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PROJECT GOAL
To improve zoning 
regulations and 
governmental policies 
in order to attract 
more transit-oriented 
development to key 
corridors in Cuyahoga 
County. 

OBJECTIVE 1
To define transit-oriented 
development and its 
benefits, determine 
key TOD corridors, and 
quantify existing TOD and 
future TOD opportunity.
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The Introduction Section explains what transit-oriented 
development is, how zoning impacts TOD, and what TOD 
has been built in Cuyahoga County recently. This section 
defines what we mean by TOD as part of this analysis 
and why looking at TOD through the lens of zoning is so 
important.

SeCTiOn 1

INTRODUCTION



8 STATE OF TRANSIT-ORIENTED DEVELOPMENT

According to the Federal Transit Administration, transit-oriented 
development, or TOD, includes a mix of commercial, residential, office, and 
entertainment centered around or located near a transit station. Dense, 
walkable, mixed-use development near transit attracts people and adds 
to vibrant, connected communities. TOD can take many forms based on 
location, land use composition, community character, and architectural style; 
however, there are common elements that are typically included with TOD 
developments, including: density, a mix of uses, walkability, and a focus on 
transit. 

"TRAnSiT-ORienTeD DeVeLOPMenT inCLUDeS 
A MIX OF COMMERCIAL, RESIDENTIAL, OFFICE, 
AnD enTeRTAinMenT CenTeReD AROUnD OR 
LOCATED NEAR A TRANSIT STATION. DENSE, 
WALKABLE, MIXED-USE DEVELOPMENT NEAR 
TRANSIT ATTRACTS PEOPLE AND ADDS TO VIBRANT, 
COnneCTeD COMMUniTieS."

The Ascent at Top of 
the Hill project is an 
$83 million mixed-
use development in 
Cleveland Heights 
that will include 261 
apartments and first 
floor commercial 
space located along 
GCRTA's Route 11.

WHAT iS TOD
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IMPORTANT TOD ELEMENTS

DENSER DEVELOPMENT
Higher population and employment densities along 
transit lines place more potential transit users and more 
potential destinations within close proximity of a train or 
bus stop.

A MIX OF USES
Mixing retail, office, housing, and public spaces close 
together promotes concentrations of activity around 
transit. It also makes more vibrant destinations in which 
people can live, work, shop, and accomplish tasks in one 
place.

WALKABLE
Designing buildings and public spaces to be enjoyable 
as a pedestrian encourages walking and reduces the 
need for using a car to access multiple destinations. 
Walkability means buildings close to the sidewalk, 
attractive storefronts, and a deemphasis on parking lots.

TRANSIT-FOCUSED
Developments along transit lines reduce the need for 
cars because people can access places via transit or 
on foot. Emphasizing transit means reducing required 
parking and locating it behind, beside, or below 
developments, rather than in front.
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Communities in Cuyahoga County control land use and building form through 
zoning, which allows communities to divide land into districts and write 
regulations for how each district can be developed. Zoning codes vary greatly 
in Cuyahoga County and even along the length of a single bus line.

How zoning regulations are structured and what they allow are critical to 
shaping TOD. TOD takes different forms in different places, but zoning that 
allows taller buildings, more mixed-use development, shallower setbacks, and 
lower parking requirements will allow more transit-supportive development.

The image on the following page showcases one type of transit-oriented 
development and how zoning regulations can be written to allow and 
encourage TOD. 

ZONING CONSIDERATIONS PUBLIC REALM 
CONSIDERATIONS

A Height: Taller buildings allow for 
density and a mix of residential, 
commercial, and other uses

1 Transit-Waiting Environments: 
Comfortable waiting spaces 
make an enjoyable experience

B Setbacks: Lower setbacks bring 
first floor uses such as retail up 
to the sidewalk

2 High-Quality Transit Service: 
High service frequency and 
efficiency makes transit faster

C Active Storefronts: Outdoor 
dining and glass storefronts 
allow an engaging environment

3 Amenities: Bike racks, benches, 
lighting, trees, and attractive 
transit areas make a pleasant 
streetscape

D Parking: On-street parking 
coupled with off-street parking 
located behind, below, or on the 
side prioritizes walking

4 Safe Streets: Safe, well-lit 
streets and convenient 
pedestrian crossings

ZOninG + TOD
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Transit-oriented developments 
may be different in each 
community with heights, the mix of 
uses, roadway configurations, and 
designs tailored to local needs.
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WHO WE ARE

The Cuyahoga County Planning Commission (County Planning) is an 
independent public planning agency that provides professional planning 
services to the cities, villages, and townships of Cuyahoga County.

The Greater Cleveland Regional Transit Authority (GCRTA) provides 
transportation services to residents of Cuyahoga County through its bus, bus 
rapid transit, rail, and paratansit services.

Together, County Planning and GCRTA have partnered on the Cuyahoga TOD 
Initiative—in collaboration with the Cities of Cleveland, Shaker Heights, and 
Fairview Park; as well as other local communities, agencies, and entities—to 
encourage and support those seeking to build transit-oriented developments 
along major transit corridors.

THE TOD ZONING STUDY & INITIATIVE

The TOD Zoning Study is a four-part study that aims to understand and offer 
improvements to local zoning and land use strategies in a way that supports 
additional transit-oriented development. The four objectives of the TOD 
Zoning Study are outlined below, and additional work may arise out of this 
initial series of steps. 

State of TOD in 
Cuyahoga County

Analysis of TOD 
Zoning

Model TOD Zoning TOD Financing 
Strategies

Define and describe 
the importance 
of TOD; identify 

and quantify TOD 
corridors and local 

TOD examples

Analyze whether 
existing zoning along 

transit lines allows 
TOD and identify 
target areas for 

future investment

Develop model 
zoning for TOD that 

can be adopted 
by individual 

municipalities

Identify TOD 
financing 

mechanisms and 
incentives used in 

other communities

We Are Here

THiS DOCUMenT in COnTeXT



13OCTOBER 17, 2022

THIS DOCUMENT

The State of TOD document is the first step in our work to expand TOD in 
our communities. This document explains what TOD is, what local examples 
we have, and why developing TOD is an important component of making 
Cuyahoga County and our transit system successful. It also outlines our 
existing transit-oriented development, ongoing investments, and how our 
land use and zoning is set up to encourage—or in many cases discourage—
walkable development along our transit lines.

OUR ROLE

Many local organizations and communities have already worked on 
TOD policy or on attracting transit-oriented development to key sites in 
Cuyahoga County. This effort builds upon existing knowledge and previous 
work to expand TOD efforts throughout the County while providing a 
robust understanding of TOD land use and zoning policies across multiple 
communities.
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Local communities and regional entities have already completed work around 
transit-oriented development in Cuyahoga County. This effort builds upon 
this recent work to expand opportunities and improve zoning for TOD. The 
following pages describe some of the most recent TOD-related efforts. This 
is not an exhaustive list—other relevant plans include VibrantNEO, Cuyahoga 
County's Climate Change Action Plan, and local community plans.

TOD GUIDELINES 
GCRTA, 2007

The Greater Cleveland Regional Transit Authority's 
Transit-Oriented Development Guidelines defined TOD, 
outlined general guidelines for developments, and 
provided technical recommendations for communities 
on the density, appropriate land use mix, orientation, 
and connectivity specifications of developments. 
This document is an important starting point for 
understanding local TOD goals historically.

 
TOD BEST PRACTICES 
GCRTA, 2007

The Greater Cleveland Regional Transit Authority's 
Transit-Oriented Development Best Practices provided 
examples of TOD in practice for communities around the 
United States as well as lessons learned for Cuyahoga 
County. Two key takeaways include the importance of 
early and frequent coordination among stakeholders 
and the importance of zoning and the planning process 
to the success of TOD.

GREATER CLEVELAND 
REGIONAL TRANSIT AUTHORITY

TRANSIT ORIENTED 
DEVELOPMENT GUIDELINES

1240 West 6th Street
Cleveland, OH 44113

216.566-5100
www.gcrta.org

Defi ning The Terms 
Transit Oriented Development                 

Joint Transit Oriented Development.

Recommended Guidelines 
Land Use Keys                                       

 Transportation Keys

FTA Guidance and Regulations 
FTA Policy                                               

Grant Application Instructions                                  
Eligibility for FTA funding 

          FEBRUARY     
                      2007

Greater Cleveland 
reGional transit authority

transit oriented 
development Best praCtiCes

1240 West 6th Street
Cleveland, OH 44113

216.566-5100
www.gcrta.org

          FeBruary     
                      2007

TOD in Practice
San Francisco, CA                                    

 Dallas, TX                                             
 Boston, MA                                             

   Baltimore, MD                                      
 St.Louis, MO                                           
  Portland, OR                                           

 Washington DC

Lessons Learned 
Establishing Roles                            

            Developing the Development                         
Using Regional Strengths

ReCenT TOD WORK
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REGIONAL TOD SCORECARD & IMPLEMENTATION 
PLAN 
NOACA, GCRTA, CLEVELAND NEIGHBORHOOD 
PROGRESS, 2016

The Regional TOD Scorecard & Implementation Plan 
provided an overview of transit-oriented development 
and specifically determined place typologies and TOD 
readiness of regional rail and bus rapid transit stations, 
priority bus lines, and three suburban centers outside 
of Cuyahoga County. A large share of stations were 
considered "emerging" meaning they were starting to 
demonstrate TOD potential.

 
PRIORITY CORRIDORS UPDATE 
GCRTA, 2020

As a component of GCRTA's Strategic Plan, the agency 
designated Priority Corridors for capital investment in 
street infrastructure. The plan established ten near-term 
priority corridors and six long-term priority corridors, 
with particular emphasis on equity. GCRTA aims to 
improve these corridors for bus speed, reliability, 
and rider convenience. The agency will partner with 
communities to incorporate street amenities and foster 
TOD. 

 
25 CONNECTS 
GCRTA, CITY OF CLEVELAND, 2021

The 25 Connects plan aimed to break down barriers 
along the West 25th corridor that would limit transit-
oriented development, as well as prepare the corridor 
for future bus rapid transit implementation. The project 
combined the needs of both transit and development to 
ensure a seamless connection between the two.

NOACA
REGIONAL TOD SCORECARD AND

IMPLEMENTATION PLAN

PART I: TOD TYPOLOGY,
METRICS, AND SCORECARD

NOVEMBER, 2016

AECOM

       

Strategic Plan Draft

Priority Corridor 
Update

RTA will designate Priority Corridors for capital 
investment in street infrastructure to improve 
bus speed, reliability, and rider convenience. RTA 
will partner with communities to create street 
amenities and foster transit oriented developments 
that support bus ridership on the Priority Corridors. 
Typical infrastructure improvements that encourage 
bus ridership include signal priority, bus lanes, bus 
bumpouts, upgraded transit waiting environments and 
improved pedestrian amenities. Supports for transit 
oriented development include zoning and incentives 
that encourage density, a mix of uses, reduced parking 
requirements, and pedestrian orientation.

The previous RTA Strategic Plan identified several 
Priority Corridors that were recommended for 
investment. Those Priority Corridors were discussed in 
the Existing Conditions chapter of this report. Among 

other achievements, the establishment of Priority 
Corridors facilitated improvements including the 
MetroHealth Line on W. 25th St. the Cleveland State 
Line on Clifton Blvd and adding E. 105/E. 93rd as part 
of the City’s Thrive E.105 Plan. The Priority Corridors 
brought focus to locations where transit-oriented 
development could be emphasized in partnership with 
local stakeholders.

The Strategic Plan and pillar studies offer an opportunity 
to update Priority Corridor designations. Updated 
priority corridors are listed below, in alphabetical order, 
arranged in Near-Term and Long-Term categories. 

The long-term corridors are inclusive of the near-term 
and together build an interconnected network. This 
section discusses a framework for a Priority Corridor 
update and the process for identifying new Priority 
Corridor designations.

83

MONROE

PREPARED BYJUNE 2021

25CONECTA.COM

25CONNECTS.COM
+

A TRANSIT-ORIENTED DEVELOPMENT PLAN 
FOR W.  25TH  CORRIDOR
EXECUTIVE SUMMARY



16

Van Aken District
Shaker Heights, Ohio



17OCTOBER 17, 2022

The State of TOD Section is an overview of the key findings 
from our initial analysis. This includes a summary of our 
land use, zoning, and development analysis, and it helps 
lay the groundwork for how the TOD Zoning Study moves 
forward.

SeCTiOn 2

THE STATE OF 
TOD



18 STATE OF TRANSIT-ORIENTED DEVELOPMENT

Transit-oriented development in Cuyahoga 
County is growing, with investments in 
Downtown Cleveland and along key transit 
corridors—more than $3.5 billion in added 
value has occurred near transit lines since 
2011.

Despite these new investments, transit 
ridership on GCRTA's system has fallen in 
recent years. Furthermore, much of the 
investment in development near transit lines 
is concentrated in certain neighborhoods and 
communities. Other development may be 
located along transit lines but is designed and 
arranged in auto-centric formats that do not 
support transit use.

Partners throughout the County have 
identified a series of TOD corridors and the 
walksheds around them for analysis. The 
walksheds, shown in teal on the map, cover 
19% of the County's land, but 29% of County 
jobs, 35% of County 
population, and 54% 
of the population living 
under the poverty line.

In many of these areas, 
local land use and 
zoning policies restrict 
new transit-oriented 
development. This 
analysis sets the baseline 
for future County land use 
policies.

STATe OF TOD
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TOD WALKSHED STATS

Cuyahoga County has a robust transit network and a walkable, interconnected network of 
streets; however, many areas of the County require increased density and walkable designs 
to better support transit use. The walksheds around the 22 TOD corridors are critical to 
successful transit, and key metrics about these walksheds are below.

KEY TAKEAWAYS

Cuyahoga County and its TOD corridors and walksheds account for a tremendous amount 
of the County's assets, but the way this land is being used is not always conducive to transit. 
Adjusting land use and improving the design of new investments can make more walkable 
corridors that support transit use. This requires new investments as well as new zoning and 
land use policies to support TOD.

26
communities are located within a 1/4 
mile walk of a bus stop and 1/2 mile of 
a train station in a TOD corridor

42.4%
of land within TOD walksheds is used 
for single-family housing, which is less 
conducive to transit ridership

53.8%
of land within TOD walksheds is zoned 
for single-family housing, limiting the 
density of housing near transit

17.1%
of land within TOD walksheds is 
covered by buildings, which provide 
housing and jobs along transit corridors

25.3%
of land within TOD walksheds is 
covered by parking and paved areas, 
meaning more land in TOD walksheds 
is used for pavement than for buildings

$310m
worth of added building value has been 
invested in TOD walksheds annually, 
accounting for more than half of 
County investment in the last decade



Shaker Square
Cleveland, Ohio
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The Benefits of TOD Section explains why developing TOD 
is important for Cuyahoga County, describes the different 
positive outcomes of TOD, and illustrates the key role of 
equity in TOD. 

SeCTiOn 3

BENEFITS OF 
TOD
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WHY TOD iS iMPORTAnT

TOD is important for addressing sprawl and restoring communities in 
Cuyahoga County by attracting new investments, expanding access to jobs 
and amenities, and developing vibrant destinations and desirable places 
to live. Cuyahoga County is in an advantageous position, as our historic 
infrastructure offers many opportunities to incorporate and expand TOD.

DEVELOPMENT PATTERNS OF CUYAHOGA COUNTY

Historically, the County's streetcar system shaped many of its early 
commercial districts with high-density, mixed-use buildings lining these 
routes, creating walkable and vibrant communities. The streetcar lines 
extended to inner-ring suburbs, thus giving residents convenient access into 
the city core and to these attractive environments.

The last Cleveland streetcar ran 
in 1954, and the personal vehicle 
quickly became the dominant 
form of transportation. With 
the construction of highways, 
development sprawled from the 
city core and inner-ring suburbs 
to the fringe of the county. 
Undeveloped land and farmland 
were converted to sprawling, car-
oriented subdivisions, office parks, 
and shopping centers. This outward 
migration led to disinvestment 
in older neighborhoods where a 
shrinking tax base had to maintain 
significant infrastructure.

In the decades that have followed, Northeast Ohio has been a low-growth 
region. Cleveland's population peaked in 1950, and Cuyahoga County's 
population peaked in 1970. Since that time, population in the county's 
outer-ring suburbs has marginally increased, while population in Cleveland 

Cleveland and the surrounding communities once had a robust streetcar 
network, which connected distant neighborhoods and suburbs to Downtown.
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and inner-ring suburbs has generally decreased. The surrounding counties' 
populations increased dramatically during the 1950s and 70s and have 
continued to grow, albeit at a much slower rate. 

AUTOMOBILE-ORIENTED DEVELOPMENT IMPLICATIONS

In the post-WWII era, much of the built environment has been shaped by 
personal vehicles with large parking areas, wide roadways, highways, and 
low-density, sprawling development. This is reflected in zoning which often 
requires the separation of uses, low densities, and parking minimums. This 
results in an increase in distance between homes and destinations such as 
jobs, shopping, and services. It also forces reliance on personal vehicles by 
making other mobility options—walking, bikes, scooters, and transit—less 
useful. This is especially concerning for low-income and transit-dependent 
communities that can lose access to 
important services and jobs.

OPPORTUNITY FOR TOD IN 
CUYAHOGA COUNTY

Cuyahoga County has maintained 
many of its historic TOD features 
such as compact commercial 
districts, a grid-pattern of streets, a 
complete sidewalk network, and a 
robust transit system — consisting 
of 2 types of rail, premier BRT 
services, and an extensive bus 
network. Previous community 
engagement processes have demonstrated that there is broad support to 
expand this type of development and that there is an increasing desire to live 
in walkable, compact, mixed-use areas near transit. TOD can play a critical 
role in reversing population loss by attracting new residents and jobs as well 
as capitalizing on the county's assets.

GCRTA's modern bus fleet provides transit access to many parts of Cuyahoga 
County.
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BeneFiTS OF TOD

TOD can address many of the implications of a car-oriented environment and 
can enhance communities as appealing places to live, work, and visit. Listed 
below are several TOD benefits and how they apply to Cuyahoga County.

INCREASES RIDERSHIP

Increasing ridership is critical for GCRTA as its ridership has decreased over 
the years—from 2013 to 2019 GCRTA experienced a 34% drop in ridership.

TOD encourages higher ridership by making public transit more convenient 
and accessible. For example, TODs typically reduce single-occupant vehicle 
commuting by 15–30%, about half of which shifts to transit. Higher ridership 
leads to more revenue that helps fund and maintain public transit. 

EXPANDS MOBILITY OPTIONS

Transit ridership, and overall transit access, is dependent on the quality of 
first-mile and last-mile connections, meaning people's ability to get to and 
from a transit stop or station and their destination. TOD can enhance these 
connections by including amenities and infrastructure that make it easier 
to get to transit by foot, bike , scooter, or other means. The ability to use 
different mobility options to get to a destination allows people to rely less 
on personal vehicles. For example, one long-term study of TODs in Portland, 
Oregon showed that the share of people walking or biking to work at least 
one day a week rose from 9% to 29%, and the share of people living in low-car 
households (fewer cars than adults) increased from 34% to 50%.

Cuyahoga County has a similar share of households that commute by walking 
or biking compared to the nation as a whole (both 3%), but has a slightly 
lower share of those commuting by transit (4% vs. 5%). However, Cuyahoga 
County has a higher share of households without a vehicle (13% vs. 8%) 
and under poverty (17% vs. 13%). Expanding mobility options is essential to 
connecting these households to the economy.
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FiGURe 2 
BeneFiTS OF TOD

Transit-Oriented Development (TOD)’s compact, walkable, and connected design provides several benefits to 
local economies, its residents, and the overall environment. Illustrated above are several of the benefits of TOD 
and how their cumulative impact benefit communities.
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ENHANCES SAFETY 

TOD's design and emphasis on transit can help create an environment that 
is safer for all road users by reducing car use and speeds, which leads to 
fewer injuries and fatalities from crashes. For example, the American Public 
Transportation Association (APTA) found that metro areas with more than 40 
annual transit trips per capita had around half the traffic fatality rate of metro 
areas with fewer than 20 transit trips per capita.

TOD can support local safety 
initiatives such as Vision Zero 
Cleveland, which is a strategy to 
eliminate all traffic fatalities and 
severe injuries in Cleveland, while 
increasing safe, healthy, equitable 
mobility for all. According to the 
crash data analysis supporting 
the action plan, between 2016 
and 2020, 47% of crash fatalities 
were speed-related, and 32% of 
pedestrian and bicycle related 
crashes resulted in serious injury or 
death. 

IMPROVES THE ENVIRONMENT

TOD reduces sprawl and preserves undeveloped land and natural 
environments through compact development. TOD can also incorporate  
park space, green infrastructure, and trees. Furthermore, when TOD reduces 
vehicle travel, measured in vehicle miles traveled (VMT), it can also reduce 
greenhouse gas emissions. According to San Francisco Bay Area Rapid Transit 
District (BART), household greenhouse gas emissions from development 
near BART were at least 12% lower than the regional average. Reducing 
greenhouse gas emissions is critical for improving air quality and addressing 
climate change.

Cleveland's Vision Zero aims to eliminate serious injuries and fatalities on city 
roadways.
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GCRTA recently completed a Climate Action Plan with the ultimate goal of 
reducing greenhouse gas emissions by 60% to 80% by 2050. One of the key 
strategies is increasing ridership by expanding service and enhancing priority 
corridors with BRT amenities. The Cuyahoga County Climate Action Plan also 
lists prioritizing dense, mixed-use, transit-oriented development as one of its 
strategies.

INCREASES ACCESS TO OPPORTUNITIES & DESTINATIONS

By increasing mobility options and concentrating housing and destinations 
near transit, TOD helps increase access to essential opportunities and 
destinations such as jobs, education, grocery stores, and services. For 
example, in Chicago, households near new TOD projects had, on average, 
transit access to 1.73 times more jobs than households that were not near 
TOD projects.

Increasing access to jobs is critical 
in Cuyahoga County, as there has 
been an exodus of jobs to the outer 
suburbs, placing jobs out of reach 
for many urban workers. A 2015 
report by the Federal Reserve Bank 
of Cleveland found that overall 
less than 35% of jobs were transit-
accessible in Cuyahoga County. 
More specifically, jobs requiring a 
high school degree or equivalent 
and lower-paying jobs were the 
least accessible by public transit. 

The HealthLine along Euclid Avenue provides fast, frequent, and reliable 
service to major destinations, such as University Circle.
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REDUCES HOUSEHOLD TRANSPORTATION COSTS

By providing other reliable transportation options and removing the need 
for a car, TOD can increase households' disposable income. In a 2019 
APTA study of 7 different regions, one in four households in transit areas 
did not own a vehicle and spent between $2,500 and $4,400 less per year 

on transportation compared to 
households in non-transit areas 
and the region. Additionally, 
the Center for Neighborhood 
Technology (CNT) found through 
its research that transit-rich places 
tend to have lower transportation 
costs, which contributes to their 
affordability. The CNT's Housing and 
Transportation (H+T) Affordability 
Index, considers a place to be 
"affordable" when the average 
combined cost of housing and 
transportation account for 45% 
of a household's income, with 
transportation accounting for 15%. 

Based on CNT's H+T Affordability Index data, Cuyahoga County's housing and 
transportations costs are slightly higher than the "affordable" threshold: the 
combined housing and transportation costs account for 50%, on average, and 
transportation costs account for 23% of residents' income, totaling $11,263 in 
transportation costs annually.

REDUCES PARKING COSTS

TOD encourages the use of other transportation options and requires less 
parking, thus reducing the cost of parking significantly. This is important 
because parking is often a large development cost. For example, the national 
median construction cost for a new parking structure in 2021 was $25,700 

Household transportation costs can be reduced through the use of GCRTA's 
robust bus and train network.
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per space, which represents a 15.8% increase from 2020. Parking costs are also 
amplified by municipalities' regulations which often have high parking minimums, 
resulting in costly developments with a surplus of parking. To foster desired TOD, 
some municipalities around the country have introduced flexibility to their parking 
requirements to lower the cost of development, incentivize the construction 
of affordable units, and promote efficient use of existing parking—all while 
increasing transit ridership and adding new development.

A substantial portion of the County's land is dedicated to vehicles with almost 
16% of the County's land dedicated to parking and other paved areas, and 6% 
dedicated to roads. TOD can help reduce the land dedicated to vehicles and return 
it to more productive or beneficial uses.

ATTRACTS NEW INVESTMENTS, JOBS, RESIDENTS, AND 
VISITORS 

TOD is often used as an economic development tool to encourage new 
development and attract businesses, residents, and visitors by making living, 
working, and shopping in one area more convenient. For example, TOD is 
appealing to businesses as walkable environments encourage foot traffic and 
business patronage. It is also appealing to employers who want to attract young 
professionals who prefer to live in walkable areas that offer transportation 
choices.

The economic impact of TOD can be seen locally. For example, along the 
Healthline, there has been a reported total investment of $9.24 billion dollars—
consisting of  $6.96 billion in completed projects, $1.16 billion under construction 
and $1.12 billion in planned projects—23.5 million square feet of development, 
and 8,000 dwelling units as of 2018.
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TOD AnD eQUiTY

TOD can be a key strategy for promoting equity as it can increase access to 
jobs and services, and lower household transportation costs by expanding 
access to transit and other mobility options. However, TOD can fall short of 
this expectation as it can be implemented in ways that are not accessible or 
affordable for all people. Without specific consideration for equity, TOD can 
continue to reinforce existing disparities.

UNINTENDED CONSEQUENCES OF TOD

The benefits of TOD are sometimes not shared broadly and equitably due 
to where and how TOD is implemented. TOD investments can often be 
concentrated in affluent neighborhoods, thus keeping low-income and 
transit-dependent communities from experiencing the benefits of TOD. For 
example, an evaluation of TODs in Chicago from 2013 and 2019 revealed that 
90% of developments receiving TOD incentives were concentrated in only 
three neighborhoods, and the neighborhoods left out from new development 
had 40% more residents of color and 23% more low-income residents. 

Where TOD does get implemented, low-and-moderate income residents can 
be at risk of displacement as land values, sale prices, and rents may increase 
due to demand. This can disproportionately impact minority populations. 
For example, a key takeaway from a 5-year evaluation of TOD in Allegheny 
County was that the presence of TOD without an equity lens promotes 
displacement. Transit lines that saw significant development experienced 
increases in property values, rents, and cost-burdened households—all while 
seeing a dramatic decrease in Black populations. Socio-economic shifts were 
less pronounced along transit lines and stations with less development. 

ADDRESSING EQUITY THROUGH ETOD

As demonstrated, equity is not an automatic outcome of TOD. Many 
communities across the country are prioritizing and directly addressing 
equity by adopting Equitable Transit-Oriented Development (ETOD) policies 
and plans to ensure TOD benefits are truly realized and spread broadly 
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across neighborhoods, thus enabling all people to experience the benefits 
of dense, mixed-use, pedestrian-oriented development near transit. 
Communities around the country have implemented various approaches to 
addressing equity in TOD. Below are four broad approaches: 

 	▪ Establishment of equity performance metrics: Progress 
toward equity goals and TOD outcomes are tracked and evaluated 
periodically, to ensure equity is being achieved. Social impacts are 
truly taken into account by making it a criteria for selecting and 
funding potential TOD projects.

 	▪ Expansion of community engagement: Those most disadvantaged 
and likely to be impacted by TOD are engaged in the planning and 
decision-making process in a meaningful way to make sure their needs 
and concerns are incorporated.

 	▪ Investment & protection of current residents and businesses: 
Development and transit investments are prioritized and incentivized 
in low-income and transit-dependent communities, while policies and 
financial mechanisms are established to make sure current residents 
or businesses are protected from potential displacement due to 
increases in rents. 

 	▪ Accommodation of future residents and businesses: Policies are 
put in place to ensure new developments include affordable housing 
and also allow for small businesses to prosper. This often includes 
providing financial assistance to incoming residents and businesses, 
establishing dedicated funding for construction of affordable housing, 
or establishing development incentives and affordable housing 
requirements.

Within Cuyahoga County, recent TOD plans and studies have expressed the 
importance of equity. For example, 
equity was a key consideration 
for GCRTA in selecting its Priority 
Corridors. The 25 Connects Plan 
implemented a robust and inclusive 
social engagement process and 
recommended developing an 
equitable TOD playbook. 

Additionally, Cuyahoga County's 
Equity Zone Map can be an 
important tool to identify where 
TOD could be prioritized and can 
have the most impact, ensuring TOD 
is addressing disparities.
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The Quantifying TOD Section describes the process 
for choosing TOD corridors and the analysis that was 
completed on those corridors. The analysis shows how 
many people live within short walks of these transit lines 
as well as the land use and zoning composition, and the 
recent developments within these walksheds.

SeCTiOn 4

QUANTIFYING 
TOD
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The TOD corridors shown here were selected based 
on detailed analysis for inclusion in this study. These 
corridors have the frequent service necessary to support 
transit-oriented development and/or the existing density 
or transit-dependent population that need frequent 
service. The TOD corridors used in this analysis may 
correspond to the entirety of an existing transit route, 
but in some cases they follow limited portions of existing 
bus, BRT, and train routes.

Also shown on the map are gray TOD walksheds. These 
walksheds correspond to a 1/4 mile buffer around each 
bus stop and a 1/2 mile around each train station along 
the TOD corridors. These walksheds have been used to 
analyze land use, zoning, development patterns, and 
other metrics around TOD corridors.

CORRIDOR & WALKSHED SUMMARY

  ▪ Number of TOD Corridors: 22
  ▪ Number of Communities in Walksheds: 26*

The icons on the map correspond to the corridor names 
used throughout this document. 
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*Four additional communities have very small areas within the TOD walksheds, but were not ultimately 
included in this list: Bedford, Orange, Pepper Pike, and Richmond Heights.
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For TOD to be successful, a frequent transit line that connects to a wider 
network is essential—and not all transit lines match this criteria. Our goal 
was to determine which transit lines were best suited for transit-oriented 
development. Through detailed analysis, TOD corridors were selected using 
multiple factors that influence development and with an eye toward equity.

Using the existing GCRTA route network as a basis, we eliminated any routes 
that had less than a 30 minute frequency at the AM rush hour as well as any 
flyer routes that only run during rush hour. For the remaining routes, we 
gathered demographic and geographic data within a 1/4 mile walkshed of bus 
stops and a 1/2 mile walkshed of train stations. Using this data and existing 
studies, we determined a final set of corridors for inclusion in this analysis. 
Corridors were included if they met any of the following criteria:

  ▪ Train and Bus Rapid Transit Corridors + Priority Extensions: These 
corridors include active train routes—the red, green, and blue lines—
as well as the trunks of the County's three bus rapid transit routes—
the HealthLine, Cleveland State Line, and MetroHealth Line. In addition 
to the BRT trunk lines, certain extensions that run frequently through 
dense areas were included.

  ▪ Densest Corridors: These corridors have the highest densities of 
occupied housing units, population, and jobs within walksheds around 
them.

  ▪ Social Corridors: These include corridors which have the greatest 
need for improved access to high-quality transit. It includes the 
route segments with the highest percent of non-white population, 
population without a vehicle, and population living under the poverty 
line. The non-white population includes those who identify as any race 
other than white as well as those who identify as Hispanic.

  ▪ GCRTA Priority Corridors: Finally, these include corridors which 
GCRTA has determined to be a short- or long-term priority for the 
agency as part of the 2020 Strategic Plan, but were not otherwise 
identified in the analysis.

DeTeRMininG TOD CORRiDORS

Social Corridors & 
equity

Understanding 
how TOD solutions 
can be equitable is 
critical to a successful 
analysis. The social 
corridors allow this 
analysis to focus on 
communities most 
in need of improved 
transit service.
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TRAIN AND BUS RAPID TRANSIT 
CORRIDORS + PRIORITY EXTENSIONS

SOCIAL CORRIDORS

DENSEST CORRIDORS

GCRTA PRIORITY CORRIDORS

LeGenD

 Train Corridors
 Bus Rapid Transit Corridors + Priority Extensions
 Densest Corridors
 Social Corridors
 GCRTA Priority Corridors
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To estimate the demographics and jobs within TOD walksheds, a quarter 
mile buffer around each bus stop and a half mile buffer around each train 
station was mapped. Metrics were calculated as a percentage of each census 
geography. For instance, consider a Census Block with a population of 100 
people, in which 45% of the block is located within the quarter mile walkshed 
of a bus stop. In this case, the estimated number of people living within the 
walkshed was calculated at 45.

FiGURe 3 
CALCULATinG TOD WALKSHeD MeTRiCS

% of Block in Walkshed: 45%
Calculated Population in Walkshed: 45 People

Population in Block: 100 People

The TOD walksheds encompass 54,946 acres of Cuyahoga County, which 
corresponds to approximately 18.7% of the County's total area. Despite 
covering less than 20% of the County's area, the TOD walksheds are 
estimated to contain 35% of the County's total population, 47% of the 
County's non-white population, 54% of the County's population living 
under the poverty level, and 56% of households without a vehicle. The TOD 
walksheds also encompass 29% of total jobs within the County.

example Bus Route

TOD WALKSHeDS: DeMOGRAPHiCS
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 TOD Walksheds
 Outside TOD Walksheds (Remainder of Cuyahoga County)

Total Population

Occupied Housing 
Units

Households 
without Vehicles

non-White 
Population

Jobs

Population under 
Poverty Level

0% 20% 40% 60% 80% 100%

34.9%
441,670

65.1%
823,147

47.2%
257,981

52.8%
288,083

36.8%
204,744

36.8%
351,244

29.2%
216,648

70.8%
525,638

55.5%
39,097

44.5%
31,309

54.1%
112,489

45.9%
95,532

FiGURe 4 
TOD WALKSHeD MeTRiCS

Metric
TOD Walksheds Outside TOD 

Walksheds
Total Cuyahoga 

County
# % # % # %

Population 441,670 34.9% 823,147 65.1% 1,264,817 100%
Non-White Population 257,981 47.2% 288,083 52.8% 546,064 100%
Occupied Housing 204,744 36.8% 351,244 63.2% 555,988 100%
Jobs 216,648 29.2% 525,638 70.8% 742,286 100%
Households w/o Vehicles 39,097 55.5% 31,309 44.5% 70,406 100%
Population under Poverty Level 112,489 54.1% 95,532 45.9% 208,021 100%
Acres of Land 54,946 18.7% 239,260 81.3% 294,206 100%



40 STATE OF TRANSIT-ORIENTED DEVELOPMENT

Single-Family Residential, 
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Railroad, 2.8%
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Golf Courses, 0.4%

Other, 0.3%
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Land use is a term describing how a property can be used and what is built 
on it. Types of uses typically include broad categories such as industrial, 
residential, commercial, and institutional. Understanding how land is used 
helps to determine how a community is laid out, what its major corridors are, 
where vacant land is located, and where community spaces are clustered.

Land use is a critical component of successful transit corridors. Dense, 
walkable areas with a mix of uses provide built-in ridership because they 
make using transit more efficient. Commercial, office, and multi-family uses 
tend to be more beneficial for transit ridership, especially when designed 
in walkable formats. Alternatively, vacant land and single-family residential 
areas are less conducive to transit ridership because they are less densely 
populated, and provide fewer potential riders and even fewer destinations for 
riders.

For the TOD analysis, land use has been categorized into ten categories:

  ▪ Single-Family Residential
  ▪ Multi-Family Residential
  ▪ Commercial
  ▪ Office
  ▪ Industrial

  ▪ Golf Courses
  ▪ Institutional
  ▪ Other
  ▪ Vacant
  ▪ Railroads

In this analysis, single-family residential refers to buildings with one-to-four 
residential units, while multi-family residential refers to buildings with more 
than four residential units. Institutional uses cover government-owned land, 

TOD WALKSHeDS: LAnD USe

FIgURE 5 
PeRCenT OF TOD WALKSHeD AReA BY GeneRALiZeD LAnD USe
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including city-owned parks and green spaces. Only certain golf courses and 
recreation centers are shown in green.

The figure on page 40 and the map on page 41 show the land use of 
areas within the TOD walksheds in Cuyahoga County. The results show that 
within TOD walksheds, 42% of land is used for single-family residential. 
An additional 18% of land is used for institutional uses including parks, 
government-owned areas, cultural institutions, and airports. Vacant land 
accounts for 13% of land use followed by commercial land uses covering 
10% of land, industrial land uses accounting for 7%, and multi-family 
accounting for 4%.

FIgURE 6 
MAP OF TOD WALKSHeDS BY GeneRALiZeD 
LAnD USe

LeGenD

 Single-Family 
Residential

 Multi-Family 
Residential

 Commercial
 Institutional

 Office
 Industrial
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LAND USE IN INDIVIDUAL WALKSHEDS

The land use composition of individual walksheds is shown in the figure on 
page 43, and the walksheds are ordered by least amount of single-family 
residential as a percent of the total. Certain TOD walksheds have a greater 
mix of transit-supportive land uses than others.

As the hub of all three rail lines, Tower City Station has the most supportive 
mix of land uses, with no single-family residential and a large proportion of 
commercial, office, and institutional uses within walking distance. This makes 
this station particularly supportive of transit ridership.

Among the remaining TOD Walksheds, the HealthLine has the second most 
supportive land use for transit ridership, with less than 10% of nearby 
land being used for single-family residential, and a high percentage of 
commercial and institutional land uses. Other frequent bus corridors with 
transit-supportive land uses include the 19A, 28B, 1, 14, 3, and 51A, which all 
have only a quarter of their land uses devoted to single-family residential. All 
of these frequent bus lines are located on the east side of the County, with 
the exception of the 51A, which runs along West 25th Street from Downtown 
Cleveland to Old Brooklyn.

The rail line with the lowest percentage of single-family residential uses is the 
Red Line East; however, this walkshed also has the highest percent of land 
devoted to railroads, institutional uses, and vacant land. It also has very little 
land devoted to multi-family, commercial, or office uses. Other rail lines have 
much higher percentages of land use devoted to single-family residential, 
including the Blue Line and Green Line (which do not include the shared 
Blue/Green trunk line that begins at Shaker Square and runs to Downtown 
Cleveland).

Land use is an important factor in understanding ridership along certain 
routes; however, land use is just one element of a transit-supportive 
environment. For instance, a multi-family structure could be multiple stories, 
close to the street, and have limited parking—design elements which 
all support transit ridership. Alternatively, a multi-family structure could 
be a one-story or garden apartment that is set back from the street and 
ringed with parking. Such a design is far less conducive to transit ridership. 
Additionally, land use does not speak to whether buildings are presently 
occupied. These elements of design and density play a role in ridership and 
land use.
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FIgURE 7 
PeRCenT OF TOD WALKSHeD AReA BY GeneRALiZeD LAnD USe
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Zoning determines what uses are permitted or prohibited on a site 
according to existing regulations. It is the primary mechanism used by local 
governments to regulate the use of land and the manner in which those land 
uses are distributed throughout the community. 

While properties may be zoned for specific uses, how that land is presently 
being used may differ. For instance, a property may be zoned for commercial 
use, but a previously constructed industrial use may still be operating on that 
site. Generalized zoning can tell us what can be built in the future.

Communities in Cuyahoga County administer their own zoning regulations, 
with each zoning code differing in terms of not only regulations but also 
individual districts. The Cuyahoga County Fiscal Office has generalized the 
zoning of individual communities into categories that have been further 
refined into six groupings by the Cuyahoga County Planning Commission:

  ▪ Industrial
  ▪ Commercial
  ▪ Single-Family Residential
  ▪ Multi-Family Residential

  ▪ Mixed-Use
  ▪ Public Use
  ▪ Other

The figure on page 44 and the map on page 45 show the zoning of areas 
within the TOD walksheds in Cuyahoga County. The results show that within 
the TOD walksheds, more than half (54%) of all land is zoned for single-family 
use. This is followed by 15% of land zoned for commercial use, 15% of land 
zoned for industrial use, and 9% of land zoned for multi-family use.

TOD WALKSHeDS: ZOninG

FiGURe 8 
PeRCenT OF TOD WALKSHeD AReA BY GeneRALiZeD ZOninG

Single-Family, 53.8% Commercial, 15.3% industry, 15.2%

Multi-Family, 8.9%

Public Use, 3.9%

Mixed-Use, 2.0%

none, 0.8%
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LeGenD

 Single-Family 
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FiGURe 9 
MAP OF TOD WALKSHeDS BY GeneRALiZeD 
ZOninG

The map and data showcases that many of these corridors are lined with 
commercial uses, which, if developed in appropriate manners and with TOD 
design principles, could support walkable, mixed-use development. It also 
shows how much of the area around TOD corridors is zoned for low-density 
single-family uses. Finally, a significant portion of TOD walksheds are zoned 
for industrial uses, which are not typically considered as part of transit-
oriented development, but can be significant job centers that could attract 
ridership.
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ZONING IN INDIVIDUAL WALKSHEDS

Much like land use, zoning can allow transit-supportive buildings or can 
prohibit them. Transit-supportive zoning generally allows a dense mix of 
uses, such as commercial, office, and multi-family all in close proximity to one 
another. The vast majority of corridors do not allow this type of mixed-use 
development. Only two of the reviewed corridors devote more than 50% of 
their walkshed to transit-supportive zoning categories such as commercial, 
mixed-use, and multi-family: Tower City Station and the HealthLine.

Additionally, 14 of the corridors devote more than half of their walksheds 
to single-family residentially zoned land. This generally limits the ability of 
dense clusters of people to live within close proximity to high-frequency 

transit service. This makes adding density by supporting 
transit-oriented developments in the commercial zoning 
districts along TOD corridors even more important in 
growing ridership and improving walkability.

In addition to the uses allowed in various zoning districts, 
the regulations of those zoning districts are critical 
to providing a transit-oriented development. Height, 
setbacks, design, and parking requirements are all 
critically important to successful TOD, but vary among 
zoning districts. Two commercial zoning districts may 
allow or require very different urban forms, making 
the resulting developments different in how well they 
follow TOD principles. Similarly, single-family zoning can 
range widely among communities. Closely spaced single-
family homes on a grid pattern of streets can be more 
supportive of transit ridership than single-family homes 
on large lots with disconnected street networks.Zoning can affect height, setbacks, design, density, 

and parking in ways that make transit-friendly 
corridors like this.
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FIgURE 10 
PeRCenT OF TOD WALKSHeD AReA BY GeneRALiZeD ZOninG
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The Cuyahoga County Land Cover Analysis uses aerial imagery and LIDAR 
data to show whether land is covered with buildings, roads, other paved 
surfaces (such as parking areas), or is covered with green features such 
as trees, grasses, or other natural vegetation. For TOD walksheds, areas 
with a greater percent of building coverage generally mean denser areas; 
while areas with large expanses of pavement or greenery tend to be less 
conducive to transit as they correspond to less dense and more spread out 
development patterns.

The Cuyahoga County Planning Commission has categorized land into five 
categories for the TOD analysis, as follows:

  ▪ Buildings
  ▪ Roads
  ▪ Parking & Other Paved Areas

  ▪ Green
  ▪ Water

The figure on page 48 and the map on page 49 show the land cover 
within the TOD walksheds in Cuyahoga County. The results show that within 
the TOD walksheds, only 17% of the land is covered in buildings, while 12% is 
covered by roads, and 25% is covered by parking lots and other paved areas. 
An additional 45% of land is covered in green features. This indicates that 
roads and other paved areas take up more space along the frequent transit 
corridors than buildings do. Comparatively, 10.6% of the County as a whole is 
covered by buildings, 7.3% by roads, 15.5% by parking and other paved areas, 
and 65.7% by green features. 

TOD WALKSHeDS: LAnD COVeR

FiGURe 12 
PeRCenT OF TOD WALKSHeD AReA BY GeneRALiZeD LAnD COVeR

Buildings, 17.1% Roads, 12.1% Parking & Other Paved, 25.3% Green, 44.9%

Water, 0.5%

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%
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FiGURe 13 
MAP OF TOD WALKSHeDS BY LAnD COVeR

In addition to overall land cover, the map shows clear development intensity 
patterns. Downtown Cleveland and AsiaTown have intensely developed 
areas with large clusters of buildings and much smaller parking and green 
areas. Conversely, suburban shopping areas have large areas of parking with 
buildings set back from the street.

Areas at the fringes of the county have larger sections of green space, such 
as Shaker Heights, with large single-family housing neighborhoods. Areas in 
Cleveland where significant demolition has taken place also show large 
swaths of green space.



50 STATE OF TRANSIT-ORIENTED DEVELOPMENT

LAND COVER IN INDIVIDUAL WALKSHEDS

When examining individual transit walksheds for land cover data, it is clear 
that development intensity is low in many areas of the County. Buildings 
comprise between 10% and 28% of the land area in any of the individual 
TOD corridors, with Tower City Station, the #1, and the HealthLine having the 
highest concentration of buildings.

Importantly, in every transit corridor reviewed, roadways and parking or 
paved areas comprise a larger portion of the walkshed than buildings. The 
proportion of pavement to building shows just how much space parking 
and roads take up, even in corridors along which GCRTA is running our most 
frequent transit routes.

FiGURe 11 
eXAMPLe LAnD COVeR in DOWnTOWn LAKeWOOD

 
 Buildings
 Roads

 Parking & 
Other Paved

 Green
 Water

When zoomed in, 
land cover data 
shows individual 
buildings, parking 
lots, and other 
features. This view of 
Downtown Lakewood 
shows large buildings 
and accompanying 
parking along Detroit 
Road, as well as the 
comparatively less 
dense neighborhoods 
north and south of 
the main street.
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FiGURe 14 
PeRCenT OF TOD WALKSHeD AReAS BY LAnD COVeR
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A walkable place is one that is pleasant, safe, and convenient to walk around 
and to accomplish daily tasks. The built environment heavily contributes to 
places that are walkable because places that are walkable have attractive 
streets, buildings with good design, and stores and amenities in close 
proximity. Walkability is difficult to measure because a walkable place 
depends on many features that are not related to the built environment; 
however, certain features are characteristic of more walkable places, 
including the following:

  ▪ Intersection Density: Measures the density of road intersections 
within each Census Tract to determine how well-connected the 
transportation system is. A more walkable place has a greater density 
of intersections.

  ▪ Building Setbacks: Measures how close or far a building is to the 
street. A more walkable place has lower setbacks where buildings are 
closer to the sidewalk.

  ▪ Building Coverage: Measures how much of each lot is covered 
by buildings. A more walkable place is denser and has a greater 
percentage of its lot devoted to buildings rather than lawns or parking.

  ▪ Building Height: Measures how tall buildings are. A more walkable 
place has taller buildings that can support a dense mix of uses.

  ▪ Building Age: Measures the age of buildings. While older buildings 
are not always built in a more walkable format than modern buildings, 
many buildings built prior to the advent of the car were designed in 
ways that support walkability. An older building therefore tends to be 
more walkable.

For the maps on the following page, data is shown for frontage blocks. 
Frontage blocks are all of the parcels fronting on the TOD corridor combined 
into blocks between intersecting streets. Data was gathered for individual 
buildings and lots and combined into frontage blocks. 

The darker colors indicate comparatively more walkable places, while lighter 
colors indicate comparatively less walkable places. This means, for instance, 
that darker colors indicate areas where buildings are taller or closer to the 
street than other areas.

TOD WALKSHeDS: WALKABiLiTY 
MeTRiCS
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INTERSECTION DENSITY

BUILDING COVERAGE

BUILDING SETBACKS

BUILDING HEIGHT

BUILDING AGE

LeGenD

 More Walkable
 
 
 Less Walkable

 Data Unavailable

Walkability was measured in 
terms of relative walkability. 
That indicates that areas 
are comparatively more or 
less walkable than the other 
areas reviewed.
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Using the five individual indicators of walkability—
building setback, coverage, height, age, and intersection 
density—described previously, a composite walkability 
score was determined. As shown on the map to the 
right, darker areas indicate comparatively more walkable 
areas—areas which are generally closer to the street, 
denser, taller, older, and have a stronger network of 
intersecting streets.

For this initiative, we developed this measure of 
walkability based on the urban form of TOD corridors 
rather than using other measures of walkability 
such as Walk Score. These other measures often use 
a concentration of activities and destinations as a 
proximity for walkability, but do not always account for 
the urban form of the area. Due to this initiative's focus 
on buildings and zoning, the walkability measures shown 
here were specifically tailored to urban design and form.

The map shows that many of the TOD walksheds have 
at least some areas of higher walkability and that many 
of the most walkable places are clustered in and near 
the City of Cleveland. This includes Downtown Cleveland, 
University Circle, and many of the corridors on the near 
west side.

In general, many of the most walkable areas in the 
County are older and were developed at a time when 
walkability was intrinsic because walking was a daily part 
of life. The ends of many of the transit lines in Cuyahoga 
County are the least walkable. These tend to be highly 
suburban areas that are more spread out.

TOD WALKSHeDS: WALKABiLiTY
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VISUALIZING WALKABILITY

Walkability is as much about a sense of a place as it is a definable metric. 
To help visualize what the various categories of walkability look like on the 
ground, we have included images that correspond to the four categories of 
walkability.

This highest category of walkability is represented by a street with historic 
structures that are close to the street and with few parking lots. The 
structures are multiple stories and have active first floor uses such as shops 
and restaurants.

This second highest category of walkability is represented by a street with 
multi-story buildings, close to the street, and with a mix of uses including 
retail on the first floor. In this example, however, there are fewer buildings 
and a larger number of parking lots or open areas. Furthermore, some of the 
buildings are lower density, with only one or two stories in height.

LeGenD

 More Walkable
 
 
 Less Walkable
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This third category of walkability is represented by a typical suburban street, 
with single-story retail buildings and no mix of uses. While the buildings are 
somewhat close to the street, there is parking between the building and the 
sidewalk, limiting the ability to walk to destinations safely and enjoyably.

This fourth category is represented by a street which has been highly 
engineered for cars. While there is a bus stop, this street has no sidewalk on 
one side, and the few buildings are widely spaced, surrounded by parking, 
and limited to a single use.
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TOD WALKSHeDS: ReCenT DeVeLOPMenTS

Mapping developments within Cuyahoga County can 
show where investments are being made and how they 
relate to TOD walksheds. Investment amounts come 
from the Cuyahoga County Fiscal Office's Delta Track 
data, and this information is shown for properties that 
added more than $1 million in building value from the 
previous year.

The map showcases developments in Cuyahoga County 
between 2011 and 2022 with the exception of certain 
tax exempt projects. In teal are developments within 
the TOD walksheds but outside of Downtown Cleveland, 
in bright green are developments located within TOD 
walksheds inside Downtown Cleveland, and in pink are 
developments elsewhere in the County. Larger circles 
indicate greater levels of investment.

The data shows that over the course of more than a 
decade, $6B of building value has been added through 
major projects in Cuyahoga County, with 56% or $3.5B 
invested in TOD walksheds. Many of these TOD area 
investments were concentrated in certain areas including 
Downtown Cleveland, University Circle, Fairfax, Ohio City, 
and Chagrin Highlands.

Area Investment
TOD Walksheds $3,488,985,900 56%
       Outside Downtown $2,183,896,000 35%
       Downtown Cleveland $1,305,089,900 21%
Outside TOD Walksheds $2,695,313,700 44%
Total Cuyahoga County $6,184,299,600 100.0%

Ohio City
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EXAMPLE DEVELOPMENTS

To provide context for the development data, below are ten example projects 
that were completed within the past five years. These projects are all located 
within TOD walksheds, but are spread throughout Cuyahoga County. 

Development information is provided in six categories: mix of uses, number 
of residential units, number of stories, nearby transit lines, number of parking 
spaces, and the total project cost. These categories were seen as the most 
significant as they directly relate to TOD.

The list includes both projects that exhibit all of the best properties of transit-
oriented developments, as well as projects that would not fit the definition of 
TOD. The final two projects—the Amazon Fulfillment Center in North Randall 
and the Shoppes at Parma—are located with the TOD walksheds and provide 
jobs and amenities; however, due to their design and site plan, do not fit the 
criteria of TOD. This showcases how proximity to a TOD corridor does not 
necessarily make a transit-oriented development.

FIgURE 15 
eXAMPLe DeVeLOPMenTS in TOD WALKSHeDS
TOD Project Location Date 

Complete
Mix of Uses # of 

Units 
# of 

Stories
Transit 
Access 

Parking 
Spaces

Project 
Cost 

1. INTRO Cleveland  
(Ohio City)

2022 Residential, 
Event, Retail

298 9 Red Line, 
51-51A

550 $145M 

2. Van Aken 
District 

Shaker Heights 2019 Residential, 
Retail, Office

103 5 Blue Line, 
14-14A

643 $100M

3. Aspen Place Detroit-
Shoreway

2019 Residential, 
Retail 

40 3 Red Line, 
22

10 $10.8M

4. Harbor 44 Cleveland  
(Ohio City)

2021 Retail, Office N/A 2 22 38 $5M

5. Centric Cleveland  
(University Circle)

2018 Residential, 
Retail 

272 7 Red Line, 9 360 $82.5M

6. Mayfield 
Station

Cleveland  
(Little Italy)

2020 Residential 45 6 Red Line, 9 15 $8M

7. Glenville 
Circle North 

Cleveland  
(Glenville)

2019 Residential, 
Retail 

63 4 10 59 $16.1M

8. Lakewood 
Center 
North 

Lakewood 2018 Residential, 
Office, Retail

153 15 26-26A 245 $3M

9. Amazon 
Fulfillment 
Center

North Randall 2018 Warehouse N/A N/A 19-19A-19B 2,600 $177M

10. Shoppes at 
Parma 

Parma 2017 Retail, Office N/A N/A 45, 51-51A 6,000 $90M
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MOVING FORWARD

The State of TOD is the first document to be released as part of the TOD 
Zoning Study. It is one in a series of documents, meetings, conversations, 
and reports that are being completed by County Planning, gCRTA, and 
partners including the Cities of Cleveland, Shaker Heights, and Fairview 
Park.

As part of this initiative, additional documents will be released throughout 
2022 and 2023. These reports will outline details about TOD developments 
in Cuyahoga County, the link between transit ridership and land use 
along targeted corridors, and lessons learned from other regions that are 
undertaking TOD studies.

In 2023, an analysis of zoning along TOD corridors will also be released, 
showing where current zoning in the County is conducive to transit-
oriented development and where it is not. This analysis is Phase 2 of the 
four-part Zoning Study and will form the basis for model TOD zoning along 
the corridors.

The four phases outlined below describe the steps that are anticipated 
for the coming months and into 2023. These phases may change as the 
initiative progresses.

State of TOD in 
Cuyahoga County

Analysis of TOD 
Zoning

Model TOD Zoning TOD Financing 
Strategies

Define and describe 
the importance 
of TOD; identify 

and quantify TOD 
corridors and local 

TOD examples

Analyze whether 
existing zoning along 

transit lines allows 
TOD and identify 
target areas for 

future investment

Develop model 
zoning for TOD that 

can be adopted 
by individual 

municipalities

Identify TOD 
financing 

mechanisms and 
incentives used in 

other communities

To follow along with the progress of the study, contact the partner 
agencies or visit our website at www.CountyPlanning.us/TOD.
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