation to a defined area of the Township. 

Where would the MXD apply? 

The proposed MXD zoning would apply to approximately 200 acres located west of Niles Cortland Road 
SE, including lands around Dawson Drive, Hiram Place, and Kenyon Drive. No development is approved by 
this action alone; the zoning simply establishes the rules that future development proposals must follow. 

 

Project Rationale 
The area being considered for the new Mixed-Use District (MXD) has been zoned for commercial uses, 
specifically the Corridor Review District 2 (CRD-2), for nearly 25 years, following a petition by the 
landowners at the time to rezone the area from residential. Despite this change, no commercial 
development has occurred under that zoning framework. A new approach is needed. The proposed MXD 
represents an effort to rethink the long-term vision for this area by providing a more flexible and 
responsive zoning framework that better aligns with current development trends, landowner interests, 
and community goals. Rather than focusing solely on corridor-style commercial uses, the MXD allows for 
a coordinated mix of residential and nonresidential uses, creating additional flexibility while maintaining 
clear standards and public oversight.  
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Why is the MXD being considered? 
The MXD is designed to support a mix of housing types, including single-family homes, townhomes, 
apartments, and live-work units; allow limited commercial and office uses integrated with residential 
development; promote walkability, internal street connections, and pedestrian access; encourage high-
quality architecture, landscaping, and public spaces; protect natural features and ecological resources; 
and provide flexibility to respond to changing market needs while maintaining clear development 
standards. 

How does this align with Township planning goals? 
The proposed MXD zoning and map amendment conform to the recommendations of the Township’s 
2023 Comprehensive Plan, which identified this area as appropriate for coordinated, mixed-use 
development. The Comprehensive Plan emphasizes creating walkable environments, expanding housing 
choices, supporting economic development, and ensuring that growth occurs in a planned and predictable 
manner. 

What types of development would be allowed? 
Development within the MXD would be required to include at least two different land uses, one of which 
must be residential. Permitted uses include: - Single-family and multi-family housing; - Townhouses, 
apartments, stacked flats, and live-work units; - Retail, office, medical, and similar commercial uses 
already permitted in the Highway Commercial District (with some limitations); - Civic and community-
oriented spaces such as plazas, greens, or public gathering areas. 

Key development standards  

• Minimum project size: 6 acres 
• Open space: At least 15% of each development 
• Building height: Generally, up to 3 stories; up to 4 stories in designated core areas 
• Density: A minimum level of residential density is required. The density starts at twelve units per 

acre, with opportunities for higher density if public benefits are provided 
• Parking: Located to the side or rear of buildings; shared parking encouraged 
• Design: Buildings must face streets or civic spaces, include pedestrian-friendly entrances, and use 

high-quality architectural design 
Public benefits and incentives 
The MXD includes a density bonus program that allows additional development intensity in exchange for 
community benefits, including: - Preservation of natural areas and enhanced stormwater management; - 
Workforce housing opportunities; - Trails, sidewalks, and improved mobility connections; - Civic spaces, 
plazas, and community amenities. 

What happens next? 
If the zoning text and map amendment are approved, any future development would still require separate 
review and approval, including site-specific plans, traffic analysis, and compliance with all applicable 
zoning and subdivision regulations.  

This proposal establishes a long-term framework for how development could occur — not a guarantee 
that it will occur — and is intended to guide growth in a way that reflects community values and adopted 
planning goals. 

Contact:  
Howland Township Planning Director 
Kimberly Mascarella / 330-856-3461 / Kmascarella@howlandtownship.org 
 



Exhibit B: Map Amendment
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Summary of Howland Zoning Commission Text and Map Update February 2026 (Exhibit C: Text Amendment) 

 
Section Heading Affected Section Proposed Change 
General Provisions Section 1.11 NEW 

 
New Content:  Section 1.11 Street Design and Construction Standards  

a. All new public and private streets, roads, alleys, and related rights-of-way constructed within 
Howland Township shall be planned, designed, and constructed in full compliance with the 
current Trumbull County Subdivision Regulations, as adopted and amended. 

b. Where the standards, specifications, or requirements of Howland Township—whether set forth 
in the Howland Township Zoning Resolution or other duly adopted policies or regulations—are 
more restrictive or impose higher design, construction, safety, accessibility, or connectivity 
requirements than those contained in the Trumbull County Subdivision Regulations, the more 
restrictive Howland Township standards shall apply and shall prevail. 

c. Compliance with Trumbull County Subdivision Regulations shall not relieve an applicant from 
the obligation to meet all applicable Howland Township requirements, nor shall approval by 
Trumbull County be construed as approval by Howland Township where additional or more 
stringent local standards apply. 

 
Establishment of 
Zoning Districts 

Section 2.2 Establishment 
of Zoning Districts 
 

Updated to include the new Mixed Use District (MXD) and Description. 
The Mixed Use District (MXD) is intended to facilitate coordinated development that integrates 
residential, commercial, office, and civic uses within a compact, walkable environment while 
maintaining a suburban form and character.  

 
Business Zoning 
Districts 

Section 5.5 Procedures  
 

Section 5.5 Replaced with New Content, now titled “Mixed-Use District.” The proposed language is attached.   
 

 Section 5.6 Application 
Contents 

Section 5.6 Procedures; Content Relocated from Section 5.5 

 Section 5.7  Section 5.7 Application Contents; Content Relocated from Section 5.6 

Landscaping and 
Buffers 

Section 12.4 (D) The applicability of Multi-Family Landscaping Standards will include residential projects within the Mixed Use 
District (MXD).   

Fences and Walls Section 14.3  Add MXD to the Business Zoning District Table Section 14.3(B) to align with the Highway Commercial (HC) 
standards for fences.  

Administration Section 20.4 (D) NEW New Content: Section 20.4 (D) Factors for Consideration in Rezoning Application. Add language addressing 
rezoning determinations. The proposed language is attached.  

Definitions Section 21  Add new definitions for terms referenced in the Mixed Use District (MXD). 
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Section 20.4 Factors for Consideration in Rezoning Applications 

Draft as of January 21, 2026. 

Pursuant to the Township's authority under Ohio Revised Code (ORC) Chapter 519 Township 
Zoning, the following factors shall guide the Township Zoning Commission when evaluating an 
application for a zoning map amendment. These criteria are designed to ensure that all 
rezoning decisions promote public health, safety, and general welfare, and are consistent with 
sound planning principles. No single factor shall be controlling; the Commission may balance 
these factors based on the evidence presented. They are intended to guide decision-makers in 
a structured, consistent, and transparent manner. They do not obligate approval or denial but 
provide a framework for evaluating each rezoning request on its merits. 

A. Consistency and Planning Guidance 

1. Comprehensive Plan Conformance 
Whether the proposed zoning map amendment is consistent with, and would further the 
goals, policies, and Future Land Use Map of the Howland Comprehensive Community 
Plan. 

2. Adopted Plans and Studies 
Whether the proposal aligns with any relevant adopted small-area plans, corridor plans, 
transportation plans, or similar policy documents. 

3. Changed Conditions 
Whether the proposed amendment is necessitated by changed or changing conditions 
in the surrounding area, including but not limited to infrastructure improvements, market 
trends, population shifts, or other relevant land-use changes. 

B. Land Use Compatibility 

1. Neighborhood Character 
The character, pattern, scale, and condition of the surrounding neighborhood and the 
anticipated effect of the proposed zoning classification on that character. 

2. Adjacent Zoning and Land Uses 
The zoning and existing land uses of nearby properties, as well as the potential impact 
of the proposed district on those properties. 

3. Permitted-Use Compatibility 
Whether all uses permitted within the proposed zoning district would be compatible with 
surrounding properties and the general vicinity, taking into account use intensity, traffic 
generation, noise, lighting, hours of operation, and similar factors. 

C. Site Suitability 

1. Reasonableness of Existing Zoning 
The suitability of the applicant’s property for the uses permitted under its current zoning 
classification. 

2. Physical Characteristics 
Whether the site’s physical features—including terrain, natural resources, wetlands, 
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floodplains, access constraints, and other environmental conditions—support the 
proposed zoning. 

3. Vacancy or Nondevelopment 
The length of time the subject property has remained vacant or undeveloped under its 
existing zoning, along with the reasons for such vacancy or non-development. Vacancy 
alone should not justify rezoning unless tied to market failures, outdated zoning, or other 
changed conditions.  

D. Infrastructure and Public Services 

1. Utilities and Services 
Whether adequate water, sewer, stormwater management, and other necessary public 
utilities exist or can be reasonably provided to support all permitted uses in the 
proposed zoning district. 

2. Transportation and Traffic 
Whether existing roads and intersections can safely and efficiently accommodate the 
traffic and access patterns associated with the proposed zoning and its permitted uses. 

3. Public Safety and Facilities 
The availability and capacity of police, fire, EMS, schools, and other public services to 
serve the property if rezoned. 

E. Public Interest and Welfare 

1. Public Benefit vs. Private Hardship 
Whether the expected public benefits of the proposed rezoning outweigh any claimed 
hardship to the applicant from maintaining the current zoning classification. Note that a 
hardship is not a variance-type hardship. Rezoning is a legislative action, not an 
entitlement.  

2. Community Health, Safety, and Welfare 
The extent to which the proposed zoning district promotes the public health, safety, and 
general welfare of the Township and its residents. 

3. Fiscal and Economic Considerations 
Whether the proposed amendment is likely to have a positive, neutral, or adverse fiscal 
impact on Township services, infrastructure, and long-term economic stability. 

F. Additional Considerations 

1. Supply of Similarly Zoned Land 
The general amount of vacant or underutilized land in the Township with the same 
proposed zoning classification, including the practicality of developing such land. 

2. Environmental Impacts 
Potential impacts to natural features, water quality, habitat areas, and other 
environmental resources. 

3. Other Relevant Factors 
Any other factors or evidence presented during the application review process that may 
be relevant to determining the appropriateness of the proposed zoning amendment. 
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HOWLAND TOWNSHIP
P U B L I C  H E A R I N G

W E D N E S D A Y ,  F E B R U A R Y  1 8 ,  2 0 2 6  ( C O N T I N U E D  M A R C H  1 8 ,  2 0 2 6 )
C A S E  #  2 6 - C - 0 1  M A P  A M E N D M E N T
C A S E  #  2 6 - C - 0 2  T E X T  A M E N D M E N T

Case 26-C-01 Map Amendment and 
Case 26-C-02 Text Amendment      

1
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THE PROPOSAL

2
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HOWLAND COMPREHENSIVE 
PLANNING GOALS

3Case 26-C-01 Map Amendment and 
Case 26-C-02 Text Amendment      
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4Case 26-C-01 Map Amendment and 
Case 26-C-02 Text Amendment      
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Case 24-C-02 Map Amendment and 
Case 24-C-03 Text Amendment      5
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MIXED-USE DISTRICT (MXD) 
DEVELOPMENT STANDARDS

6Case 26-C-01 Map Amendment and 
Case 26-C-02 Text Amendment      

000037



Case 24-C-02 Map Amendment and 
Case 24-C-03 Text Amendment      7
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Case 24-C-02 Map Amendment and 
Case 24-C-03 Text Amendment      8
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Case 24-C-02 Map Amendment and 
Case 24-C-03 Text Amendment      9

000040



Case 24-C-02 Map Amendment and 
Case 24-C-03 Text Amendment      10
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Case 24-C-02 Map Amendment and 
Case 24-C-03 Text Amendment      11
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Case 24-C-02 Map Amendment and 
Case 24-C-03 Text Amendment      12
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Case 24-C-02 Map Amendment and 
Case 24-C-03 Text Amendment      13
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Case 24-C-02 Map Amendment and 
Case 24-C-03 Text Amendment      14
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Case 24-C-02 Map Amendment and 
Case 24-C-03 Text Amendment      15
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A mix of office, retail, and 
14  apartments

Single mixed-use with retail on the 
bottom and one living space above. 000047



ACTIVATED STREETS FRONTAGE 
WITH PARKING

Case 24-C-02 Map Amendment and 
Case 24-C-03 Text Amendment      19
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PROPOSED MODIFICATIONS

1. Mandatory Mixed-Use Flexibility - The residential 
requirement is retained as the default, but now 
expressly allows the Zoning Administrator to waive 
it where an applicant demonstrates residential will 
be incorporated in a subsequent phase or 
coordinated adjacent development. A written 
finding is required. This preserves the mixed-use 
intent without blocking phased commercial-first 
projects.

2. The Minimum Project Size Reduced to 3 Acres. The 
6-acre mandatory minimum is reduced to 3 acres. 
However, projects between 3–6 acres may proceed 
only with Zoning Administrator approval, provided 
they include mixed uses and meet density and 
design standards. Projects with 6+ acres remain by-
right. This preserves viability for outparcels without 
abandoning large-scale coordination. 

3. Parking Location Flexibility - The rear/side 
parking standard remains the default, but a clear 
administrative pathway now allows one full bay 
of parking in the front for a tenant with 
documented operational requirements, provided 
the street frontage retains active uses and 
pedestrian-scale design. This accommodates 
tenant needs without gutting walkability 
standards.

4. Front Setback Adjustment - To allow front 
parking, the front setback can be flexed to allow 
one full bay of parking and an aisleway. 

5. Base Density Adjustment - Base Density 
expanded to a range. Densities between 12 and 
16 density units/acre are permitted as a by-right 
entitlement, reducing reliance on the bonus 
program to reach financially viable yields. 
Densities from 16–24 du/acre remain attainable 
through the bonus program, which is now 
explicitly by-right upon objective compliance —
removing discretionary uncertainty.

Case 24-C-02 Map Amendment and 
Case 24-C-03 Text Amendment      20
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SUMMARY OF MODIFICATIONS

21
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LIST OF EXHIBITS

• Exhibit A - Public Notification
• Exhibit B – Proposed Zoning Map
• Exhibit C - Proposed Zoning Text
• Exhibit D - Presentation 
• Exhibit E - Audience Generated Material
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Exhibit E - Public-Submitted 
Materials
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