
  
 
  

  
  
Planning Commission 
CITY HALL COUNCIL CHAMBERS 
AGENDA OF DECEMBER 9, 2025 
7:00 PM 

  
 
ROLL CALL  

PLEDGE OF ALLEGIANCE  

APPROVAL OF MINUTES  

Regular meeting minutes of November 12, 2025 

CORRESPONDENCE  

Administrative Approvals 

1. PPZ2024-0390 Wild Bill's Tobacco of North Ridgeville, LLC, 32327 Cook Rd, Unit 2 
 Approval of a Certificate of Zoning Compliance for a tobacco retailer. 

2. PPZ2025-0393 Random Apocalypse Comics & Collectibles, 32660 Center Ridge 
Rd  
Approval of a Certificate of Zoning Compliance for retail, collectibles. 

OLD BUSINESS  

NEW BUSINESS  

1. PPZ2025-0392 Ridgefield Subdivision, PPN: 07-00-001-000-473 
Applicant: Keith Filipkowski/Pulte Homes of Ohio Corp., 387 Medina Rd, Suite 1700, 
Medina, OH 44256. Owner: Bob Schmitt Homes, Inc., 9095 Gatestone Rd, North 
Ridgeville, OH 44039. Proposal consists of an amendment to the preliminary plan.  

2. O 2025-154 An Ordinance Suspending By-Right Cluster Subdivisions in the R-1 
Residence District and Amending Chapters 1250, 1280 and 1282 of 
the North Ridgeville Zoning Code. 
(Introduced by Mayor Corcoran; First reading on 11-17-2025) 

3. O 2025-157 An Ordinance Amending Chapter 1226 Design Standards of the North 
Ridgeville Subdivision Regulations. 
(Introduced by Mayor Corcoran; First reading on 11-17-2025) 
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4. O 2025-159 An Ordinance Vacating a Portion of Aspen Street. 

(Introduced by Mayor Corcoran; First reading on 11-17-2025) 

ADJOURNMENT  
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 NORTH RIDGEVILLE PLANNING COMMISSION  
MINUTES OF REGULAR MEETING  

WEDNESDAY, NOVEMBER 12, 2025 
 
CALL TO ORDER 
 
Vice-Chairman Schumann called the Planning Commission meeting to order with the Pledge of Allegiance 
at 7:00 PM. 
 
ROLL CALL 
 
Present were members Frank Toth, Steve Ali, Council Liaison Bruce Abens, Vice-Chairman Paul 
Schumann and Chairman James Smolik. 
 
Also present were Assistant Law Director Toni Morgan, Planning & Development Director Kimberly 
Lieber and Deputy Clerk of Council Tina Wieber. 
 
MINUTES 
 
Chairman Smolik stated that the Commission had received the regular meeting minutes of October 14, 
2025 and asked if there were any corrections.  Hearing none, the minutes were approved as submitted.  
 
CORRESPONDENCE 
 
Administrative Approvals 
 
1. PPZ2025-0387 The UPS Store, 34297 Center Ridge Rd 
 Approval of a Certificate of Zoning Compliance for postal, packing and shipping services. 

 

 

Chairman Schumann asked Director Lieber to discuss the administrative approvals. 

Director Lieber stated that she had just one administrative approval for a new business, The UPS Store, 
since the last meeting.  

 
OLD BUSINESS 

 
 
O 2025-110  An Ordinance amending Sections 1266.02, 1268.02, 1270.02, and 1272.04 of the North 

Ridgeville Zoning Code to update use regulations for automobile service station and 
gasoline station, as amended.  
(Introduced by Councilman Abens; First Reading on 07-21-2025; Council referred to 
Planning Commission and Building and Lands on 07-21-2025; to Building and Lands on 
08-18-2025; to Planning Commission on 09-09-25; Council approved PC extension on 
09/15/2025; to Planning Commission on 10-14-2025) 

 
Ordinance was read. 
 
Chairman Smolik asked Director Lieber if she wanted to discuss the legislation. 
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Director Lieber stated that at the last Planning Commission meeting, there was discussion by the 
members in regard to some of the concerns that had been expressed by staff that the one-mile radius of 
gas stations could function as prohibition against any new gas station in the city. She explained that 
when we they left that meeting there was the idea of pursuing more of a half mile radius for certain 
districts and possibly taking the B-4 district out since it was really a district that was focused on serving 
the motoring public, so imposing a radius would be really not in line with the intent of that district. She 
stated to then also to clarify what was an accessory to versus a main use gas station and that one of the 
clarifications she also wanted to make was not just if a gas station was existing at the time the ordinance 
went into effect and became nonconforming, could it be reconstructed, just because they had seen that 
happen in the region as some brands update their buildings and their properties. She discussed that the 
version before them was what she drafted based upon what she thought she heard the Commission say. 
She was aware that there might not be unanimous agreement, so there was still room for discussion and 
debate, but it added in the B-2, which was proposed at the last meeting but she refined the language 
around the separation and how the separation did not apply where the automobile service station was an 
accessory use and then gave three different standards of what would constitute accessory use. She 
explained that the changes in the B-3 District again would be to change the one mile spacing to the half 
mile and then also to add those clarifying those accessory use definitions and she struck out the B-4 from 
the ordinance and then maintained the strikeout of B-5 which was included in the original version and 
then added a Section 4 at the end that just says that legally established active non-conforming gas 
stations may be reconstructed on the same lot following demolition, just to clarify that if there should be 
a remodel, that gets so far as removing the building and rebuilding the building. She mentioned that 
there was still much room for the Planning Commission to debate and discuss, but those were the 
changes that were made based on the 1/2 mile spacing. She added that there were certainly more sites in 
the city that could be constructed than there was under the one-mile, which was all but almost entirely 
prohibitive, except for one or two locations. 

Assistant Law Director Morgan stated that the changes that she heard go toward addressing some of the 
concerns she had but at this point she would say as far as the Commission went, if they were satisfied 
that those changes left enough room for the building of gas stations, new gas stations with the half mile 
radius, then that would address that concern. She mentioned that the other concern was, is there a 
reasonable distinction between what was an accessory use and the more free-standing ones and just 
treating those differently made sense in that case then addresses one of the concerns she had as well. 
She stated that as they went forward, she would ask them to consider whether those were sufficiently 
addressed by the changes that they were seeing. 

Chairman Smolik asked if there any members of the audience that wanted to comment on the issue 
brought before the Commission. 

Council Liaison Abens stated that the reason he introduced the legislation was due to traveling along 
Center Ridge and all the gas stations that they had there and trying to prevent that situation from 
occurring on some of the other throughways. He explained that some of the changes that had been made 
were changes that made it more palatable and didn’t affect the values of any other properties. His main 
concern was down the road, and Lorain Road was wide open for numerous gas stations if they didn’t put 
some type of restrictions on it and the one thing he had noticed was that they didn’t need that many 
more gas stations right now. He commented that yes, on the western end of North Ridgeville, they 
probably could use a couple of gas stations, but again, with the regulations as written there, they could 
still get that particular area serviced. He mentioned that what came to mind was at the corner of Lorain 
and 83, in the corner of Sugar Ridge and 83, all those could still within the stay outside that half mile 
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radius and they could put in gas stations at that point as well. He indicated that he had heard rumors 
about a gas station at. Chestnut and the 83 extension, that somebody was interested in putting a gas 
station there and the one piece of land there, he thought it was B-3, it was it was changed years ago for a 
hospital clinic that never got built, they could possibly use a gas station there and it would still allow gas 
stations in areas of need. He said that it would still limit gas stations where they just weren’t needed 
anymore and that also with the provision that if they wanted to put it within that half mile, it would need 
to be more or less an accessory rather than the main business. That encouraged some of the larger lots 
that were still available, and it encouraged a more substantial development rather than just a gas station. 

Chairman Smolik stated that sitting on Planning Commission, the choices they made now really don't 
impact the city until many years later, like maybe 20-30 years. He said that he thought it was important 
that they started thinking about some of those issues that could impact the city down the road, and he 
thought this was one of them because things were changing. He stated that they were moving away from 
the single gas station per se to those large development types, where they had a big box store and then 
some pumps or something to that similar effect. He commented that he thought that was probably the 
way it was transitioning. He stated that he thought changing the mile to half mile did still allow some 
parcels still to develop the standalone gas station. He added that he thought it was a good collaboration 
of all the comments put together, and he liked what he saw.  

Member Toth stated that he had a question for the administration. He said that he wanted to speak 
specifically about Snappy Gas located at the corner of Chestnut and Route 83, and that it was essentially 
the only gas station serving that quadrant of North Ridgeville. He stated that it was an independent 
station and was curious if that owner/operator decided to close that gas station, would one have to wait 
one year in order to build another gas station somewhere within that half mile. He asked if they would 
have wait until that a lot became non-conforming before they could proceed with the construction of 
another station. 

Director Liber commented that that was a good question. She remarked, so if the gas station were to go 
out of business, the facility itself remained, so it was not demolished and it was still there, but it was 
closed.  

Member Toth stated, say they just shut off their gas distribution, they just operate as a convenience 
store.  

Director Lieber commented that then in the time being before that gas station lost its ability to reopen 
another gas station were located in 1/2 mile from them. 

Member Toth stated that that was correct. 

Assistant Law Director Morgan stated that there used to be language about “not used for its purpose” and 
asked if that had been taken out or changed in any way in “non-conforming uses”. Not just that it's 
physically removed, but it's simply not used for the use that it was originally built for. She stated that she 
didn’t remember the time frame, but she would have to go look it up, but it would become non-
conforming if it was not used. 

Member Toth stated within a year. 
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Director Lieber stated that prior to the update, it was a two-year period of time before something became 
nonconforming, which seemed excessively long, so it was changed to one year. She stated that she 
couldn’t answer his question without further research, but that it was a good question.  

Law Director Morgan asked if he was talking about if the same thing wanted to go in there. 

Member Toth responded “or within that half-mile radius that that particular legislation would prohibit, 
would they maintain basically a placeholder spot”. 

Director Lieber remarked like across the street or on the opposite corner, that was zoned B-3, could a gas 
station open there, snap these saying they're vacant but not demolished and then six months later new 
operator comes in and wants to reopen.  

Member Toth stated that that was correct. 

Council Liaison Abens stated that it would depend on how they closed, if they closed business period 
because he believed EPA regulations would start taking over, meaning they would have to pull their 
tanks and that would be within a couple of months of closing. He discussed that if it was a matter of 
closing and another owner taking over, that would be a different story. He said that if they closed and 
went bankrupt, and left, they would have to pull their tanks and he didn’t think the year was effective at 
that point, they just had to pull their tanks.  

Director Lieber stated that she would think the loss of their tanks would render it not able to be 
reopened.  

Council Liaison Abens stated that that was correct. He mentioned that he believed that when new 
ownership took over, the EPA again would step in and ask, how old are those tanks in the ground, the 
new owner may be required to put in new tanks as well.  

Assistant Law Director Morgan stated that that might be required, but they knew how fast BUSTER 
moved. 

Council Liaison Abens stated that he understood but he was just saying that based upon that, the year 
may not apply. He added that if they closed for business purposes or bankruptcy, they would be longer 
in compliance because they would now get an order pulling tanks. 

Member Ali stated that with his Sunoco, BUSTER gave them two years, but that was going back 10 years. 
He stated that if he had to shoot from the hip stated that it was probably about a year for the Ohio EPA 
BUSTER. 

Council Liaison Abens commented that they give them two years, but they give them the orders to pull 
those tanks though. 

Member Ali stated that he thought it was about a year before they gave the orders. 

Director Lieber stated that one nuance was that the Snappy gas example, she didn’t know if it was 
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currently within 1/2 mile of another gas station, but if it were too close, it was not in and of itself non-
conforming, yet it could be opened as a gas station again because again it was zoned B-3 and it would not 
be within 1/2 mile. It would be if another gas station were to come in, that would be the issue as to 
whether it could reopen. She stated that it was not really a non-conforming issue because that could 
happen somewhere on Center Ridge where a gas station closed and was non-conforming and then that 
year mattered more. She stated that if the site was not within a 1/2 mile, there's no nonconformity 
happening. 

Council Liaison Abens discussed that if Snappy decided to close for whatever reason, the ordinance 
would make the property more valuable to that person who wanted to put a gas station in that area, 
because now he'll consider taking over that site rather than trying to fight our regulations. 

Member Ali stated that once they pulled those tanks the property it looked bad, like a war zone. 

Vice-Chairman Schumann asked Member Toth if there was a desire to keep the gas station at that 
location, if that was what he was saying for a lot of reasons  

Member Toth remarked or anywhere in that area to service that side of North Ridgeville because they 
had nothing there.  

Vice-Chairman Schumann asked if he meant that particular site. 

Member Toth stated that he was more concerned about them closing and being a placeholder for one 
year. He discussed that they didn’t even need to close, they could just quit selling gas, and you couldn’t 
put another station within a half of a mile. 

Member Ali stated that from personal experience, once those tanks were removed that property was like 
a nuclear landfill. You might as well sell the land full of tires because nobody will want that property.  

Council Liaison Abens stated that that was one of the reasons for the legislation because they had a 
number of gas stations along Center Ridge or areas that were gas stations. He stated that he could point 
to the corner and that was one of the reasons why you would want to limit gas stations, because if a gas 
station went in there, it would be a gas station site for probably the next 50 to 100 years and that's why we 
want to try and limit gas station development. He mentioned that he was sorry that he couldn’t find it but 
he did have it, he had a picture of the corner over on 83 and Center Ridge from 1947 that showed a Gulf 
Gas Station and a parade going by it and guess what, they still can't build over there because of that Gulf 
Gas Station. He mentioned that now they did have a grant to clean and reclaim, but that was the second 
one and he had heard all kinds of stories about the owner of that station. He stated that the point was 
that they needed to limit gas stations and that he was looking 50 years down the road and he would sure 
like the city to have more than just gas stations or abandoned sites because, “it used to be a gas station” 
or “we can't do anything with it”. He stated that he grew up in Parma and they had a gas station on just 
about every corner, and those corners are dead sites. 

Vice-Chairman Schumann stated that one of the biggest issues that he had with the legislation originally 
a month ago was what Mr. Toth brought up about the west side of town being so underserved and he 
thought there was a lot of room for a gas stations and a lot of other stuff on the west End of town.  He 
discussed that he thought the half of a mile was a lot more appropriate and he was a lot more 
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comfortable with it. He commented that he wasn’t really sure about Member Toth’s issue, but he was 
comfortable with the legislation now.  

Chairman Smolik asked if there were any other questions or concerns. 

None were given. 

Moved by Abens and seconded by Ali to approve the legislation. 

A roll call vote was taken and the motion carried. 

Yes – 4 No – 1 (Toth)  

O 2025-145  An Ordinance providing for the renaming of Thibo Trail to Orchard Park Drive. 
(Introduced by Mayor Corcoran; First Reading on 11-03-2025) 

 

Ordinance was read. 
 
Chairman Smolik asked Director Lieber if she wanted to discuss the legislation. 

Director Lieber explained that the legislation was initiated as a petition by the developer and that the 
applicant had requested the name change of Thibo Trail. She discussed that they indicated due to 
frequent misspellings or mispronunciations Thibo Trail, the applicant had considered Ridgewood Way 
as an alternate name, but Planning Commission noted that there could be some potential confusion as 
there is an existing mobile home community off of Center Ridge Road. She stated that she knew that they 
had an Orchard Lane and an Orchard Grove Court already, but Orchard Park Drive seemed sufficiently 
distinct to avoid that confusion. She said that there had also been raised the issue of just the entrance 
being a driveway and also a private street and where the street name should start, so she thought 
critically Planning Commission should confirm through this process where the street name Orchard 
Park Drive would begin as it did not begin right at that intersection at 83. Those homes existing on the 
entrance drive are Avon Belden addresses and it would be confusing to have a street name sign right at 
that. For that driveway intersects with Avon Belden when it comes to deliveries or other kinds of 
response. So having a development sign there that would identify the development she thought was 
appropriate, but having the street name sign would not be appropriate until the point the street started, 
which would be at the bend once it entered into the site and then traveled past those existing single 
family homes and then into the development, so I she suggested that this process, they defined where 
that street name should start and then also make sure it was distinct from those existing homes that were 
on Avon Belden. 

Assistant Director Morgan stated that it just occurred to her and wasn't an issue that she had looked at 
previously, but she thought they were encouraged to have a street have one name the whole length of it. 
She mentioned that the procedure for name changing either for a street or an alley and looking at our 
definitions and it didn’t doesn't fit the definition for an alley that we have because an alley is something 
to provide access to the rear or the side of lots and not intended for the purpose of through vehicular 
traffic, so it’s not an alley. She stated that if they wanted to approve a name change, then they would 
have to call it a street, and it seemed unusual to her to have a street name change halfway through or 
where exactly it would change. She asked if it would be Thibo Trail for how far in. 

Page 8 of 106



NORTH RIDGEVILLE PLANNING COMMISSION             PAGE 7 
REGULAR MEETING–TUESDAY, NOVEMBER 12, 2025 

Director Lieber stated that it would not be Thibo Trail at all. She discussed that there were subdivisions 
throughout North Ridgeville where the name changes on the bend.  

Assistant Law Director Morgan stated they have had an ordinance that says it shouldn't, but she was 
correct. She stated that she thought they were going to name it the same all the way through, but it's 
something to consider whether the Commission thought it was an appropriate thing to do and they had 
to be satisfied that it is indeed a street. 

Chairman Smolik asked if there was anyone in the audience that wished to comment or had questions in 
regard to the application. 

Holly Swenk, 36259 Center Ridge, North Ridgeville, OH 44039 

Ms. Swenk stated that the issue she had was with the people who own the homes that were currently on 
83 and stated that they would have to change their trusts and their mortgages. She stated that the USPS 
would have to be all changed and asked who would pay for that change if they were to rename it starting 
at 83. She stated that she did not want them to have to go through that hassle as homeowners.  

Chairman Smolik asked if there were any other questions or comments from the audience.  

Mallory Mazurek, SLK Capitol Holdings LLC, 27106 E Oviatt Rd, #40411, Bay Village, OH 44140 

Ms. Mazurek  Stated that she was representing the landowner and developer at Richfield Farms and 
confirming what Director Lieber stated, the existing homes would maintain their address as Avon 
Belden as the current plan showed and shown on the street sign starting at the bend and that currently 
would be Thibo Trail but they would like it to change to Orchard Park Drive. 

Chairman Smolik stated that it was his understanding that none of the addresses on Avon Belden wanted 
to change their address, they wanted to keep it the same. He asked what emergency services comments 
were on it and asked what they would like to see for mutual aid because mutual aid was a big thing for 
someone from another city coming in. 

Director Lieber stated that their comment to the city engineer was that they use their GPS system and 
they punch in an address and then they go, so as long as they're not looking at street signs to navigate 
their way to an emergency, so as long as the houses are and the units are properly addressed, they will 
find their way there. 

Vice-Chairman Schumann commented that it was a private street, so essentially, it's a big driveway, 
right.  

Director Lieber stated that it wasn’t a private driveway, it was a private street. 

Vice-Chairman Schumann stated that he didn’t know why they would have a have a problem with 
changing the name and leaving those addresses on 83, he remarked that he didn’t see an issue.  

Chairman Smolik stated that he was a little confused. He said that if the street name was changed, we'll 
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call it the north-south leg, the United States Postal Service wants them to change their address then and 
asked if that was what he was hearing. 

Director Lieber stated that she did not believe that the post office wanted them to change their 
addresses, and she didn’t know what happened with Lorain County, but the post office accepts addresses 
from the Building Official. Lorain County has been showing that stretch in front of the Avon Belden 
houses as Thibo Trail, but the city is unsure as to how they got that information because it was not 
provided as part of the recorded plat because it didn't have street names on it at the time. So that's a bit 
of a mystery that will have to be corrected with Lorain County, but the post office has not changed 
though. She explained that if you clicked on those individual homes, the address, the street name has 
not changed, and they were still listed as Avon Belden. She commented that they just wanted to ensure 
that our records, the mapping, the post office, everything is saying the same thing, that those continue to 
be Avon Belden addresses and that the bend is where the new street begins and from that point forward 
all the addresses would be the Orchard addresses. 

Chairman Smolik stated that the consensus seemed to be that no one really has an issue with the name 
change, it was more or less the limits. He mentioned that it sounded like the administration preferred 
where it went from north to south to bends to east to west, that was where they think the name change 
should occur and then the rest would be just an unnamed private road. He asked if that was the way they 
looked at it.  

Director Lieber stated that that was correct.  

Chairman Smolik commented that emergency services would have an address still as Avon Belden for 
wayfinding they would still be able to find that. He asked if those people had any issues getting any mail 
and remarked that they had always been that way since the overpass went in, so nothing had really 
changed. He asked if there were any other further questions or comments. 

Member Ali stated that he agreed with Paul and where it stopped and with what Holly said regarding fees 
and the process.  

Moved by Smolik and seconded by Ali to approve the legislation for the renaming of Thibo Trail 
to Orchard Park Drive with the limits starting where that private drive starts to go east to west 
and for the people on that private street north to south will have no name change and will still 
have an Avon Belden address.   

 A roll call vote was taken and the motion carried. 

Yes – 5 No – 0  

NEW BUSINESS 
 
ADJOURNMENT 
 
Vice-Chairman Schumann adjourned the meeting at 7:35 PM. 
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_________________________                                               ___________________________ 
James Smolik   Tina Wieber 
Chairman   Deputy Clerk of Council 
 
 
 Tuesday, December 9, 2025  
Date Approved 
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Planning Commission Comment Sheet 
 

 

 
BC010-1022 

 

PROJECT INFORMATION   

Ridgefield Subdivision  
Proposed project   

Preliminary Phases 19 & 20  07-00-001-000-473 
Location  Parcel number 
December 9, 2025  November 26, 2025 
Meeting date  Comments due 

 
RECOMMENDATIONS  
Type comments here. Attach additional sheets as necessary. 
 
        Preliminary Plan Review 
 

1. 1282.11 (b)(2) In the Model Home Park area S/L 56 Cluster Dwelling shall be 35 feet from S/L 1 
side property line. 

2. 1282.11 (c)(2) Single Family corner lots shall have 95 feet of width. 
3. All sublots need to be numbered consecutively all the way to S/L 980. 

 
SUBMITTED BY  
 
Guy M. Fursdon 

  
Chief Building Official 

Administrative officer signature  Title 
 
Planning Commission Bylaws Article V Section 2 – Administrative Review. All applications including those plans and maps 
submitted to the Commission shall be referred to Administrative Officers. Comments and recommendations by Administrative 
Officers, if any, shall be forwarded to the Secretary not later than ten (10) calendar days after receipt. Administrative Officers who 
have not acted within the allotted time shall be deemed to have concurred with plans as submitted. 
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Subdivision

No. 19

Subdivision

No. 20

Subdivision
No. 19

Model
Park
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DATE:  November 17, 2025  1ST READING: November 17, 2025 
INTRODUCED BY:  Mayor Corcoran  2ND READING:  
REFERRED BY:    3RD READING:   
   ADOPTED:  
   EMERGENCY:  

 
 

ORDINANCE NO. 2025-154 
 

AN ORDINANCE SUSPENDING BY-RIGHT CLUSTER SUBDIVISIONS IN THE R-1 
RESIDENCE DISTRICT AND AMENDING CHAPTERS 1250, 1280 AND 1282 OF THE 

NORTH RIDGEVILLE ZONING CODE. 

WHEREAS, the North Ridgeville Ridgeville Ready Master Plan recommended a 
comprehensive audit and update of residential zoning districts to better manage new development, 
ensure compatibility with existing neighborhoods and provide clearer guidance for open space, 
density and community amenities; and 

WHEREAS, since adoption of the Master Plan, city staff and consultants have conducted 
a detailed review and diagnosis of the existing zoning code, identifying opportunities to improve 
clarity, enforceable standards and review processes for residential development, including cluster 
subdivisions; and 

WHEREAS, as part of the draft zoning code updates, it has been recommended that the 
by-right ability to propose cluster subdivisions in the R-1 Residence District be removed, ensuring 
that any new cluster-style developments are reviewed through a Planned Unit Development (PUD) 
rezoning process that considers density, amenities, traffic and broader community impacts; and 

WHEREAS, the city desires to implement this recommended approach to suspend by-
right cluster subdivisions in a manner consistent with the Master Plan and ongoing zoning code 
updates, while preserving the integrity of existing approved subdivisions; and 

WHEREAS, the North Ridgeville Planning Commission considered the proposed 
amendments at their meeting of ________________________ and, by formal motion, 
(recommended/did not recommend) that the ordinance be approved; and 
 

WHEREAS, following publication of newspaper notice in conformance with the 
provisions of Section 9.1 of the Charter and Section 1246.03(d) of the Zoning Code, a public 
hearing was held on _________________________; and 
 
 WHEREAS, it is the desire of this Council to amend these Codified Ordinances. 
 
 NOW THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF 
NORTH RIDGEVILLE, LORAIN COUNTY, OHIO, THAT: 
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Ordinance No. 2025-154  Page 2. 
 
 
 SECTION 1. The provisions of the North Ridgeville Zoning Code permitting cluster 
subdivisions by right in the R-1 Residence District, as set forth in Chapters 1250, 1280 and 1282, 
are hereby suspended indefinitely. Effective upon the adoption of this ordinance, no application 
for a new cluster subdivision in the R-1 Residence District shall be accepted, reviewed or approved 
as a by-right use. 
 
 SECTION 2. Amendments to Chapters 1250, 1280 and 1282 implementing this 
suspension are set forth in Exhibit A, Exhibit B and Exhibit C, respectively, which are attached 
hereto and incorporated by reference. 
 

SECTION 3. All previously approved cluster subdivisions shall remain governed by the 
zoning standards in effect at the time of their approval. Nothing in this ordinance shall render any 
existing cluster subdivision non-conforming. 
 

SECTION 4. In all other respects, the North Ridgeville Zoning Code, as amended from 
time to time, shall remain in full force and effect. 
 
 SECTION 5. It is found and determined that all formal actions of this Council concerning 
and relating to the adoption of this Ordinance were conducted in an open meeting of this Council, 
and that all deliberations of this Council and any of its committees that resulted in such formal 
action were in meetings open to the public in accordance with all legal requirements, including 
§121.22 of the Ohio Revised Code. 
 
 SECTION 6. This Ordinance shall take effect and be in full force from and after the earliest 
period allowed by law. 
 
 

PASSED:___________________________ _________________________________ 
  PRESIDENT OF COUNCIL  
 
  ATTEST:_________________________ 
                     CLERK OF COUNCIL 
 
APPROVED:_________________________ _________________________________ 
   MAYOR 
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CHAPTER 1250. RESIDENCE DISTRICT 

1250.01 Intent 

It is the intent of the City in the establishment of the R-1 Residence District to provide for areas of low residential 
density and to stabilize and protect those areas where such low residential densities exist. Cluster subdivisions are 
permitted in this District for use where it is desired to avoid the expense of large lot development and to preserve 
natural open spaces and low population density.  

(Ord. 2748-93, 4-19-93) 

1250.02 Permitted and conditional uses 

(a) In an R-1 Residence District, no building or land shall be used or changed in use, and no building shall be 
located, erected or structurally altered, unless otherwise provided herein, except for one or more of the 
following uses:  

(1) Farms and agricultural uses.  

(2) Single-family residences.  

(3) Schools and other public uses.  

(4) Churches and other semi-public uses.  

(5) Customary accessory uses.  

(b) The following uses shall be deemed conditional uses in an R-1 District:  

(1) Two-family residences.  

(2) Cemeteries, including mausoleums, provided that any new cemetery shall contain an area of not less 
than ten acres.  

(3) Golf courses, except miniature courses and practice driving ranges operated for commercial purposes.  

(4) Customary home occupations.  

(5) Private clubs and grounds for games and sports, provided that no mechanical amusement is permitted 
which is normally incidental to a commercial use. Swimming pools and fishing lakes are also conditional 
uses.  

(6) Institutions.  

(7) Senior Citizen Planned Residential Developments.  

A. Project Development Requirements for Senior Citizen Planned Residential Developments. No 
application for a Senior Citizen Planned Residential Development as an R-1 Conditional use which 
includes plans for the development of a project that does not strictly comply with the following 
requirements shall be approved:  

i. Intent of Development. 

1. The Development will occur in a unified manner and in a way that is compatible 
with the surrounding land uses and harmonious with abutting single family 
neighborhoods;  

2. Provides for a substantially maintenance free residential environment designed 
to ensure that aesthetically pleasing environments are created;  
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3. Is designed for, reserved for, maintained as and marketed as a residential 
community for persons who are at least 55 years of age in compliance with the 
Housing for Older Persons Act of 1955;  

4. The Developer has presented a plan which adequately ensures that all phases 
of development are and shall remain consistent with the requirements and 
conditions of all ordinances pertaining to Senior Citizen Planned Residential 
Developments.  

ii. Development Design Criteria. 

1. Required Amenities. Each Senior Citizen Planned Residential Development shall 
provide a clubhouse or other community building that includes 
meeting/assembly space for use by residents of the development.  

2. Private Streets and Shared Drives. A Senior Citizen Planned Residential 
Development may include private streets and shared drives, provided that:  

(a) Construction methods, standards and materials for private streets and 
shared drives meet accepted engineering practices and are approved by 
the City Engineer.  

(b) The location, design and construction of all utilities on private or common 
land are approved by the City Engineer.  

(c) The preservation and maintenance of all private streets and shared drives 
and utilities on private land is assured according to the requirements set 
forth in Subsection (b)(7)A.ii.3.(b) below.  

3. Common Areas. Common areas, including the clubhouse, private streets, and 
landscaping shall be maintained and controlled according to the following:  

(a) A homeowners association shall be created so that such association is 
responsible for the maintenance and control of common areas, including 
the clubhouse, private streets, shared drives, landscaping and snow 
removal.  

(b) The Law Director shall determine that, based on documents which shall 
be submitted with the development plan, the association's bylaws or 
code of regulations ensure that the Association be responsible for 
maintenance, control, and insurance of all common areas, including 
clubhouse, private streets, shared drives, landscaping.  

(c) Required Utilities. Each use and all dwelling units in a Senior Citizen 
Planned Residential Development shall be served by central water, 
sanitary sewer facilities and underground utilities.  

iii. Physical Project Development Requirements. 

1. Minimum Project Area. The gross area of a tract of land proposed to be 
developed as a Senior Citizen Planned Residential Development (SCRD) shall 
not be less than 15 acres nor greater than 50 acres. The project area of a SCRD 
shall be in one ownership, or if in several ownerships, the application shall be 
filed jointly by all owners of the properties included in the proposed SCRD 
boundaries.  

2. Access. A Senior Citizen Planned Residential Development shall have direct 
access onto a major roadway (which is a major, primary or secondary arterial) 
and shall avoid access on local residential streets.  
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3. Maximum Project Area Coverage. Impervious surfaces, including areas devoted 
to buildings and pavement within a Senior Citizen Planned Residential 
Development shall not occupy more than 50% of the project area.  

4. Maximum Density. For independent dwelling units, the density shall not exceed 
four units per acre, subject to the approval of Planning Commission pursuant to 
subsection (b)(7)C. below.  

5. Building Arrangements and Setbacks. In order to ensure that a Senior Citizen 
Planned Residential Development is compatible with the existing residential 
environment of North Ridgeville, such development shall comply with the 
following:  

(a) Dwelling units may be arranged in various groups, courts, sequences or 
clusters with open spaces organized and related to the dwelling units so 
as to provide privacy and to form a unified composition of buildings and 
space, provided all buildings are located on the development site in 
compliance with the building setbacks set forth below. 

(b) Schedule of Minimum Setbacks:  

Schedule of Min. Setbacks Building Parking 
Setback from existing public street 
right-of-way  

35 ft.  Not permitted in front of building  

Setback from proposed internal 
street  

25 ft.*  Parking permitted  

Setback from project boundary, other than a public street:  
- Abutting a lot in Nonresidential 
District  

20 ft.  10 ft.  

- Abutting a lot in a Residential 
District  

20 ft.  20 ft.  

 

*Measured from the right of way of a public street and from the edge of the 
pavement for a private street.  

6. Required Perimeter Buffer. Whenever an SCRD abuts another lot in a 
Residential District, a buffer area with a minimum width of 20 feet shall be 
located adjacent to the project boundary line, within the required setback from 
the project boundary specified in the Schedule of Minimum Setbacks above.  

(a) Such buffer may be located in a common area or on individual lots.  

(b) The buffer area shall include landscaping and/or screening to a minimum 
height of six feet by use of hedges, planting, fence or other screening as 
may be determined by the Planning Commission.  

7. Minimum Unit Sizes. The minimum floor area for independent dwelling units 
shall be as follows:  

(a) Each one-bedroom unit shall include a minimum of 1,000 square feet.  

(b) Each two-bedroom unit shall include a minimum of 1,000 square feet.  

(c) Each three-bedroom unit shall include a minimum of 1,200 square feet.  

8. Parking. The following off-street parking regulations shall be required:  
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(a) Independent dwelling units shall provide off-street parking spaces at the 
rate of two spaces per dwelling unit. All required spaces shall be 
enclosed. In addition, one guest parking space shall be provided for every 
five dwelling units.  

(b) The community recreation facilities shall provide one off-street parking 
space per each 200 square feet of floor area.  

B. Permitted Buildings and Uses. No application for a Senior Citizen Planned Residential 
Development as an R-1 Conditional use which includes plans for the erection, existence or 
maintenance of buildings, or for uses other than the following, shall be approved:  

i. Main Buildings and Uses. 

1. Independent dwelling units, which may include single-family units and attached 
two-family units.  

2. Common open space.  

3. Club House.  

(a) The construction of the clubhouse facility must be commenced prior to 
the point at which the total Senior Citizen Planned Residential 
Development is 50% complete.  

(b) Accessory Uses. 

(a) Private garages and parking areas;  

(b) Signs;  

(c) Supporting recreational uses/facilities such as but not limited to: 
Tennis courts, picnic areas, gazebos, garden plots, and parking for 
recreational vehicles.  

C. Density in Senior Citizen Planned Residential Developments. Where Senior Citizen Planned 
Residential Development is approved as a conditional use in an R-1 residential district, the 
density requirement may be modified by the Planning Commission to a density no greater than 
4.0 families per acre for that conditional use only after a regular public meeting of the Planning 
Commission and upon consideration of the following factors:  

i. The degree of benefit/detriment the development could bring to the community and/or 
the City; and  

ii. How well the project fits or does not fit into the existing site and community, and  

iii. The size of the proposed density change; and  

iv. Any other traffic or safety issues presented by the proposed development; and  

v. All project development requirements and permitted building uses contained in ordinances 
regulating Senior Citizen Planned Residential Developments.  

D. Planning Commission Review. No application for approval of a Senior Citizen Planned Residential 
Development which includes plans for the development of a project that do not strictly comply 
with the provisions of this section shall be approved by the Planning Commission.  

(Ord. 2748-93, 4-19-93; Ord. 2855-94, 4-4-94; Ord. 4090-2004, 12-20-04; Ord. 5983-2022, 8-1-22) 
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1250.03 Building height 

No building or structure in an R-1 Residence District shall exceed thirty-five feet in height, except as otherwise 
provided in this Zoning Code.  

(Ord. 2748-93, 4-19-93) 

1250.04 Lot and yard requirements 

(a) Required Lot Area, Depth and Width. In an R-1 Residence District, lot area, depth and width shall be as 
follows:  

(1) Each single-family dwelling or other building permitted as provided in this chapter shall be located on a 
lot having an area of not less than 21,150 square feet, a width of not less than ninety feet and a depth 
of not less than 200 feet, unless otherwise permitted by this Zoning Code. Notwithstanding the 
foregoing lot width requirement for each single-family dwelling or other permitted building, all corner 
lots in residential areas for single-family or other permitted buildings shall have a minimum width of 
not less than 110 feet.  

(2) Each single-family dwelling or other building permitted as provided in this chapter that is furnished 
with Municipal water and sewer services or a comparable improved system of water and sewer 
utilities, shall be located on a lot having an area of not less than 16,200 square feet, a width of not less 
than ninety feet and a depth of not less than 150 feet, unless otherwise permitted in this Zoning Code. 
Notwithstanding the foregoing lot width requirement for each single-family dwelling or other 
permitted building, all corner lots in residential areas for single-family or other permitted buildings 
shall have a minimum width of not less than 110 feet.  

Notwithstanding anything set forth in paragraph (a)(1) or (2) hereof to the contrary, the provisions 
relating to the minimum width of corner lots shall not apply to any single-family dwelling or other 
permitted structure in residential areas which has been constructed or approved for construction prior 
to the effective date of Ordinance 3414-99, passed March 1, 1999.  

(3) Each two-family dwelling permitted as provided in this chapter shall be located on a lot having an area 
of not less than 29,375 square feet, a width of not less than 125 feet and a depth of not less than 200 
feet, unless otherwise permitted by this Zoning Code.  

(4) Each two-family dwelling permitted as provided in this chapter that is furnished with Municipal water 
and sewer services or a comparable improved system of water and sewer utilities, shall be located on a 
lot having an area of not less than 22,500 square feet, a width of not less than 125 feet and a depth of 
not less than 150 feet, unless otherwise permitted in this Zoning Code.  

(b) Required Yards. Yards of the following minimum depths or widths shall be provided for all lots in an R-1 
District, unless otherwise permitted by this Zoning Code:  

(1) Front Yards. The depth of the front yard shall be not less than fifty feet.  

(2) Rear Yards. The depth of the rear yard shall be not less than fifty feet.  

(3) Side Yards. Each lot or parcel of land shall be provided with two side yards as follows:  

A. The sum of the side yards for a single-family residence shall be not less than twenty feet, and 
neither side yard shall be less than ten feet.  

B. The sum of the side yards for a two-family dwelling shall be not less than forty feet, and neither 
side yard shall be less than twenty feet.  

(4) Frontage. No dwelling shall be erected on a lot having frontage of less than sixty feet at the right-of-
way line, unless such lot was designated on a recorded plat or separately owned on the effective date 
of this Zoning Code (Ordinance 335-66, passed July 5, 1966) and cannot be practically enlarged to 
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comply with this requirement. Further, said lot shall not diminish to less than sixty feet from the right-
of-way line to the building.  

((Ord. 2748-93, 4-19-93; Ord. 2854-94, 4-4-94; Ord. 3414-99, 3-1-99) 

1250.05 Signs 

Provisions relating to signs in an R-1 Residence District shall be as provided in Chapter 1286.  

(Ord. 2748-93, 4-19-93) 

1250.06 Off-street parking and loading 

Provisions relating to off-street parking and loading in an R-1 Residence District shall be as provided in Chapter 
1285.  

(Ord. 2748-93, 4-19-93) 

1250.07 Density 

The gross residential density in an R-1 Residence District shall be 2.3 families per acre.  

(Ord. 2748-93, 4-19-93) 
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CHAPTER 1280. CLUSTER SUBDIVISIONS 

1280.01 Intent Applicability 

In permitting cluster subdivisions, it is the intent of the City to make reasonable provisions through which, during 
the subdivision of land, natural elements of the landscape and population density within districts may be 
maintained, development costs may be lessened and physical living conditions within the City improved. The 
provisions of this chapter are set forth to provide extra amenities for the City and not as an automatic reduction of 
lot size requirements.  

(Ord. 335-66, 7-5-66) 

As of the effective date of Ordinance 2025-XX, no new cluster subdivision may be submitted or approved under 
this chapter. Requirements remain for historical reference only. 
 

1280.02 Requirements 

A cluster subdivision may be permitted in R-1 and R-2 Districts if the following conditions are met:  

(a) The development contains a minimum of twenty dwelling units.  

(b) The gross residential density (families per acre) is no greater than if the tract were developed with 
minimum lot sizes as specified in this Zoning Code for the appropriate type of residential use within the 
district. To compute the gross residential density of a given subdivision, the total number of buildable 
acres is divided into the total number of dwelling units proposed, the answer being in dwelling units or 
families per acre. Unbuildable area, such as lakes, ponds, streams, swamps, hazardous topography or 
soils and land that are not available to the owner for development because of easements, shall not be 
considered as part of the gross acreage in computing the maximum number of dwelling units that may 
be created under this procedure, unless otherwise determined by the Planning Commission and 
Council.  

(c) The location, shape, size, intended use and legal responsibility for the tenure and maintenance of 
common land is approved by the Planning Commission and Council and meets the following 
requirement: The common land is publicly dedicated to the City or a property ownership corporation, 
or is reserved by deed for use in common by the residents of the subdivision, each property owner 
receiving an undivided proportionate share in such common land.  

(d) Reductions in lot width, area and yard requirements are approved by the Planning Commission and 
Council and do not exceed fifteen percent of the district requirements. For purposes of this subsection, 
the reduction is not a variance as defined in Section 1294.01(g)(1).  

(e) The proposed development is designed to produce an environment of stable and desirable character 
and is approved by the Planning Commission and Council.  

(Ord. 335-66, 7-5-66; Ord. 2216-87, 11-2-87) 

1280.03 Approval procedure 

(a) A person, firm or corporation desiring to create a cluster subdivision shall apply to the Administrative Officer 
for a building permit and a certificate of occupancy for such subdivision. The application shall be 
accompanied by a map or plat of the proposed cluster subdivision showing:  
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(1) The dimensions and location of all existing and proposed buildings, driveways, off-street parking areas, 
topography, abutting streets, highways and other features within 200 feet of the property lines of the 
parcel.  

(2) Architectural plans for all proposed buildings, walls and fences.  

(3) Plans or reports showing the proposed collection, treatment and disposal of sewage produced on the 
area of the cluster subdivision.  

(4) Additional data which may be required by the Planning Commission and Council to judge the 
subdivision and its effect upon the surrounding area and the City.  

(b) The Administrative Officer shall convey such plans and reports presented by the applicant to the Planning 
Commission, which shall make a study thereof and present its findings thereon to Council.  

(c) Upon the receipt of the findings of the Planning Commission, Council shall study the same and, if concurring 
therewith, shall direct the Administrative Officer to issue the building permit and the certificate of occupancy 
to the applicant. Such certificate of occupancy may contain conditions attached thereto by Council as it 
deems necessary in the best interest of the City and such certificate shall be revoked if such conditions are 
not followed.  

(d) Dedication of Land for Public Use; Easements; Acceptance of Streets and Utilities. If the final plat indicates 
land for public use, the Planning Commission's approval of the plat and Council's formal approval of Planning 
Commission's action shall constitute the acceptance of any land dedicated for public use and acceptance of 
any easement. Following approval, the City shall sign the plat for recording with the County. The acceptance 
of any street, improvement or utility for public use and maintenance by the municipality shall be by separate 
action of Council.  

(Ord. 335-66, 7-5-66; Ord. 5495-2017, 11-20-17)
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CHAPTER 1282. SINGLE-FAMILY DETACHED AND CLUSTER DEVELOPMENT 

1282.01 Intent Applicability 

In order to encourage greater attractiveness, flexibility and utilization of space to obtain a more desirable 
environment than may be possible through the strict application of minimum requirements of the conventional 
single-family district, contiguous one-family dwellings may be clustered in accordance with the regulations of this 
Zoning Code to permit the flexible spacing of lots and buildings in order to encourage:  

(a) The creation of functional and interesting residential areas;  

(b) The provision of readily accessible recreation areas and open spaces;  

(c) The conservation of the natural amenities of the landscape; and  

(d) The separation of pedestrian and vehicular circulation.  

(Ord. 2886-94, 7-18-94) 

As of the effective date of Ordinance 2025-XX, no new single-family detached and cluster development may be 
submitted or approved under this chapter. Requirements remain for historical reference only. 

1282.02 Definitions 

As used in this chapter:  

(a) "Cluster area", "cluster use", "cluster dwelling" and "cluster portion of the development area" mean 
that part of the development area designed and intended for the construction of single-family dwelling 
units in a unified and harmonious arrangement as reflected on a plan indicating all dwelling units 
within a specific portion of the development area.  

(b) "Detached single-family unit", "detached single-family dwelling" and "detached single-family portion of 
the development area" mean that part of the development area designed and intended for the 
construction of single-family dwelling units to be located upon separate individual lots.  

(Ord. 2873-94, 6-6-94) 

1282.03 Application; scope 

The provisions of this chapter shall apply whenever an owner or developer elects to submit plans in accordance 
with the provisions of this chapter and whenever the Planning Commission finds and determines that the 
application of the planning standards and regulations of this chapter are required in order to:  

(a) Preserve or protect natural features or environmental conditions of a land area proposed to be 
developed;  

(b) Meet the open space or recreational needs of future residents of a land area proposed to be 
developed;  

(c) Provide for the safety of those utilizing pedestrian and vehicular circulation routes in and near a land 
area proposed to be developed through the separation of pedestrian circulation from vehicular 
circulation routes which, for any reason, present an above-average risk to pedestrian traffic; or  

(d) Assure an arrangement or placement of improvements and/or dwelling units on the land area 
proposed to be developed which will be functional and serviceable in all respects.  

Further, this chapter shall apply when the Planning Commission finds and determines that the 
application of the planning standards and regulations of this chapter will not significantly affect the use 
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of the land area proposed to be developed when considered as a whole for the purposes and to the 
extent permitted under this Zoning Code.  

(Ord. 2873-94, 6-6-94) 

1282.04 Preliminary development plan required; contents 

An owner or developer shall submit to the Planning Commission a preliminary plan of a single-family detached and 
cluster development thereof as specified in Section 1224.02(a) with written application to the Commission.  

The preliminary plan shall include:  

(a) Topography, at two-foot contour intervals, of the proposed development area, including property 
lines, easements, street rights of way and structures, trees and landscape features existing thereon, 
together with a certificate, by a registered engineer or surveyor, of the gross area of the development 
in acres and square feet;  

(b) The proposed vehicular and pedestrian traffic patterns, including the proposed location of public and 
private streets and the location of off-street parking and service areas;  

(c) The proposed assignment of use, including detached single-family lots and single-family cluster areas, 
and subdivisions of all land, including private land and common land, with a certificate by a registered 
engineer or surveyor of the gross area of each use of the development area in acres and square feet;  

(d) The proposed forms of covenants running with the land, deed restrictions (including those with respect 
to the use of the common land), restrictions or easements proposed to be recorded; covenants 
proposed for maintenance; and homeowners' association bylaws; and  

(e) Such other relevant information as the Commission may require.  

(Ord. 2873-94, 6-6-94; Ord. 5389-2016, 7-18-16) 

1282.05 Referral of preliminary development plan for review and report 

The Planning Commission shall transmit a copy of the preliminary plan to the City Engineer for review, report and 
recommendation.  

A copy of all covenants, restrictions and easements to be recorded, covenants for maintenance of common areas, 
and homeowners' bylaws, shall be submitted to the Law Director for his or her review and recommendation.  

(Ord. 2873-94, 6-6-94) 

1282.06 Action by planning commission on preliminary development plan 

The Planning Commission shall evaluate the preliminary plan and reports provided for in this chapter and shall 
make a finding that the preliminary plan complies with the regulations, standards and criteria prescribed by this 
Zoning Code for a single-family detached and cluster development, or a finding of any failure of such compliance, 
and shall act to approve, disapprove or modify such preliminary plan.  

(Ord. 2873-94, 6-6-94) 

1282.07 Final subdivision plan; contents 

The developer of any parcel of land for which a preliminary plan has been approved by the Planning Commission 
may prepare and submit a final subdivision plan of the single-family detached and cluster development. The final 
subdivision plan shall contain and be accompanied by the following:  

(a) A written application for approval upon compliance with the formal provisions of this chapter, the 
application form to be provided by the Commission.  
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(b) A plat of the development area showing the street right of way, subdivided and common land, areas 
reserved for single-family cluster use, and easements, in accordance with the requirements of the 
Subdivision Regulations, which shall be in form for recording;  

(c) Detailed plans and specifications for all streets, sidewalks, storm and sanitary sewers, water mains, 
street illumination, grading and other site features of the development area, or that portion of the 
development area to be developed and designed in accordance with the Subdivision Regulations and 
other applicable laws and regulations;  

(d) A detailed landscape plan showing all existing site features to remain, recreation facilities and the 
landscape treatment of all common open space areas within the development area; and  

(e) The final form of covenants running with the land, deed restrictions (including the use of common 
land), covenants, restrictions or easements to be recorded, declaration of covenants, restrictions and 
bylaws of a homeowners' association and its incorporation, declaration of condominium ownership 
and other covenants, if any, for maintenance.  

(Ord. 2873-94, 6-6-94) 

1282.08 Action by planning commission on final subdivision plan 

(a) If the Planning Commission finds that the final subdivision plan of the single-family detached and cluster 
development is in substantial compliance with and represents a detailed expansion of the approved 
preliminary plan, that it complies with all of the conditions which may have been imposed in the approval of 
such preliminary plan, that all agreements, contracts, deed restrictions, dedications, declarations of 
ownership and other required documents are in acceptable form and have been executed, that all fees have 
been provided and all payments made, and that the applicable provisions of the Subdivision Regulations 
have been complied with and certified by the City Engineer, the Commission shall then approve such final 
subdivision plan of single-family detached and cluster development.  

(b) Following approval of the final subdivision plan by the Commission, if the final plat indicates land for public 
use, the plat shall be submitted to Council for acceptance of any public land and of any easement before it is 
recorded. The acceptance of any street or utility for public use and maintenance shall be by separate action 
of Council.  

(c) Dedication of Land for Public Use; Easements; Acceptance of Streets and Utilities. If the final plat indicates 
land for public use, the Planning Commission's approval of the plat and Council's formal approval of Planning 
Commission's action shall constitute the acceptance of any land dedicated for public use and acceptance of 
any easement. Following approval, the City shall sign the plat for recording with the County. The acceptance 
of any street, improvement or utility for public use and maintenance by the municipality shall be by separate 
action of Council.  

(Ord. 2873-94, 6-6-94; Ord. 5495-2017, 11-20-17) 

1282.09 Cluster area design and approval 

The developer of any parcel of land previously approved for cluster single-family use in a single-family detached 
and cluster development shall prepare a detailed site plan of the cluster area proposed for development.  

The site plan of each cluster single-family area shall include the following:  

(a) The number, location, arrangement and architectural design of all dwelling units;  

(b) The proposed use of all private and common land;  

(c) The location and arrangement of all dedicated and private vehicular and pedestrian accessways;  

(d) The number and arrangement of all open parking and service areas;  
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(e) The location of all utilities; and  

(f) The landscape treatment of the cluster area.  

The cluster site plan shall be transmitted to the City Engineer for review, report and recommendation.  

A copy of all covenants, restrictions and easements to be recorded, covenants for the maintenance of 
common areas, and homeowners' association bylaws, shall be submitted to the Law Director for his or 
her approval.  

The Commission shall evaluate the reports of the City Engineer and the Law Director and shall act to 
approve, disapprove or modify the cluster area site plan.  

(Ord. 2873-94, 6-6-94) 

1282.10 Permitted buildings and uses 

Buildings and land shall be used, and buildings shall be erected, altered, moved and maintained, in a single-family 
detached and cluster development only in accordance with the following:  

(a) Main Buildings and Uses. 

 (1) One-family dwellings; and  

(2) Common open spaces, recreation areas and public facilities.  

(b) Accessory Buildings and Uses. Gardens, fences, walls, pools and other recreation facilities on private 
and common land.  

(Ord. 2873-94, 6-6-94) 

1282.11 Land planning criteria 

The following planning criteria are established to guide and control the planning, development and use of land in a 
single-family detached and cluster development:  

(a) Area and Density Regulations. 

 (1) Minimum Development Area. The minimum area to qualify for single-family detached and cluster 
development shall be twenty-five contiguous acres. The Planning Commission may, however, 
allow areas of less than twenty-five acres if it finds and determines that the single-family 
detached and cluster development as proposed can adequately meet the intent of this chapter.  

(2) Development Area Density. The residential density of the entire development area shall not 
exceed 2.3 dwelling units per acre.  

(3) Required Open Space. In any single-family detached and cluster development, the total public or 
common open space area shall be not less than twenty percent of the gross acreage of the entire 
development area.  

(b) Building Arrangement and Dwelling Unit Size. The design criteria set forth in this section are intended 
to provide considerable latitude and freedom to encourage variety in the arrangement of the bulk and 
shape of buildings, open space and landscape features. The dwellings may be arranged in various 
groups, courts, sequences or clusters with open spaces organized and related to the dwelling so as to 
provide privacy and to form a unified composition of buildings and space. Although latitude in design is 
provided and encouraged, the following design conditions shall be met:  

(1) Distribution of Cluster Single-Family Dwellings. Not more than thirty-five percent of the total 
allowable dwelling units within any single-family detached and cluster development may be 
allocated to cluster areas.  
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(2) Cluster Area Building Spacing. Dwelling units in an approved cluster area shall be set back not less 
than fifteen feet from any common open space area and thirty-five feet from a detached single-
family side and rear property line. The Commission may, however, allow lesser distances if it 
determines that the intent of this chapter will be adequately met.  

(c) Yard and Height Regulations. 

 (1) Lot Area. The minimum lot area for each dwelling unit in the detached single-family portion of 
the development area shall be 12,800 square feet.  

(2) Lot Width. Dwelling units in the detached single-family portion of the development area shall 
vary between eighty and 100 feet, provided that an average width of eighty-five feet is achieved 
and maintained throughout the development area. In the detached single-family portion of the 
development area, corner lots shall have a minimum lot width of not less than ninety-five, feet 
measured at the front building setback line.  

(3) Front Yard Depth. The front yard depth for each dwelling unit in the detached single-family 
portion of the development area shall be varied from thirty feet to forty feet, with an average 
minimum setback of thirty-five feet maintained throughout the detached single-family portion of 
the development area. The front yard depth for each dwelling unit within any cluster single-
family portion of the development area shall be no less than twenty-two feet, measured from the 
nearest edge of the street or the sidewalk pavement.  

(4) Side Yard and Building Spacing. In the detached single-family portion of the development area, 
side-yard width and the separation between adjacent dwellings shall be as follows:  

A. Each dwelling shall have a minimum side-yard depth of not less than five feet: and  

B. The minimum separation between adjacent dwellings shall be no less than fifteen feet.  

(5) Rear Yard. The rear yard depth for dwellings in the detached single-family portion of the 
development area shall not be less than thirty feet.  

(6) Building Height. The height of any single-family dwelling shall not exceed thirty-five feet.  

(d) Access and Vehicular Circulation. Each cluster area of single-family dwelling units shall be served by a 
dedicated street. However, individual dwelling units within such cluster area need not abut the same, 
provided that:  

(1) Each dwelling unit is accessible, by means of a private drive, to service and emergency vehicles in 
a manner acceptable to the City Engineer.  

(2) Construction methods, standards and materials for private drives meet accepted engineering 
practice and are approved by the City Engineer.  

(3) The location, design and construction of all utilities on private or common land is approved by 
the City Engineer.  

(4) The preservation and maintenance of all private drives and utilities on private land is assured by 
firm commitment of the abutting owners through documents recorded in the office of the 
County Recorder or in such other form as is approved by the Director of Law. Each dwelling unit 
in the detached single-family portion of the development area shall abut upon a dedicated street.  

(e) Parking. Two enclosed parking spaces shall be provided for each dwelling unit in a single-family 
detached and cluster development outside the street right of way or private drive. Additional off-street 
parking areas may be required by the Commission if it determines that such additional parking is 
necessary to adequately serve the needs of the cluster area.  

(Ord. 2873-94, 6-6-94; Ord. 3664-01, 3-19-01; Ord. 3672-01, 4-2-01; Ord. 3898-03, 5-5-03) 
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1282.12 Cluster area improvements 

(a) The developer of a cluster area shall submit to the City Engineer for his or her approval, the detailed design 
of all improvements of a cluster area, including the pavement, storm sewers, sanitary sewers, water mains, 
sidewalks, gas lines, electric lines and telephone lines. This submission shall conform to the requirements of 
the City Engineer and Council for plans and specifications with respect to the construction and material 
standards for all pavement and utility installations within the City.  

(b) Utility improvements in a cluster area, if approved by the Planning Commission and the City Engineer, need 
not be installed in a dedicated right of way. In all instances where such improvements are not installed in a 
dedicated right of way, and the operation and maintenance of such utilities are to be performed by the City 
or other public utility, the owner shall grant permanent easements to the City and/or other public utility, in a 
form satisfactory to the Law Director and the City Engineer, providing for access to the utilities by the City 
and/or other utility companies.  

(c) All streets in the single-family detached portion of the development must be offered for dedication to the 
City. The Planning Commission may, however, permit rights of way and pavement dimensions of less than 
the minimum requirements set forth in the City's Subdivision Regulations, if approved by the City Engineer 
and Council. The procedures and requirements for the dedication of streets in a single-family detached and 
cluster development shall meet all other standards set forth in the Subdivision Regulations.  

(Ord. 2873-94, 6-6-94) 

1282.13 Permitted signs 

Provisions relating to signs in a single-family detached cluster development shall be as provided in Chapter 1286.  

(Ord. 2873-94, 6-6-94. 

1282.14 Temporary structures as conditional uses 

Temporary structures shall be deemed a conditional use in a single-family detached and cluster development and 
shall be permitted if such structures are deemed necessary for construction operations of the dwellings of the 
area, provided that:  

(a) Such structures shall be limited to offices, yards and buildings for the storage of lumber, equipment 
and other building material, and to workshops for prefabricating building components.  

(b) The operations and activities carried on within such structures shall not adversely affect the use of 
nearby dwellings by reason of noise, smoke, dust, odor, fumes, vibration, electrical disturbance or glare 
to a greater extent than normal in the district that is being developed.  

(c) The hours of operation shall be 7:00 a.m. to 6:00 p.m., and the concentration of vehicles attracted to 
the premises in connection with such use shall not be more hazardous than normal traffic in the district 
being developed.  

(d) All temporary structures, when constructed, shall be located at least 100 feet from the nearest 
occupied residential dwelling.  

(e) All structures and yard storage areas are to be enclosed by a fence.  

(f) A conditional use permit for such temporary structures has been applied for and approved.  

(Ord. 2873-94, 6-6-94; Ord. 3903-03, 5-5-03; Ord. 5983-2022, 8-1-22) 
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PLANNING & DEVELOPMENT DEPARTMENT 7307 Avon Belden Road 

North Ridgeville, OH 44039 
(440) 490-2078 
nridgeville.org 

 

 
To: Planning Commission 
 
From: Kim Lieber, AICP, Director of Planning and Development 
 
Re: Ordinance 2025-154 
 
Date: November 25, 2025 
 
 
Ordinance 2025-154: An Ordinance suspending by-right cluster subdivisions in the R-1 Residence 
District and amending Chapters 1250, 1280 and 1282 of the North Ridgeville Zoning Code. 
• Amends 1250.01 Intent section by deleting second sentence referencing ability to propose cluster 

subdivisions 
• Amends 1280.01 replacing Intent with new Applicability section indicating suspension of Cluster 

Subdivisions 
• Amends 1282.01 replacing Intent with new Applicability section indicating suspension of Single 

Family Detached and Cluster Developments 
 
Ordinance 2025-154 proposes to end the ability of developers to obtain approval for cluster subdivisions 
in the R-1 Residence District by right. The ordinance amends the zoning code to remove this entitlement 
while preserving the existing cluster regulations in the code for historical reference. 
 
Cluster subdivisions (Chapter 1280) have been permitted by right in the Residence District since the city 
adopted its first zoning code in the 1960s. An additional cluster-by-right district (Chapter 1282) was 
adopted by Council in 1994. In recent years, developers have increasingly utilized cluster provisions 
rather than the traditional R-1 standards, due in large part to reduced lot sizes and greater design 
flexibility. As a result, nearly all current residential proposals utilize the cluster regulations. 
 
In response to concerns about zoning raised in the Ridgeville Ready Master Plan, the city hired a 
consultant to conduct a comprehensive review of the zoning code and subdivision regulations and to 
draft updated standards. The code diagnosis identified numerous deficiencies in the current regulations. 
For example, the current cluster development regulations do not provide meaningful open space. 
Clusters were designed to be density neutral—matching the underlying R-1 standard of 2.3 units per 
acre—while preserving open space, but in practice the regulations have not achieved this goal. The 
cluster districts place no limits on what may be included as open space, allowing areas such as 
stormwater ponds, wetlands or narrow, unusable strips between lots to count toward the requirement. 
The resulting developments do not achieve a density-neutral feel or provide usable, accessible open 
space as intended. 
 
The zoning code rewrite is well under way, with the framework for the new regulations largely defined, 
while the full draft is still being assembled. Adoption is anticipated in 2026. The draft code does not 
continue the by-right cluster option that exists under current regulations. Instead, any cluster-style 
residential proposal or mixed-use concept would need to follow a planned unit development process, 
which includes a legislative rezoning by Council to a PUD district. This approach is intended to provide 
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both Planning Commission and Council with greater control over housing types, densities and 
neighborhood amenities to support higher-quality development outcomes. 
 
Until the new code is formally adopted, the existing provisions that allow cluster developments by right 
remain in effect and new projects continue to be submitted under those rules. Because the draft code is 
nearing completion, this is an appropriate time to sunset the by-right cluster option in the current code. 
The R-1 Residence District will remain unchanged during the interim period. While it continues to allow 
residential construction, the minimum lot sizes and other dimensional requirements are significantly 
larger than those permitted in cluster developments. 
 
The ordinance does not alter any existing approvals for cluster developments or for phases of 
developments with an approved preliminary plan. It also confirms that existing cluster developments 
remain legal and zoning compliant so that homeowners are not adversely affected when selling, 
refinancing or improving their properties. 
 
Also of note, as part of this project, the city’s zoning map will be updated to accurately reflect previously 
approved cluster developments. Currently these developments are shown only as R-1 and are not 
separately identified on the map. This causes confusion for appraisers, bankers and real estate 
professionals when determining the applicable requirements for lots smaller than the standard R-1 
minimum. Updating the map will provide clarity and consistency for residents and the development 
community. 
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DATE:  November 17, 2025  1ST READING: November 17, 2025 
INTRODUCED BY:  Mayor Corcoran  2ND READING:  
REFERRED BY:    3RD READING:   
      ADOPTED:  
   EMERGENCY:  

 
 

ORDINANCE NO. 2025-157 
 

AN ORDINANCE AMENDING CHAPTER 1226 DESIGN STANDARDS OF THE 
NORTH RIDGEVILLE SUBDIVISION REGULATIONS. 

 
WHEREAS, Chapter 1226 of the Codified Ordinances of the City of North Ridgeville 

establishes design standards for subdivisions; and 
 
WHEREAS, the City Engineer has recommended amendments to Section 1226.02 to add 

provisions for identifying and preserving natural drainage features and for placing stormwater and 
sanitary improvements within common areas to ensure proper maintenance; and 

 
WHEREAS, additional language is proposed for Section 1226.08 to clarify easement 

requirements; and 
 
WHEREAS, these amendments will improve clarity, consistency and long-term 

maintenance standards within the subdivision regulations; and 
 

WHEREAS, the North Ridgeville Planning Commission considered the proposed 
amendments at their meeting of ____________________________ and, by formal motion, 
(recommended/did not recommend) that the ordinance be approved; and 
 

WHEREAS, following publication of newspaper notice in conformance with the 
provisions of Section 9.1 of the Charter and Section 1246.03(d) of the Zoning Code, a public 
hearing was held on _________________________; and 

 
 WHEREAS, it is the desire of this Council to amend these Codified Ordinances. 
 
 NOW THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF 
NORTH RIDGEVILLE, LORAIN COUNTY, OHIO, THAT: 
 
 SECTION 1. Section 1226.02 of the North Ridgeville Subdivision Regulations, be and is 
hereby amended to read as follows: 
 

1226.02 Storm and sanitary sewers; protection of natural drainage courses. 
 
(a) The Commission shall not approve any subdivision having inadequate storm and/or 

sanitary drainage, as determined by the City Engineer. 
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(b) No natural drainage course shall be altered, and no fill, building or structure shall be 
placed in any such natural drainage course, unless recommended by the City Engineer and 
approved by Council. 

(c) Natural drainage courses, wetlands and preservation areas shall be shown on new 
subdivision plats and improvement plans. Riparian setbacks, named watercourses, common 
drainage areas and wetlands to be preserved shall not encroach into residential sublots 
within new developments as reviewed and approved by the City Engineer. The City Engineer 
reserves the right to waive these restrictions for hardship cases. 

(d) New platted subdivision storm sewers, sanitary sewers and common stormwater 
drainage improvements shall be placed within blocks of common ownership, to be 
maintained by the designated homeowners’ association (HOA). No other improvements 
other than grass shall be placed within these blocks. Long-term maintenance of these areas 
shall be addressed in the Covenants and Restrictions for Long Term Maintenance for each 
installed stormwater Best Management Practice (BMP) and shall require approval by the 
City Engineer. 
 
 SECTION 2. Section 1226.08 of the North Ridgeville Subdivision Regulations, be and is 
hereby amended to read as follows: 
 

1226.08 Easements. 
 
Private and public utility easements shall have a minimum width of twelve feet, or such 

additional width as may be required for necessary access to the utility involved. Such easements 
shall be located along rear or side lot lines, with six feet thereof being located on each side of such 
lot lines, except under special circumstances where the Planning Commission may require them 
in other locations. For lots facing curvilinear streets, the rear easement shall consist of straight 
lines with a minimum number of points of deflection. All easements shall conform to Section 
1226.03. 

 
Permitted easements shall include language that clearly identifies (1) the location of 

the easement, (2) the utility and purpose, and (3) the parties involved and their respective 
responsibilities. Easements shall not be utilized for storm drainage, sanitary sewers, 
waterlines or other public utilities. See Sections 1226.02(c) and (d) for further restrictions. 

 
SECTION 3. That all other ordinances or parts of ordinances or resoutions that are 

inconsistent or in conflict with the newly amended and adopted sections are likewise repealed to 
the extent of such inconsistency or conflict only. 

 
SECTION 4. In all other respects, the North Ridgeville Planning and Zoning Code, as 

amended from time to time, shall remain in full force and effect. 
 
SECTION 5. That, if any section, paragraph, sentence, clause, phrase, term, provision or 

part of this Ordinance, together with all of its Exhibits attached thereto, shall be adjudged by any 
court of competent jurisdiction to be invalid or inoperative, such judgment shall not affect, impair 
or invalidate the remainder thereof, but shall be confined in its operation to the section, paragraph, 
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sentence, clause, phrase, term, provision or part therof directly involved in the controversy in 
which such judgment shall have been rendered. 

 
 SECTION 6. It is found and determined that all formal actions of this Council concerning 
and relating to the adoption of this Ordinance were conducted in an open meeting of this Council, 
and that all deliberations of this Council and any of its committees that resulted in such formal 
action were in meetings open to the public in accordance with all legal requirements, including 
§121.22 of the Ohio Revised Code. 
 
 SECTION 7. This Ordinance shall take effect and be in full force from and after the earliest 
period allowed by law. 
 
 

PASSED:___________________________ _________________________________ 
  PRESIDENT OF COUNCIL  
 
  ATTEST:_________________________ 
                     CLERK OF COUNCIL 
 
APPROVED:_________________________ _________________________________ 
   MAYOR 
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PLANNING & DEVELOPMENT DEPARTMENT 7307 Avon Belden Road 

North Ridgeville, OH 44039 
(440) 490-2078 
nridgeville.org 

 

 
To: Planning Commission 
 
From: Kim Lieber, AICP, Director of Planning and Development 
 
Re: Ordinance 2025-157 
 
Date: November 25, 2025 
 
 
Ordinance 2025-157: An Ordinance amending Chapter 1226 Design Standards of the North 
Ridgeville Subdivision Regulations. 
• Amends 1226.02 Storm and sanitary sewers; protection of natural drainage courses 

o Requires wetlands, riparian setbacks, drainage courses and other preservation areas to be 
located outside of residential sublots 

o Requires utilities serving subdivisions to be placed in blocks maintained by the HOA 
• Amends 1226.08 Easements 

o Adds requirements that better define location, purpose and responsible parties for all easements  
o Prohibits public utilities (water, sewer, storm) from being installed across sublots via easement 

  
The city routinely reviews subdivisions proposed on sites that include wetlands, natural drainage 
courses and other sensitive features. Clearly identifying these areas on plats – and keeping them out of 
residential lots – helps prevent grading issues, encroachments and confusion for homeowners down the 
road. This is a standard best practice that also supports proper stormwater function and reduces long-
term maintenance problems. 
 
The city has also run into difficulties when stormwater and utility lines are placed across private yards 
through easements. Where this has occurred, it can create access problems, inconsistent maintenance 
and landscaping conflicts. It also leaves residents and HOAs unsure of their responsibilities. Requiring 
these systems to be located instead in common areas owned by the HOA provides reliable access, clear 
maintenance responsibility and fewer conflicts with how homeowners use their yards. 
 
These amendments put into writing the practices the city already uses during subdivision review. 
Adding these standards to the code gives developers clearer expectations up front, helps streamline 
review and reduces the need for plan revisions. Overall, the changes create a more predictable and 
consistent development process. 
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DATE: November 17, 2025  1ST READING: November 17, 2025 
INTRODUCED BY:  Mayor Corcoran  2ND READING:  
REFERRED BY:   3RD READING:   
   ADOPTED:  
   EMERGENCY:  
 

ORDINANCE NO. 2025-159 

AN ORDINANCE VACATING A PORTION OF ASPEN STREET. 

  WHEREAS, the City of North Ridgeville (the City) may have rights and/or entitlements 
to Aspen Street to the extent that it is a public right-of-way; and 

  WHEREAS, the City has received a petition (Exhibit A) from Ellis S. Stevens and Jodi A. 
Stevens, and Tyler Pauley-Hill and Solomiya Pauley-Hill requesting the vacation of a portion 
Aspen Street located west of Ridgeview Blvd. and between the petitioners’ properties located at 
5674 Ridgeview Blvd. – parcel no. 0700020106009 (Exhibit D) and 5660 Ridgeview Blvd., - 
parcel no. 0700020104007 (Exhibit E); and  

  WHEREAS, Drees Homes has no plans to connect this portion of Aspen Street to the new 
French Creek Crossings development located behind the above said property owners, as it would 
only act as a conduit for foot traffic to enter the property owners’ back yards (see Exhibit B) 
attached hereto and a map (Exhibit C) attached hereto; and 

  WHEREAS, said portion of Aspen Street has been maintained by the owners of both 
properties since 2002 and they consent for this portion to be divided between them; and  

  WHEREAS, the right-of-way will be vacated and deeded 50/50 to Ellis S. Stevens and 
Jodi A. Stevens, and Tyler Pauley-Hill and Solomiya Pauley-Hill as separate parcels or attached 
to the adjacent parcels where they abut; and 

  WHEREAS, the vacation will not result in any adverse impacts to traffic patterns, local 
access or operations or the City’s street system; and 

  WHEREAS, pursuant to a properly published notice, a public hearing was held before 
City Council on __________________, at which time Council provided the opportunity to hear 
from the public regarding the proposed vacation.   

  NOW THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF 
NORTH RIDGEVILLE, LORAIN COUNTY, OHIO, THAT: 

 SECTION 1. Approximately 2,754 square feet of Aspen Street, which is identified more 
particularly in Exhibit F attached hereto and incorporated herein, shall be vacated and closed as a 
public right-of-way. 
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 SECTION 2. The vacation and any subsequent conveyance by way of City quit claim deed 
shall be subject to a twenty-foot (20’-0”) utility easement preserving the City’s currently existing 
rights and benefit for existing utility lines in this area, including access and maintenance as 
required. 
 
 SECTION 3.  It is found and determined that all formal actions of this Council concerning 
and relating to the adoption of this Ordinance were conducted in an open meeting of this Council, 
and that all deliberations of this Council and any of its committees that resulted in such formal 
action were in meetings open to the public in accordance with all legal requirements, including 
Section 121.22 of the Ohio Revised Code. 
 
 SECTION 4. This Ordinance shall take effect and be in full force from and after the earliest 
period allowed by law. 
 

PASSED:___________________________ ________________________________ 
  PRESIDENT OF COUNCIL  
 
  ATTEST:_________________________ 
                     CLERK OF COUNCIL 
 
APPROVED:_________________________ ________________________________ 
   MAYOR 
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