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PROJECT TEAM
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Reutilization Corp.
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• Paul Triolo, Planner
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• Project Background
• Phase II

• Plan
• Design
• Incentivize
• Educate
• Track

• Questions and Next Steps

AGENDA



PROJECT BACKGROUND

• Phase 1: Identify issues within zoning regulations that can 
make constructing desired infill housing difficult or cost-
ineffective

• Phase 2: Outline best practices for improving zoning 
regulations to make infill more practicable, update codified 
ordinances, and track infill housing construction over time



Existing Garages

Existing Homes

Existing LotsVacant Lot

CURRENT STRUCTURES



Lot #1

Lot #2

Lot #3

Lot Depth

Lot Size

Lot Width

CURRENT LOTS



Deeper Required 
Lot Depth

Larger Required 
Lot Size

Wider Required 
Lot Width

ZONING LOT REQUIREMENTS



Required Rear 
Setbacks

Required Front 
Setbacks

Required Side Yard 
Setbacks

Maximum 
Heights

ZONING STRUCTURE REQUIREMENTS



Buildable Area

ZONING STRUCTURE REQUIREMENTS



Garage Setbacks
Height Maximums

Lot Sizes

Front and Side Setbacks

REGULATORY INCONSISTENCIES



Lot #2

ISSUES FOR INFILL HOUSING





LOCAL EXPERIENCES

Michael Love
Planning & Development Director, South Euclid

Patrick Grogan-Myers
Director of Planning and Development, Euclid



SOUTH EUCLID

• South Euclid’s existing zoning code was adopted in 1969, and was designed for that 
era of construction. However, most of the housing stock was postwar (1945-1960) and 
so a significant amount became non-conforming. The city sought to bring more of 
this existing stock into conformity. 

• Infill Development had become an inefficient and drawn-out process. This was often 
due to the amount of required approvals from various city boards and commissions. 
To encourage more infill development, the city sought to streamline the process to 
allow for a simpler, easier experience for builders, developers and homeowners.   

• The new creation of an overlay district for all single-family zoning classifications, 
along with updated code language will allow for more of the existing housing stock to 
conform, and will also streamline and encourage the infill development process.



LOCAL EXPERIENCES

Michael Love
Planning & Development Director, South Euclid

Patrick Grogan-Myers
Director of Planning and Development, Euclid



PL
A

N
D

ES
IG

N
IN

CE
N

TI
VI

ZE
ED

U
CA

TE
TR

AC
K

FIVE TASKS
• Plan and Zone for Infill Housing

 Development Professionals Survey
• Code Update Options Overview
 Online Zoning Tool

• Design Housing to Meet Your Goals
 Design Guidelines Guidebook

• Incentivize the Housing You Want
 Infill Incentives Options

• Educate Builders and the Community
 Builder, Community, Municipal Resources

• Track New Housing Investments
• Infill Housing Tracker
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DEVELOPER SURVEY

Goal of the Survey
• Understand how builders see 

single-family infill in the First 
Suburbs

Overview of Responses
• Conducted in Spring, 2022
• Sent to more than 100 

developers and builders
• 23 total respondents 
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What are the challenges of developing infill single-family housing in the First 
Suburbs? (Select all that apply)
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What are the benefits of developing infill 
single-family housing in the First 
Suburbs? (Select all that apply)

How important is an easy-to-use zoning 
document when considering whether to 
pursue new single-family infill housing 

development? Please select on a scale of 
1-5, with 1 being least important, and 5 

being most important

1. Least Important

2.

3.

4.

5. Most Important
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Minimum Lot
Sizes

Approval
Processes

Primary
Structure
Setbacks

Maximum Lot
Coverage

Design
Requirements

Accessory
Structure
Setbacks

Primary
Structure
Heights

Accessory
Structure
Heights

None of the
above

Other (please
specify)
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Which of the following zoning regulations are the biggest barriers to 
developing single-family infill housing in First Suburb communities? (Select all 

that apply)
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2.5
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4

4.5

5

From your perspective, which non-zoning related incentive programs are the 
most helpful in supporting infill single-family housing development in First 
Suburb communities? Please select on a scale of 1-5, with 1 being least 

helpful, and 5 being most helpf
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Core Findings
• Tax abatements are a key incentive
• Many identified challenges are process-based
• An easy-to-use zoning document with clear requirements is important
• Minimum lot sizes and approval processes are biggest barriers
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Goal of the Tool
• Provide generalized approaches to updating zoning codes to facilitate infill 

development

Overview of Document
• Finalizing document
• Zoning Approaches portion outlines ways of applying code updates
• Zoning Strategies portion covers overarching changes to streamline infill 
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Changes to Base Zone Districts

• Update the permitted uses, lot 
standards, building dimensions, and 
other regulatory provisions of 
existing districts

• Benefits: Affects chosen districts 
without the need to add chapters, 
change boundaries, or update the 
zoning map

• Considerations: May lead to 
widespread changes throughout the 
zoning document, could be a more 
time-intensive undertaking



PL
A

N
CODE UPDATE OPTIONS

Create an Overlay Zoning District

• Place an overlay district on top of 
the entire or a portion of the 
existing zoning district to 
supplement, modify, or replace the 
underlying base zoning districts

• Benefits: Addresses the needs of a 
specific area without 
comprehensive re-writes; can be 
more flexible; may be more 
popular with current residents

• Considerations: Adds extra 
complexity to the interpretation 
and administration of regulations 

Create a Floating District
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Reorganize and Simplify Zoning Code Structure and Language
Examples:
• Reduce redundancies and inconsistencies
• Transform from text-based to graphic- and table-based

Address Infill in the Purpose/Intent
Example: Include text saying that “allowing compatible infill” is a goal of the regulations

Broaden Permitted Use Regulations
Example: Allow ADUs, two-family, and three-family dwellings as permitted uses

Simplify Administrative Procedures
Examples: 
• Allow administrative waivers for small deviations
• Create expedited review processes for 1-, 2-, 3-family residential infill applications 
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Adjust Dimensional Standards
Examples (from least to most intensive):
• Allow pre-existing lots to be exempt from lot width and size requirements
• Reduce overall area, width, and setback requirements to bring the majority of lots 

into compliance without sacrificing neighborhood character

• Allow infill to match setbacks, height, or lot coverages of surrounding properties
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Goal of the Tool
• Visualize where non-conformities exist
• Test how changes in zoning requirements could reduce non-conformities
• Reduce the number of variances needed for infill
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Using the Tool
• Tool is available to First Suburbs communities that are interested in updating their 

zoning
• Contact County Planning for a walk-through on other tool details
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Goal of the Tool
• Provide best practices for developing and administering design guidelines

Overview from Phase 1 and 2
• Some communities do not enforce or were unaware of design criteria in their zoning 

code
• Many communities have an ARB without design guidelines 
• Developers listed ARB approval as #2 challenge

Why a Guidebook?
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Section 1: Design Guidelines Overview 
• Understanding Design Guidelines
• Informing Design Guidelines
• Administering Design Guidelines

Section 2: Design Guidelines Components
• Commonly Addressed Topics
• Helpful Features

Section 3: Case Studies
• City of Berea, OH Architectural & Site Design Standards
• City of Dublin, OH Historic Design Guidelines 
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Section 1: Design Guidelines Overview
Understanding Design Guidelines 

More Certainty More Flexibility 

Standards Tool Guidelines
Mandatory Application Recommended 

“Shall,” “Must,” “Will” Language Used “Should,” “May,” 
“Encouraged”

Prescriptive, Quantitative Attributes Descriptive, Qualitative
Objective Decision-Making Discretionary

Adoption by ordinance Legislative Adoption Does not require adoption
Codified into zoning code Documentation Published separately
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Section 1: Design Guidelines Overview 

Informing Design Guidelines 

Regulatory 
Context

Planning 
Context

Market 
Context

Community 
Context

Physical 
Context

Administering Design Guidelines 

Administrative Review Discretionary Review 

• Reviewed by staff or 
designated administrator

• Reviewed by an appointed 
board of volunteers

• Streamlined approach • Group-consensus 
approach

• Takes place alongside 
zoning review

• Takes place separately 
zoning review

• Communication with 
applicants is ongoing

• Communication with 
applicants is limited
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Section 2: Design Guidelines Components 
Commonly addressed topics

Site Design Building Design
Building 

Placement
Garages & 

Parking
Additional 

Site Features
Architectural 

Elements Roofs Massing & 
Scale Facades

• Building 
Orientation

• Building 
Spacing

• Building 
Setbacks

• Front Loading 
Garages

• Detached 
Garages

• Side Loading 
Garages

• Trees & 
Landscaping

• Paths & 
Hardscape

• Open Space

• Architectural 
Styles

• Decorative 
Elements

• Porches

• Rooflines & 
Eaves

• Pitch Angle
• Roof 

Materials & 
Form

• Massing & Scale 
Considerations

• Siding & 
Exterior 
Materials

• Fenestration
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Category: Topic

Graphic Illustration

Key Considerations

Subtopic

Subtopic Description

Example Text
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Section 2: Design Guidelines Components 
Helpful features

Clear Language

Glossary or Explanation of Design Terms

Bulleted Text, Tables, & Checklists

Visual Representations

Map

Defined Intended Audience

Vision Statement and Objectives

Background and History

Connection to Plans & Regulation



LOCAL EXPERIENCES

Matt Madzy
Director of Planning, Engineering & Development, Berea



IN
CE

N
TI

VI
ZE



IN
CE

N
TI

VI
ZE

INFILL INCENTIVES OPTIONS

Goal of the Tool
• Provide a summary of policies and programs that can 

incentivize single-family infill development

Key Takeaways from Phase 1 and 2
• Most First Suburb Communities offer incentives for 

infill single-family housing, with most using CRA 
abatements

• Many identified challenges are process based
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INFILL INCENTIVES OPTIONS

Financial Incentives Process Incentives

Buyer Attraction Cost Reduction Site Identification 
and Assemblage

Development 
Process 

Simplification

Pre-Development 
Incentives

BA1: Tax abatement 
programs
BA2: Down payment 
assistance

CR1: Fee waivers or 
deferrals
CR2: Infill loans and 
grants

SI1: Priority infill 
areas
SI2: Vacant land 
inventory

PS1: Expedited 
development review
PS2: Infill 
development guide
PS3: Infill project 
review team
PS4: Administrative 
waivers

PD1: Pre-application 
meetings
PD2: Pre-inspection/ 
connection of 
utilities
PD3: Pre-approved 
building designs
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INFILL INCENTIVES OPTIONS

Subcategory
Incentive

Description

Benefits & Considerations

Local & National Examples
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INFILL INCENTIVES OPTIONS

Key Takeaways
• Multiple First Suburb Communities are utilizing 

incentives, both CRA and others
• Other incentives are available that can reduce 

barriers at various stages of the development process
• Many incentives are flexible and can be adjusted 

based on community context
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EDUCATIONAL RESOURCES

Goal of the Tool
• Establish a better understanding 

of single-family infill development
• Provide an overview of best 

practices and commonly asked 
questions

• Improve communication between 
municipalities and their 
constituents 

Audiences
• Community members, builders, 

and municipalities 
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Customization
• Simple customizations are 

available for Community 
and Builder Resources

Customizations include:
• Municipal logo, website 

links, and department 
descriptions

Additional customizations are 
available for a fee. Contact 
County Planning if you are 
interested.

EDUCATIONAL RESOURCES
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TRACKING INFILL HOUSING

Goal of the Tracker
• Provide annual updates for new infill housing construction in the first suburbs to 

determine whether zoning changes increases infill housing

Overview of Tracker
• Finalizing tool
• Determining best way of tracking infill housing: Citizen Serve, building permit reports, 

occupancy permit reports, others
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Next Steps
• Finalizing Code Update Options
• Setting up Tracking System
• Sharing Documents
• Available for Questions/Customizations
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FIVE TASKS
• Plan and Zone for Infill Housing

 Development Professionals Survey
• Code Update Options Overview
 Online Zoning Tool

• Design Housing to Meet Your Goals
 Design Guidelines Guidebook

• Incentivize the Housing You Want
 Infill Incentives Options

• Educate Builders and the Community
 Builder, Community, Municipal Resources

• Track New Housing Investments
• Infill Housing Tracker



Thank You!
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