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SECTION 1
INTRODUCTION AND
RESIDENTIAL ZONING AND SUBDIVISION HISTORY

The importance of planning for the long term success of Solon’s residential neighborhoods
cannot be overstated as structures will continue to age and new and redevelopments are all but
guaranteed.
The Residential Neighborhoods Plan provides data as well as recommendations for future
residential infrastructure projects, identifies areas of potential future growth and recommends
strategies to protect residential uses from commercial encroachment and to maintain property
values.
To better understand how the residential areas first developed, the following provides a brief
history of zoning and subdivision regulations within the City.
Zoning

Residential zoning in Solon has evolved to become a much more sophisticated regulatory tool
since its first adoption by City Council on October 3, 1938. Ordinance 1938-55 established two
basic residential zoning classifications: U-1 Single Family allowed for dwellings on lots of at
least 6,000 square feet while the U-2 district permitted a density of no more than one family per
900 square feet of lot area. Under the U-1 district, single family, agricultural, public, and
religious buildings were the primary permitted uses.
The year 1977 was a significant turning point in Solon’s zoning history when voters first
approved “referendum voting” requiring any zone or use change to be approved by a majority
vote of the electors.
While the permitted uses remain largely unchanged, lot size minimums have significantly
increased since 1938. Markedly, in 1977, 1987 and 1994 voters passed several re-zonings that
ultimately zoned 80% of the City’s residential land to either 24,000 square feet or one (1) acre lot
size minimums. This zoning is largely still in effect today, as any subsequent re-zonings after
1994 were not city-wide.
“Chart 20-1-A” Re-zonings by Decade provides the number of re-zonings that have occurred
since zoning was first enacted. As per the chart it is clear that the 1950’s was a time of great
change as a total of 21 re-zonings occurred that affected residential, commercial and industrial
uses alike (11 expanded the commercial districts and 6 expanded the industrial district).
Chapter 20: The Residential Neighborhoods Plan
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Chart 20-1-A, Re-zonings by Decade

Source: City of Solon Codified Ordinances, Table of Special Ordinances,
Table 1, Zoning Map Changes

Two-family zoning was first established in 1952 with one re-zoning occurring in 1967 and once
again by court order in 2013. The multi-family district boundaries and minimum building
requirements have changed significantly over the years with re-zonings occurring in 1952, 1962,
1963, 1966, 1968, 1988, and 2004.
Today, the City’s residential zoning includes five single family, one two-family, and three multifamily districts, two of which are designated for senior housing. These districts allow for a
variety of housing choices as resident needs change over time. A list of re-zonings can be found
in Table 1-Zoning Map Changes of the Codified Ordinances of the City of Solon.
Subdivision Regulations

The first Subdivision Regulations were adopted May 21, 1953, under Ordinance 1953-35.
Thereby establishing the submittal and review process for proposed subdivision development
plats and providing minimum construction specifications for new streets. Several amendments
have been made over the years but many of the regulations that were enacted in 1953 have not
significantly changed. The regulations are now Title Six of the Planning and Zoning Code, Part
12 of the Codified Ordinances.
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SECTION 2
ANALYSIS OF EXISTING RESIDENTIAL NEIGHBORHOODS

The following is an analysis of the existing residential neighborhoods.
Residential Quadrants

For the purposes of this plan, the City was broken up into four quadrants with SOM Center
Road, Bainbridge Road and Aurora Road being the dividing lines as illustrated in “Map 20-2-A”
Residential Quadrants. In each quadrant, data is provided on topics such as total number of
dwelling units, year built, non-conforming and non-residential uses, etc.
“Map 20-2-A” Residential Quadrants

Source: City of Solon Department of Planning and Community Development

The five single family zoning districts comprise 8,509 acres, or 98.3% of the total land zoned for
residential uses while the two-family and multi-family districts comprise 0.27% and 1.4%
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respectively. “Map 20-2-B Single, Two and Multi-Family Zoning” illustrates the areas of
residential zoning within Solon.
“Map 20-2-B” Single, Two and Multi-Family Zoning

Source: City of Solon Department of Planning and Community Development

Housing ranked as the third highest City strength according to the City of Solon 2012
Community Attitudes Survey and “Table 20-2-A Dwelling Units by Housing Type, 2013”
provides a brief overview of the number of dwelling units by housing type with a more in-depth
description of the single, two and multi-family housing districts to follow.
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“Table 20-2-A Dwelling Units by Housing Type, 2013”
Housing Type
No. of Dwelling Units
Single Family
7,690
Two Family
60
Multi-Family
1,198
TOTAL
8,948
City of Solon Department of Planning and Community Development

Single Family

Solon was first settled in 1820 and the oldest known home that still exists today was built in
1834 according to city records. As of December 2013 there are approximately 7,700 single
family homes making this the prevalent type of housing city wide.
The five (5) single family zoning districts listed in “Table 20-2-B Single Family Zoning
Districts” offer a variety of minimum lot and building size requirements in order to
accommodate the construction of new homes.
“Table 20-2-B Single Family Zoning Districts”
Average Lot Area Minimum Lot Area Minimum Lot Width*
R-1-A
0.29 acres
0.36 acres
80 feet
R-1-C
0.71 acres
0.55 acres
90 feet
R-1-D
1.11 acres
1.00 acres
140 feet
R-1-E
1.49 acres
5.00 acres
300 feet
R-1-F
0.46 acres
0.34 acres
110 feet
*As measured at the required front yard setback
** Does not include the garage, attic space, open porches, decks, etc.
Source: City of Solon Department of Planning

Minimum Living Area**
1,600ft²
1,800ft²
2,000ft²
2,000ft²
1,800ft²

According to the Cuyahoga County Fiscal Office, 12% of the dwellings in the City are in
Excellent/Very Good condition, 87% are in Good/Average condition and 1% are in Poor
condition.
There are nineteen single family homes located within the commercial and industrial districts
which are only permitted to continue to exist under the Non-conforming Use section of the
Zoning Code.
New residential developments, while less frequent than in the past, will continue to occur and the
existing single family districts will be the primary location for such developments. Section 7,
Potential Areas for Residential Growth, provides a more in depth analysis on this topic.

Chapter 20: The Residential Neighborhoods Plan

311

C i t y

o f

S o l o n

M a s t e r

P l a n

Two-Family

Solon has two areas zoned R-2 Two Family as illustrated on “Map 20-2-A”. The first and largest
development is comprised of twenty-four (24) buildings totaling forty-eight (48) dwelling units,
located on the south side of Bainbridge Road in the Cloyd S. Steininger’s Spring Lakes Colony
Subdivision. These homes average a total of 2,300 square feet, are primarily ranch in style with
a majority being constructed in the mid to late 1950’s. According to the Cuyahoga County
Fiscal Office, 29% of these dwellings are in “Good” condition and 71% are in “Average”
condition.
Within this same area there also is one non-conforming 4-unit apartment building, located at
32882-32886 Bainbridge Road, that was built in 1971.
The second R-2 Two Family area comprises 2.4 acres of vacant land located at the southeast
corner of SOM Center Road and Miles Road. This area was re-zoned from single family to twofamily through court order in 2013 after years of objection by residents and the City. Appeals to
the Cuyahoga County Court of Common Pleas in 2012 and the Ohio Supreme Court in 2013 to
overturn the lower court decision were ultimately denied.
In addition to the areas that are specifically zoned for two-family housing, there are six known
non-conforming two-family dwellings in the City that either pre-date the code or were granted a
use exception.
Historically, there has not been a high demand for two-family zoning and the current 24 acres is
considered sufficient.
Multi-Family

There are three (3) multi-family zoning districts within Solon, as described in “Table No. 20-2-C
Multi-Family Districts”, totaling approximately 121 acres with two districts specifically for
senior citizens.
“Table 20-2-C Multi-Family Districts”
District
R-3 Multi-Family
R-3-A Multi-Family Senior Citizen-1
R-3-B Multi-Family Senior Citizen-2

Acreage
66.18
30.38
24.23
120.81

Source: City of Solon Department of Planning

These districts permit apartment buildings, condominiums, single family detached dwellings, and
assisted living as illustrated in “Map 20-2-C Apartments, Condominiums and Assisted Living
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Facilities”. “Table 20-2-D, Apartments, Condominiums and Assisted Living Facilities” provides
a more detailed breakdown of each location.
For statistical purposes, the detached single family dwellings located within Carrington Court
were included in the Single Family data described earlier in this Section.
“Map 20-2-C Apartments, Condominiums and Assisted Living Facilities”

Source: City of Solon Department of Planning and Community Development
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“Table 20-2-D, Apartments, Condominiums and Assisted Living Facilities”
APARTMENTS

Zoning

Solon Park Apartments
Liberty Hill Apartments
Carrington Court
Glenn Allen Apartments
Town House Apartments
Eden Hall Apartments
Carter Manor Apartments
(No name)
(No name)
(No name)
Total

CONDOMINIUMS

R-3
R-3
R-3-B
R-3
R-3
R-3
R-3
R-3
R-3
R-2

Zoning

Liberty Hill
Homes of Emerald Ridge
Villas at Hawthorn Woods
Villas of Emerald Woods
Sherbrook Gardens
Greystone
Solon Park Estate
Total

ASSISTED LIVING

R-3
R-3-A
R-3-A
R-3-A
R-3
R-3
R-3

Zoning

Address

Built

Park North & Park East Drive
Monroe, Hamilton, Franklin Court
Brookmeade Court
32600 Aurora Road
32950 Aurora Road
33000 Aurora Road
33050 Aurora Road
33100 Aurora Road
33170 Aurora Road
32880-32886 Bainbridge Road

Address

Units

1964-1972
1979-1987
2010-2012
1965
1963
1956
1956
1959
1959
1971

Built

Washington Ct., Jefferson Dr.
Emerald Ridge
Emerald Ridge
Emerald Ridge
5711, 5721, 5731 SOM Center Rd.
5741-5769 SOM Center Rd.
32800, 32850, 32900 Aurora Rd.

Address

Units

1976-1979
1997-1998
2002-2003
2007-2009
1963
1985
1961

Built

Solon Point
R-3-A
5625 Emerald Ridge
Source: City of Solon Department of Planning and Community Development

1997

240
396
208
16
10
9
9
10
9
4
911

78
20
30
10
42
15
32
227

Units
60

At this time, the 1,198 units described in “Table 20-2-A” above adequately meet community
needs for multi-family housing in Solon. This is supported by the 2012 Community Attitudes
Survey of Solon residents.
“Table 20-2-E Residential Data by Quadrant” below is a summary of various demographic and
housing data, land use, zoning, and other topics described in further detail in this section. The
data was obtained from city, county and census records.
“Table 20-2-E” Residential Data by Quadrant
Northwest
Northeast
Southwest
(3,027
(2,223
(3,686
Acres)
Acres)
Acres)
POPULATION DATA (2010)
Population (2010)
5,623
3,742
7,271
Population Density (Persons/sq. mile)
1,317
1,078
1,265
Population Density Potential (Persons/mi² with
1,237
1,416
1,481

Southeast
(4,095
Acres)
6,712
1,050
1,179

Backland areas included)

DWELLING UNITS (2013)
# of Dwelling units (total)

2,111
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# of Single Family dwelling units
# of Two-Family dwelling units
# of Multi-Family Apartment dwelling units
# of Multi-Family Condo dwelling units
# of Multi-Family Asst. living units
MISC. STRUCTURE DATA (2012)
Avg. year built (single family)
Avg. year built (two family)
Avg. year built (apartment building)
Avg. year built (condominium)
Avg. living area (single family)
Dwelling Style (single family)
Dwelling Condition (single family)
-Excellent
-Very Good
-Good
-Average
-Fair
-Poor
LAND USE (2013)
Single Family
Two Family
Multi-Family
Light Commercial
Heavy Commercial
Office
Institutional
Industrial
Open Space
Public
ZONING (2014)
Single Family Residential
Two Family Residential
Multi-Family Residential
Commercial
Office
Industrial
Green Space
MISCELLANEOUS (2010 thru 2013)
# of Non-conforming uses
# of Non-residential uses
Average total tax value, single fam. d.u.
Miles of bike lanes
Miles of bike routes
Miles of multi-purpose paths
Miles of city sidewalks
Acres of city parks/recreation
Acres of city green space (preserved)
Acres of Cleveland Metroparks
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Northwest
1,935
52
4
60
60

Northeast
1,386
0
0
57
0

Southwest
2,240
6
459
110
0

Southeast
2,129
2
448
0
0

1975
1956
1971
2001
2,633
Colonial
(49%)
Average
0.5%
13.4%
40.0%
45.3%
0.7%
0.1%

1973
n/a
n/a
1969
2,695
Colonial
(46%)
Average
0.4%
11.6%
41.9%
44.8%
1.3%
0.0%

1973
1938
1980
1975
2,061
Colonial
(44%)
Average
0.0%
1.4%
35.8%
61.5%
1.2%
0.0%

1979
1920
1975
n/a
3,026
Colonial
(63%)
Good
0.9%
20.0%
45.4%
32.3%
1.4%
0.0%

58.2%
0.7%
1.2%
0.2%
3.1%
2.8%
2.8%
10.4%
18.3%
2.3%

73.5%
0.0%
0.3%
0.0%
1.6%
0.5%
0.9%
2.0%
20.8%
0.3%

30.4%
0.03%
1.3%
0.3%
2.4%
4.8%
2.7%
31.6%
24.9%
1.7%

55.9%
0.02%
0.6%
0.6%
0.8%
0.1%
1.9%
0.0%
27.9%
12.3%

76.6%
0.8%
1.2%
3.8%
1.7%
13.9%
2.0%

91.7%
0.1%
0.4%
2.8%
0.5%
2.1%
2.4%

47.7%
0.0%
1.4%
3.5%
0.3%
46.0%
1.1%

82.5%
0.0%
1.0%
1.1%
0.2%
0.0%
15.2%

3
11
$288,302
2.7
4.0
2.5
34.6
0.2
31.8
162.2

1
5
$293,287
4.6
1.0
0.7
21.2
0.0
31.6
77.2

3
12
$209,991
1.5
2.5
2.1
52.7
27.4
37.0
207.2

4
15
$368,808
10.5
3.2
4.3
46.1
459.1
128.1
0.0
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SECTION 3
SIDEWALKS

Sidewalks are beneficial as they provide
separation
between
pedestrians
and
automobiles, connect neighborhoods and
generally increase physical activity and
sociological
interaction.
Their
interconnectivity directly impacts where
pedestrians can walk, and factors such as speed
limit, signalization, potential user volume and
right of way width influence whether a
sidewalk is warranted or if it can safely be
installed.

The installation of sidewalks has been required in residential subdivisions since 1967 with few
exceptions. Typically, each sub-lot owner is required to install the city sidewalk adjacent to their
lot and upon 60% occupancy of homes on one side of the street the remaining sidewalks are
required to be installed per Section 1250.14 of the Subdivision Regulations via a required
improvement bond.
Residents historically have been required to keep their portion of the city sidewalk clear from
snow, ice and other debris and in 2012, Ordinance 2012-118 amended Section 660 of the City of
Solon Codified Ordinances to state that residents “make a reasonable effort” to do so. Residents
are also required to repair or replace their sidewalk when necessary, however per this same
ordinance, the City may determine to participate in repairs or replacement subject to specific
circumstances and budget feasibility.
Where sidewalks do not presently exist, the identification and prioritization of potential
extensions is a key function of infrastructure planning so as to facilitate the funding of high
priority and/or time sensitive projects as local, state and/or federal money becomes available.
To this end “Map 20-3-A, B, C, and D Existing, Planned and Potential Sidewalks Extensions”
illustrates existing sidewalks, where sidewalks are already planned or required and finally, where
extensions may be warranted. For planning purposes, the potential extensions are not mandatory
and installation would be at the sole discretion of City Council.
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Directly following each map is a table (“Table 20-3-A, B, C and D Existing, Planned and
Potential Sidewalk Extensions”) that provides a brief description of each potential sidewalk
extension, whether crosswalks are needed, its proposed priority ranking (described below) and
the overall length in miles.
“Table 20-3-A, Existing, Planned and Potential Sidewalk Extensions”
Sidewalk Type
Miles
Existing Sidewalks
154.6 miles
Planned or Required Sidewalks
2.4 miles
Potential Sidewalk Extensions
17.2 miles
Source: Solon Department of Planning and Community Development

Streets without a map designation currently do not have sidewalks and extensions may or may
not be warranted in these areas as they either pre-date the code requirement, were granted a
variance to not install sidewalks or are located in a less populated area of the City.
Common planning practice supports the connection of neighborhoods, parks, large employers,
shopping centers, schools and religious institutions so people can safely walk to and from these
destinations. Potential sidewalk extensions were categorized as “A” or “B”. Sidewalks labeled
“A” are suggested for priority infrastructure scheduling as feasible due to their potential benefit
such as connection to existing sidewalks, while sidewalks labeled “B” are of more a local benefit
and are convenience based.
Where multi-purpose path(s) exist on one side of the street, sidewalk extension was not
recommended on the opposite side of the street. Additionally, crosswalk signalization may also
be required.
It should be emphasized that the recommendations provided herein are only intended to serve as
a guide, and that actual implementation will be at the exclusive discretion of City Council.
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“Map 20-3-A” Existing, Planned and Potential Sidewalk Extensions—
NORTHWEST QUADRANT

“Table 20-3-A Existing, Planned and Potential Sidewalk Extensions”
NORTHWEST QUADRANT

Map
No

Crosswalk
needed

Priority
Ranking

East side north of Cannon to connect to existing
South side west of Harper Road to Brainard Rd.
North side between Brookside Trail and
Hawthorn Parkway
East side to connect to Cannon Road
West side to connect to Cannon Road
South side to connect existing sidewalks with
planned Neptune Oval sidewalks
South side to connect to Lake Vista Drive

Yes
Yes
No

B
A
A

Appx.
Length
(in feet)
4,933
4,564
1,270

No
No
No

A
B
B

285
140
490

Yes

B

170

West side north of Woodall Road and Miles Rd.
East side north of Cannon Road to join to
existing sidewalk
West side south of North Park to join Cannon
North side between Harper Road and Brookside
Trail
North side between Brookside Trail and Pine
Lane
Both sides south of existing sidewalks
North and south sides west of Kruse Drive to
Harper Road
TOTAL (6.9 miles)

No
No

B
A

1,042
453

No
No

A
A

3,569
529

No

B

2,323

No
No

B
A

2,988
13,868

Street

Description

1
2
3

Brainard Road
Cannon Road
Cannon Road

4
5
6

Parkside Trail
Northwoods Ln.
Woodall Road

7

Woodall Road

8
9

Lake Vista Drive
Harper Road

10
11

Harper Road
Cannon Road

12

Cannon Road

13
14

Spring Grove Ln.
Bainbridge Road

36,624

Source: City of Solon Department of Planning and Community Development
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“Map 20-3-B” Existing, Planned and Potential Sidewalk Extensions
NORTHEAST QUADRANT

NORTHEAST QUADRANT
Map
No

Street

Description

15
16
17

Solon Road
Brushwood Drive
Timberlane Drive

18

Liberty Road

19

Liberty Road

20
21

Liberty Road
Sharondale Dr.

22

Sharondale Dr.

23

Sharondale Dr.

South side to connect existing to City border
South side to connect existing to Solon Road
North side to connect Solon Road and Liberty
Road
West side to connect existing with Timberlane
Drive
East side to connect to existing sidewalks at Fox
Run Drive
West side to connect existing sidewalks
East side to connect existing sidewalks between
West Sharondale Drive & Bainbridge Road
West side to connect existing sidewalks
between Jaclyn Drive and Bainbridge Road
West side to connect existing sidewalks
between West Sharondale Drive and Jaclyn Dr.

Crosswalk
needed

Priority
Ranking

Yes
No
Yes

B
B
B

Appx.
Length
(in feet)
4,765
1,690
3,149

Yes

A

816

No

A

2,572

No
No

A
B

600
1,200

No

B

783

No

B

912

TOTAL (3.1 miles)

16,487

Source: City of Solon Department of Planning and Community Development
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“Map 20-3-C Existing, Planned and Potential Sidewalk Extensions”
SOUTHEAST QUADRANT

“Table 20-3-B Existing, Planned and Potential Sidewalk Extensions”
SOUTHEAST QUADRANT
Map
No

Street

Description

24

Windy Hill Lane

25

Windy Hill Lane

26

Creekside Trail

27

Liberty Road

28

Liberty Road

29

Liberty Road

30

Liberty Road

31

Liberty Road

West side to connect existing sidewalks to
Bainbridge Road
North side to connect existing sidewalks to
Creekside Trail
East sides from Windy Hill Lane to connect
existing sidewalks to Bainbridge Road
East side to connect Bainbridge Road and
Aurora Road
West side to connect Bainbridge Road and
Aurora Road
East side to connect Aurora Road and
Pettibone Road
West side to connect Aurora Road and
Spicebush Lane (north entrance)
West side to connect Spicebush Lane (north
entrance and Spicebush Lane (south
entrance)
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Crosswalk
needed

Priority
Ranking

No

B

Appx.
Length
(in feet)
305

No

B

875

No

B

652

No

A

4,123

No

A

4.009

No

A

4,420

Yes

A

975

No

A

722
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32

Liberty Road

33

Aurora Road

34

Aurora Road

35

Aurora Road

36

Hillside Lane

S o l o n

M a s t e r

West side to connect Spicebush Lane (south
entrance) with existing sidewalks at Pettibone
Road
South side to connect existing sidewalks at
Ayleshire Drive to Liberty Road
South side to connect Liberty Road and
Woodlands Lane
South side to connect Woodlands Lane to
Pettibone Road
East side to connect existing sidewalks to
Pettibone Road

P l a n

No

A

2,640

Yes

A

1,351

No

A

2,747

No

A

4,179

No

B

292

TOTAL (5.1 miles)

27,290

Source: City of Solon Department of Planning and Community Development

“Map 20-3-D Existing, Planned and Potential Sidewalk Extensions”
SOUTHWEST QUADRANT

“Table 20-3-D Existing, Planned and Potential Sidewalk Extensions”
SOUTHWEST QUADRANT
No residential sidewalk extensions are recommended.

Source: City of Solon Department of Planning and Community Development
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SECTION 4
UTILITIES

The majority of Solon’s homes are connected to municipal sanitary, storm and water lines
leaving a small percentage of residents who use private septic systems or dug water wells. The
following is a summary of these systems:
City Sanitary Sewer and Private Septic Systems

The City of Solon Water Reclamation Department, the Northeast Ohio Regional Sewer District
(NEORSD) and the City of Bedford Heights provide sanitary sewer service to Solon’s residents,
with the City of Solon owning and operating the majority of the sewer lines. Due to topographic
conditions, NEORSD provides service to those homes located in the northwest corner of the City
and Bedford Heights serves residents along the east side of Richmond Road and industrial users
located along Naiman Parkway as illustrated on “Map 20-4-A, Existing Septic Systems and
Sanitary Sewer Service Areas”.
“Map 20-4-A Existing Septic Systems and Sanitary Sewer Service Areas”

Source: City of Solon Department of Planning and Community Development
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Per City of Solon Resolution 1976-160, in March 1976 the Ohio Environmental Protection
Agency issued two National Pollutant Discharge Elimination System (NPDES) permits to the
City of Solon to operate two waste water treatment plants. As required, the City then submitted
to the Ohio EPA a schedule to implement a master plan to expand the sanitary sewer system and
eliminate the use of temporary pump stations and septic systems. As of 2014 only sixty-nine
homes (0.8% of all dwellings totaling 478 acres), as illustrated on “Map 20-4-A”, use these
systems to treat household waste.
New septic systems must be approved by the Cuyahoga County Board of Health and since 2007
only five new/replacement septic systems have been approved. The Board of Health actively
works with those residents who are required to tie into the sanitary sewer system and oversees
the abandonment of the septic system.
The City of Cleveland Division of Water provided billing services to Solon residents for sanitary
sewer and water usage up until 2011, at which point the newly created City of Solon Sewer
Billing Department took over the sanitary sewer billing portion to more effectively utilize
taxpayer money.
City Water and Private Water Wells

Residents receive water through lines owned and operated by the City of Cleveland Division of
Water (Cleveland Water) and Cleveland Water provides billing services to Solon residents. As
of 2013, sixty-seven (67) homes (0.8% of all homes totaling 139 acres) within Solon are still
served by private water wells as illustrated in “Map 20-4-B Existing Private Water Wells”
below. The Cuyahoga County Board of Health assists residents with questions on the health and
safety of those wells and if they so choose, those residents can tie into the city water system.
Storm Sewers

Chapter 11, Transportation and Utilities, of the City of Solon Master Plan (2010) inventoried the
existing storm sewer facilities and this information has not significantly changed. The City
remains vigilant in educating residents and businesses on what can be done to prevent or lessen
the impacts of flooding by partnering with several agencies including the Chagrin River
Watershed Partners, Cuyahoga County Soil and Water and the Cuyahoga County Board of
Health.
City Council regularly approves memorandums of understanding with these agencies to perform
reviews, inspections and consultations relating to storm water pollution prevention plans. They
also provide informational brochures on rain gardens and how the storm sewer system works
(“Only Rain in the Drain”), etc. Additionally, the City’s Service Department regularly inspects
and maintains the storm sewer lines and associated structures to prevent tree roots and debris
from blocking or damaging the system.
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“Map 20-4-B Existing Private Water Wells

Source: City of Solon Department of Planning and Community Development
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SECTION 5
NON-CONFORMING USES WITHIN SINGLE AND TWO-FAMILY
RESIDENTIAL DISTRICTS

The initial enactment of zoning in 1938, as well as re-zonings that occurred years later, created
non-conforming uses throughout each of the City’s zoning districts. On accession in the past,
City Council granted use exceptions, now known as a use variance, which granted permission to
a property owner for a land use not otherwise permitted within a particular zoning district.
Regardless of how they were created, these non-conforming uses have a legal right to continue,
their existence and expansion, however, is not encouraged and is restricted by Section 1286.04,
(Non-Conforming Uses) of the Zoning Code. “Map 20-5-A” Non-Conforming Uses Located
within Single & Two Family Residential Districts” illustrates the known legal non-conforming
uses within the City.
“Map 20-5-A” Non-Conforming Uses Located within Single & Two Family Residential Districts

Source: City of Solon Department of Planning and Community Development
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SECTION 6
NON-RESIDENTIAL USES IN SINGLE & TWO-FAMILY
RESIDENTIAL DISTRICTS

Within the residentially zoned areas of the City, certain non-residential uses are permitted by
right but are subject to more stringent requirements to lessen any potential impact, such as light
glare, on nearby residential uses. Religious institutions, schools and government buildings are
the most common non-residential uses found in residential areas and those that exist in Solon are
illustrated on “Map 20-6-A Non-Residential Uses in Residential Districts”. Non-conforming
commercial uses are also illustrated.
“Map 20-6-A Non-Residential Uses within Single & Two Family Residential Districts”

Source: City of Solon Department of Planning and Community Development
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Public uses total approximately 70.5 acres, schools 167.5 acres, religious institutions 69.5 acres,
private uses (e.g. golf courses) 479 acres and commercial uses 10 acres. Religious institutions
sometimes offer pre-school classes but for mapping purposes, the property is labeled according
to its primary use.
The above uses are comparable to more traditional commercial businesses in terms of minimum
parking, building size, lighting, storm water run-off and hours of operation (among others),
therefore, proposals for new facilities, or any modification to existing ones, will be carefully
considered during the site plan review process. The use of landscape mounds with evergreen
trees and cut-off fixtures on lighting are a couple of examples of how the City seeks to protect
adjacent residential uses through buffering measures.
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SECTION 7
POTENTIAL AREAS FOR RESIDENTIAL GROWTH

Few large, open expanses of residential land remain in Solon but these are not the only areas that
have development potential. The “back” areas of existing built upon land, if acquired and
developed, can potentially significantly increase the City’s population. While the City
administration and Council cannot prevent future development, increasing residential
development is not encouraged to avoid overburdening city services and infrastructure.
“Map 20-6-A Backlands” illustrates general areas of development potential solely based upon
land area and does not take into account the existence of wetlands, flood plain, or other features
that may otherwise affect the overall buildable area.
“Map 20-6-A Backlands, 2010”

Source: City of Solon Department of Planning and Community Development
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SECTION 8
PROTECTION OF RESIDENTIAL AREAS FROM
NON-RESIDENTIAL ENCROACHMENT

A harmonious balance between residential and commercial development is ideal but can be
difficult to achieve as many factors influence the demand on residential and commercial markets.
These factors include but are certainly not limited to interest rates, lending practices, market
saturation, surplus or lack of available land and referendum voting.
A goal of the City of Solon Master Plan is to “maintain proper balance between residential and
non-residential developments while protecting residential boundaries from commercial
encroachment.” Solon’s strong industrial base keeps taxes low and attracts new businesses and
residents who, of course, want a variety of retail shops, restaurants and other commercial
services, but it is important to regulate and limit the impact of commercial development to the
extent possible. The following strategies will assist in this purpose:
Strategies to protect residential areas from non-residential encroachment
1. Pre-application meetings: Pre-application meetings are required by the Zoning Code.
During these meetings, the Planning, Building, Engineering and Fire departments provide
comments relating to the location of buildings, access drives, landscaping, and other site
amenities to collectively arrive at the most optimal site plan layout. Master Plan
principals relating to protection of residential areas should be applied at the time.
2. Landscape buffering: The City, should strictly enforce Zoning Code requirements that
specify that non-residential uses be buffered from residential uses. This is accomplished
through the use of mounding and evergreen plantings to achieve four season screening
and is applicable to new buildings as well as any expansion of existing buildings or
accessory uses.
3. Conformance to the Residential Growth Management Policy Statement:
a. Long term review of potential impacts of proposed zone changes:
Developments, whether residential or non-residential, impact a community.
Therefore, while approval of any zone change is ultimately up to the voters, the
City Administration and its staff, should assess the long term potential impact that
any give zone change may have on the community, not only those in the
immediate vicinity of the property, but city-wide as well. Conformance to the
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existing zoning may or may not be appropriate, as per the recommendations of the
City’s Master Plan.
b. Public Acquisition of Open Space: When appropriate, the City may seek to
acquire lands per the “Open Space Policies” of the City of Solon Master Plan.
Open space, in its many forms, as parks, preserved open space or storm water
facilities, can positively impact the environment and people through buffering,
etc.
4. Convening of the Master Plan Citizen Committee: From time to time the Master Plan
Citizen Committee may be called upon at the discretion of the administration, Planning
Commission or Council to provide input on proposed non-residential developments.
5. Public notification: When non-residential uses abut residential, the City should
continue to notify adjoining residents and those located across the street so they have an
opportunity to ask questions or comment on a particular proposal.
Areas of potential conflict
As per the recommendations of this Master Plan, Solon has adequate commercial zoning and any
new or redevelopment proposals should be reviewed for close conformance with the commercial
plan sections of the Master Plan.
“Map 20-7-A Areas of Potential Residential/Non-Residential Use Conflict” illustrates the
general areas where new and re-development of the existing commercial areas could impact the
adjoining residential areas by way of the potential for light glare, noise and increased traffic on
residential streets and other impacts customarily associated with non-residential development.
As each development proposal is different in terms of its location, density and design, the use of
mounding, landscaping, cut off fixtures on lighting and fencing should be considered to screen
the project from residential uses.
Central Retail District

The Central Retail District (CRD) is the commercial core of the City and is routinely the focus of
new and redevelopment proposals. The Central Retail District Plan of the City of Solon Master
Plan provides recommendations of how adjoining residential uses should be buffered from the
four core shopping centers; these and any other locations in the CRD where residential abuts
commercial, are subject to the landscape buffering requirements of the Zoning Code.
Aurora Road and Pettibone Road at Bainbridge Township boundary

By 2002, construction began of a commercial “big box” shopping center in Bainbridge Township
located immediately to the east of Solon. In 2006 the City of Solon sold an eight acre lot
specifically for the purpose of buffering the commercial development from residential uses in
Solon. This property should be preserved as green space.
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C-3 Zoning on Miles Road

The C-3 zoning located on the south side of Miles Road comprises both developed and
undeveloped land and is adjacent to approximately 18 acres of vacant residentially zoned land to
the south and east. Strict enforcement of the Zoning Code buffer requirements is recommended.
I-1 Zoning at northwest corner

Residential (R-1-D) properties located along the west side of Brainard Road abut or are near the
I-1 zoning district. The City owns property in this area specifically to provide a buffer between
the residential and industrial uses. This property should remain as green space, however,
continued enforcement of the city ordinances relating to landscape buffers, lighting, increased
setbacks for non-residential uses, permitted delivery hours, noise and other potential nuisances
should also continue.
I-2 Zoning adjacent to R-1-A and R-1-C Zoning

I-2 permitted uses are located to the west of the R-1-A and R-1-C residential uses along Glen
Allen Avenue and Arthur Road. The City acquired part of a railroad line to buffer the R-1-A
residential uses and the enforcement of existing landscape buffers and minimum setback
requirements for the non-residential uses should continue in this area.
Glenwillow industrial area adjacent to R-1-C and R-1-A

Industrial growth within Glenwillow Village, located to the southwest of Solon, has increased
over the years with the most recent activity occurring in 2008 when a new industrial warehouse
building was constructed. Evergreen trees were planted to provide buffering and the City should
continue to communicate with Glenwillow officials in regard to new industrial buildings or
expansions to protect Solon residents to the degree possible.
O-1 Zoning on Cannon Road

This area was re-zoned from residential to office zoning through court order and any proposed
development should be strictly subject to the landscape buffering requirements of the Zoning
Code.
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“Map 20-7-A Areas of Potential Residential/Non-Residential Use Conflict”

Source: City of Solon Department of Planning and Community Development
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SECTION 9
STRATEGIES FOR THE MAINTENANCE OF PROPERTY VALUES

As the perception of a community is often largely based upon the condition and overall appeal of
its residential neighborhoods, enforcement of the property maintenance regulations is and will
remain an administrative priority. The 2012 Community Survey performed by the Cuyahoga
County Planning Commission found that 95% of respondents felt the condition of their home
was “Excellent” or “Good” and 87% of respondents rated the appearance of their neighborhood
as “Excellent” or “Good”.
These high ratings, in part, can be attributed to the City’s ongoing dedication to property
maintenance. The following strategies will continue the City’s efforts to achieve this Master Plan
goal:
Strategies to maintain residential property values:

1. Action on zoning violations:
The City of Solon Zoning Inspector should
continue to take action on any violations
that pose an obvious health and safety risk
or which pose as significant blighting
influence on a neighborhood. The Zoning
Inspector should also continue to follow up
on zoning violations that are received on a
complaint basis.
Source: Google images

2. Court action:
The City should continue to pursue legal action through the City
Prosecutor or Law Director in the event a property is non-compliant with the Zoning
Code and all attempts at correction through administrative due process have been
unsuccessful.
3. County loan programs: The City should continue to assist residents through
participation in low interest loan programs, weatherization assistance programs, and
others that are available through the Cuyahoga County Department of Development or
other agencies.
4. Rental inspections: The City should continue to perform inspections of all rental
properties as per Ordinance 2011-111 adopted in September 2011.
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SECTION 10
CONCLUSION

New and re-development projects will continue to affect Solon’s residential neighborhoods and
through the enforcement of its zoning and building regulations, the City is committed to the long
term success of its neighborhoods.
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