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SECTION 1
SUMMARY OF CURRENT CONDITIONS WITHIN THE
CENTRAL RETAIL DISTRICT (CRD)

The Central Retail District (CRD) comprises the principal commercial center of the City. This
area includes approximately 340 contiguous acres of commercial, office, and industrial zoned
land. The “CRD” is bounded on the north by US Route 422; and is generally bounded on the
south by the Aurora Road vicinity; on the east by the SOM Center Road vicinity; and on the west
by Solon Road/Aurora Road and Bainbridge Road/Kruse Drive Intersections (See “Map 16-1A”, below).
“MAP 16-1-A” – The Central Retail District (CRD)
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The Central Retail District directly abuts residentially zoned land, containing both residential and
institutional land uses, to the north, south, and east. To the west, the “CRD” abuts the
industrially zoned land of the Core Industrial District. The geographic center of the “CRD” is
anchored by the “Center of Town” strategic planning area (see Section 3, below), which is
located at the intersection of Bainbridge Road and SOM Center Road.
Approximately 1,800,000 square feet of commercial/office building space exists within the
“CRD”. The majority of buildings in this area date to the 1960’s and 1970’s and are gradually
becoming obsolete and in need of substantial upgrades and redevelopment. In addition, there is
approximately 325,000 square feet of industrial building space, and 120,000 square feet of
government/institutional building space in existence within the “CRD” area.
Four (4) arterial roads service the Central Retail District. The two most important commercial
arterials are SOM Center Road and Aurora Road. An average of approximately 36,700 vehicles
a day pass through the intersection of these two roads. Secondary commercial arterials servicing
the District include Solon Road and Bainbridge Road.
The current zoning classifications within the “CRD” area range from the highly specialized
Historic Commercial district, to several more generalized and traditionally configured office,
commercial, and industrial zoning classifications (See “Map 16-4-A”, below).
With the
exception of the Historic Commercial district, the zoning classifications within this area have not
been implemented in a particularly cohesive manner, and do not appear to be designed to achieve
a unified planning goal. In some areas, such as the section of Solon Road located immediately to
the east of SOM Center Road, the zoning classifications are mingled in a random fashion that
appears to promote no coherent planning strategy at all. Therefore, a revised zoning
classification strategy for the entire “CRD” is warranted, and is proposed within Section 4 of this
Master Plan.
Solon’s Central Retail District is anchored by four (4) “Core Shopping Centers”. These include:
1. The Solon Village Shopping Center (originally constructed in 1972 and substantially
redeveloped in accordance with the Master Plan in 2012-2013, 162,500 square feet, 17.3
acres.)
2. The Solon Square Shopping Center (constructed circa 1960, 182,259 Sq.ft.,
15 acres - approx).
3. The Uptown Solon Shopping Center (constructed in 1998, 202,000 Sq ft.,19 acresapprox).
4. The Sears/Marcs/Carter Lumber Shopping Center (constructed circa 1975,
201,419 Sq. ft., 20 acres - approx).
The Core Shopping Centers are spaced more or less evenly throughout the “CRD” (See “Map
16-1-B”, below). These Centers in effect serve as a series of strategic “anchors”, each

Chapter 16: The Central Retail District Plan

190

C i t y

o f

S o l o n

M a s t e r

P l a n

supporting the immediately adjacent retail area. The successful redevelopment of the Core
Shopping Centers provides the key to maintaining and enhancing the integrity of the Central
Retail District as a whole. Therefore, these Centers should serve as the principal strategic focal
point(s) for the investment of money and resources within the “CRD”.
“MAP 16-1-B”– THE CORE SHOPPING CENTERS

To promote redevelopment, the City should actively encourage the current owners of the Core
Shopping Centers to pursue redevelopment options in accordance with the specific planning
goals and criteria that are provided within this Master Plan. The owners of the Centers should
consider partnering with outside entities where feasible in order to increase access to
reinvestment capital.
Ultimately, the crucial connection between maintaining the viability of the Core Shopping
Centers and maintaining the overall viability of the Central Retail District cannot be overstated.
Much is at stake. Therefore, the City should leave all options on the table in order to achieve the
redevelopment of the Core Shopping Centers, including the active marketing of these
Commercial areas, the subsidization of quality redevelopment opportunities, and the potential
use of eminent domain to accomplish the Community’s redevelopment goals, if necessary.
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The City’s principal strategy should be to actively solicit and facilitate contacts between the
current owners of the Core Shopping Centers and outside developers in order to stimulate
discussion and generate potential redevelopment scenarios. However, it bares emphasis, that
some level of public subsidization and/or the permitting of increased development density levels
may be necessary in order to achieve the type of small scale redevelopment that is required.
This is due to the greater challenges and costs that are typically associated with revitalizing
developed land, as opposed to developing vacant land. Specific redevelopment subsidization
strategies are addressed within the Economic Development Section (Chapter 21) of this Master
Plan.
The most appropriate future use for each of the Core Shopping Center sites continues to be the
provision of general retail services. Potential alternative redevelopment strategies for these sites
include either upscale residential development and/or business/professional office complexes.
However each of these alternative redevelopment strategies are problematic. Large scale
residential redevelopment would be contrary to the interest of one of the most fundamental and
important components of the Community– the City School System – and would otherwise be
likely to diminish over-all City service levels. General business/professional office focused
redevelopment would be likely to over-saturate the Solon market, directly competing with
another crucial segment of the City – The Core Industrial District. The only truly viable
alternative to the continued retail/service use of the current Core Shopping Centers would be a
more targeted variation of the office redevelopment scenario that focuses exclusively on securing
medical office uses in a campus setting. This re-development strategy could only reasonably be
supported on one (1) of the City’s Core Shopping Center sites.
However, retail market analysis and demographic studies indicate that current market demand is
more than sufficient to support each of the City’s Core Shopping Centers as well as the adjacent
retail areas. In fact, it is evident that the southeast Cuyahoga County area in general is well
positioned for substantial retail market growth. This is best illustrated by the recent
unprecedented flurry of major commercial development proposals that have been made within
this area.
Capitalizing on the current window of market demand is the City’s best, and most realistic
opportunity to achieve the long term stabilization of the Central Retail District. Fortunately,
Solon possesses distinct advantages of location and accessibility that have uniquely positioned
the Community to capture a substantial share of the available market. However, the greatest
obstacle that the City faces in achieving this goal is that much of its current commercial
infrastructure is aging and/or obsolescent and is not suitable for modern retail users. Therefore,
the more costly and challenging strategy of “redevelopment” must be pursued.
It must be recognized that if Solon is not successful in capturing a substantial portion of the
pending market expansion in this area, the CRD is very likely to continue to decline as retail
tenants leave the City to locate in more modern and profitable facilities. The ongoing economic
downturn that commenced in 2008 has retarded the pace of new retail development nationwide.
However, it is imperative that Solon position itself to aggressively act upon the opportunities that
will likely become available once economic conditions improve.
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To effectively seize development opportunities, it is essential that the City identify a general
community development strategy - as per the foregoing - and establish site specific
redevelopment tactics to achieve the strategy - as per the following Section of this Master Plan.

SECTION 2
PLANNING/REDEVELOPMENT CONCEPTS FOR THE
“CORE SHOPPING CENTERS”
The following planning design concepts pertain to the physical redevelopment and/or
maintenance of each of the four (4) Core Shopping Centers. (It will be noted that the
redevelopment scenarios proposed herein generally favor a design strategy utilizing shallow
building set-backs with rear yard parking over the traditional, and less aesthetically appealing
development strategy of providing substantial building set-backs with large front yard parking
fields).
1. UPTOWN SOLON – As a relatively new shopping center, Uptown Solon is not likely to
require major re-development within the general scope of this plan (ie: approximately 10
years).
However, the following planning concepts should govern any City decision
making processes regarding this site.
A. Recommended Market Strategy - The Shopping Center Site should continue to
occupy its current and historic niche as a neighborhood/local retail center, Primarily
intended to serve the local Community.
Regional type uses should only be considered at this site if accompanied by City
approved studies validating that the existing and/or proposed infrastructure is
sufficient to accommodate projected traffic and utilities demands without
deteriorating existing levels of service. Furthermore, a City approved Market
Analysis Study must confirm that adequate demand exists within the area to
support the proposed regional use without detrimentally affecting other existing
or planned uses within the City.
B. Recommended Development Pattern – Due to the relatively recent construction of this
shopping center, no alterations to the general development pattern are recommended
within the time span of this plan. However, facade upgrades, and general maintenance
in accordance with the City’s design criteria should be encouraged, and assistance
provided as needed.
C. Informational/Directional Signage Due to the secluded location of this Core
Shopping Center, it is recommended that the City explore offsite directional signage
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options to in order to better apprise the general public of the location of this site (See
Section 8, “Standardized Public Signage Plan”, below).
D. Recommended Regulatory Controls The Future Commercial Zoning Plan
Section of the Master Plan (See Section 4, below) recommends that the area
occupied by the current Uptown Solon Shopping Center site be rezoned to the
proposed “CS-4” (Heavy Commercial) zoning district.
This zoning
classification would maintain the traditional “Euclidean” type zoning controls
that currently exist within this area.
2. SOLON VILLAGE SHOPPING CENTER - The 17.3 acre Solon Village Shopping
Center is located at the southeast corner of SOM Center Road and Aurora Road, at one of
the busiest intersections in the City. During 2012 and 2013 this development became the
first of the City's Core Shopping Center's to redevelop in accordance with the
recommendations of the Master Plan. Based on the foundation of the former Solar
Shopping Center that was originally constructed on this site in 1972, the Solon Village
Shopping Center is the result of both new construction, and a partial demolition and refacading of the former plaza building in accordance with the Master Plan design vision.
The development is characterized by multiple detached structures utilizing high quality
materials and a unifying western reserve architectural design concept (See Map 16-2-A,
below). At this time (January 2015), the center is essentially fully leased, validating both
the strength of the Solon retail market and the economic viability of the City's
redevelopment strategy.
As a newly constructed shopping center, Solon Village will not likely require redevelopment within the general time-span of his plan (ie: approximately 10 years).
However, the following planning concepts should govern any City decision making
processes regarding this site.
A. Recommended Market Strategy - The Solon Village Shopping Center should
remain a neighborhood/localretail center, primarily intended to provide services to
the local Community. Regional type uses should only be considered at this site if
accompanied by City approved studies validating that the existing and/or proposed
infrastructure is sufficient to accommodate projected traffic and utilities
demands without deteriorating existing levels of service. Furthermore, a City
approved Market Analysis Study must confirm that adequate demand exists
within the area to support the proposed regional use without detrimentally
affecting other existing or planned uses within the City.
B.

Recommended Development Pattern - Due to the recent construction of this
shopping center, no alterations to the general development pattern are recommended
within the time span of this plan. However, facade upgrades, and general
maintenance in accordance with the City’s design criteria should be
encouraged, and assistance provided as needed.
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An “open” development pattern should be maintained. As such, any proposed
alterations to the development plan should maintain the use of a multiple free
standing building design (See “Map 16-2-A”, below). All buildings should remain
along the periphery of the project site with parking areas screened from street view to
the extent possible, and all utilities located underground. All adjacent commercially
zoned properties that are not part of the current shopping development plan should be
integrated in to the project site to the extent possible, through the use of common
architectural design and via pedestrian and vehicular cross access, where feasible.
“MAP- 16-2-A”
THE SOLON VILLAGE REDEVELOPMENT PLAN
(AND ASSOCIATED PROPERTIES)

Source: City of Solon Department of Planning and Community Development

D. Recommended Street Access Points - The principal street access points to the
development should be restricted to not more than two (2) accesses on SOM Center
Road (aligning with Baldwin Road and Linden Drive) and not more than two (2)
accesses on Aurora Road. Any Aurora Road access points should be located at least
200 feet from the SOM/Aurora intersection area and at least 200 feet from each
other. Cross access points to and/or from adjacent properties outside of the Solon
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village development should only be approved upon review and input from the city
safety forces and/or the city traffic consultant.
F. Recommended Architectural Style – A western reserve architectural style should be
maintained both throughout the development and on any adjacent commercial
properties, with all buildings being constructed predominantly of brick,
stone, or solid wood siding.
A two story format is preferred, but not
required. The use of long unbroken building facades should be avoided. To this
end exterior building facades should exhibit the use of recesses, fenestration,
pilasters, or other architectural features deemed appropriate to provide character. In
addition, major building entrances should be clearly demarked through the use of
architectural features.
The use of false building facades should not be
permitted unless such features present a quality, finished appearance from
all sides. All facades of any building should have an equal level of finish.
G. Integration with Senior Housing Development Recommended – Mounding
and buffering should be maintained in order to screen the development from the
adjacent Senior Housing Development located to east to the extent possible.
However, it is recommended that pedestrian pathways link the two developments,
and that complementing pedestrian amenities be maintained within the Shopping
Center site.
H. Recommended Regulatory Controls – The Future Commercial Zoning Plan
(Section 4) of the Master Plan recommends that the area occupied by the
current Solon Village Shopping Center site be rezoned to the proposed “CS-3”
(Commercial Service) zoning district. However, it should be noted the Solon
Village site is controlled by a binding development agreement that will remain in
effect until 2032. As is recommended elsewhere within this plan, this development
agreement substantially mimics a PUD in effect.
3.

SOLON SQUARE SHOPPING CENTER – The 15 acre Solon Square Shopping
Center site, located on Aurora Road, was originally constructed circa 1960 - easily making
this center the oldest shopping plaza in the City. Comprising an approximate total of
180,000 square feet in building area, the Center has experienced fluctuating vacancy rates
in recent years. These vacancy rates can at least partially be attributed to the aging state of
the plaza infrastructure and the recent comprehensive redevelopment of the Solon Village
Core Shopping Center will likely place this center at an increasing competitive
disadvantage in the coming years. Therefore, the timely redevelopment of this plaza
should be a community planning priority, second in importance only to achieving the
redevelopment of the more prominent Marc’s/Sears/Carter Lumber Core Shopping Center
site.
The following planning principals should guide the redevelopment of this site:
A.

Recommended Market Strategy - The Solon Square Shopping Center Site should
continue to occupy its current and historic niche as a neighborhood/local retail center,
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primarily providing services to the local Community. Regional type uses should
only be considered at this site if accompanied by City approved studies validating that
the existing and/or proposed infrastructure is sufficient to accommodate projected
traffic and utilities demands without deteriorating existing levels of service.
Furthermore, a City approved Market Analysis Study must confirm that adequate
demand exists within the area to support the proposed regional use without
detrimentally affecting other existing or planned uses within the City.

“MAP-16-2-B”
REDEVELOPMENT CONCEPTS FOR THE SOLON SQUARE SHOPPING CENTER

B.

Tear Down and Rebuild Recommended - A complete tear down and rebuild of the
existing shopping plaza is preferred. Re-facading and partial teardown proposals
are acceptable, but not preferable.
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Recommended Development Pattern An “open” building pattern is recommended,
utilizing a multiple free standing building approach as opposed to the current
continuous facade “plaza” design (See “Maps 16-2-B” and “C”). All out-parcel
locations should be directly integrated into the development site and cross access
should be provided between all adjacent commercial properties. Any new buildings
should be located approximately forty (40) feet off of the Aurora Road/Station
Street/Melbury Avenue right of way lines, and parking areas should be located behind
the buildings and screened from street view. All utilities should be located
underground. Street access points, as illustrated in conceptual redevelopment “Maps
16-2-B” and “C” are recommended.

“MAP- 16-2-C”
Redevelopment Concepts with Solon Square Shopping Center Incorporated with the
Aurora Road/Solon Road and Aurora Road/SOM Center Road Intersection Areas.
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Integration with Adjacent Properties Recommended - One of the principal
shortcomings of the physical design of the existing plaza is that the
development focuses inward upon itself and is not integrated into the
surrounding retail community. This is not only detrimental to promoting a
cohesive design theme for the larger area, but also reduces the spillover
economic benefits of this Core Shopping Center upon the adjacent properties.
Therefore integration of this site with the adjacent properties to the east and
west should be a key goal of any redevelopment scenario for this property.
As such, any redevelopment scenario should be planned to accommodate
major cross access points to the properties located at the perimeters of the site.
It would be appropriate, and even desirable, to vacate the Melbury Avenue
right of way in order to advance the redevelopment of the larger area, providing
that Solon Boulevard is extended to provide an alternative connection between
Aurora Road and Station Street (See “Map 16-2-C”), above. The incorporation of the
Station Street area into the general redevelopment scenario illustrated in “Map 16-2C” should also be considered by the City.
E.

Recommended Building Size – Individual buildings should not exceed 40,000 sq. ft.
in area. However one (1) anchor tenant exceeding 40,000 square feet in area may be
permitted in accordance with the redevelopment scenario illustrated in conceptual
“Map 16-2-B”, and up to two (2) anchor tenants exceeding 40,000 square feet may be
permitted in accordance with the redevelopment scenario illustrated in conceptual
“Map 16-2-C”. Any redevelopment proposal should be constructed in accordance
with an approved PUD plan.

F. Recommended Street Access Points - Access to Aurora Road should be
limited to two (2) principal access drives in accordance with the scope of
redevelopment illustrated in conceptual “Map 16-2-B”. One (1) access point to
Melbury Avenue, and at least one (1) access point to Station Street should also
be provided.
The “integrated” redevelopment scenario that is illustrated in conceptual
“Map 16-2-C” would permit three (3) Aurora Road Access points, with principal
access being provided via an extension of the Solon Boulevard street right of way
to Station Street. Two (2) access points to Station Street would be permitted, as
would one (1) access point to Solon Road.
G.

Recommended Architectural Style – A western reserve architectural style should be
utilized, with buildings being constructed predominantly of brick, stone, or solid
wood siding. A two story format is preferred, but not required. The use of long
unbroken building facades should be avoided. To this end exterior building facades
should exhibit the use of recesses, fenestration, pilasters, or other architectural
features deemed appropriate to provide character.
In addition, major building
entrances should be clearly demarked through the use of architectural features. The
use of false building facades should not be permitted unless such features present a
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quality, finished, appearance from all sides. All facades of any building should have
an equal level of finish.
H. Recommended Regulatory Controls – The Future Commercial Zoning Plan
Section of the Master Plan (Section 4) recommends that the area occupied by
the current Solon Square Shopping Center site be rezoned to the proposed
“CS-3” (Commercial Service) zoning district. However this recommendation
only pertains to existing site conditions. Should this area redevelop in accordance
with the development pattern proposed herein, it is recommended that the
development either be controlled by the implementation of the proposed “C-PUD”
(Commercial Planned Unit Development) zoning, and/or through the establishment of
a binding development agreement that mirrors a PUD in effect.

4. MARC’S/ SEARS/CARTER LUMBER RETAIL AREA – The Marcs, Sears, Carter
Lumber retail area is unique among the City’s “Core Shopping Center” sites. Unlike the
City’s other shopping areas, the existing “big box” uses within the Marc’s-Sears-Carter
Lumber area are semi-regional in nature, and are not strictly neighborhood oriented.
This area has naturally evolved to become the City’s only semi-regional shopping center in
response to a combination of market related site selection factors. These factors include
easy access to and from Route 422; high visibility provided by the Center’s location along
the City’s principal commercial arterial corridor; and the availability of adequate building
space due to the physical dimensions of the properties in question.
The factors of accessibility, visibility, and buildability, combine to make the
Marc’s/Sears/Carter Lumber site the natural market choice for regional based
development. These factors, combined with the Center’s location at the gateway to
the Central Retail District, make this property one of the most strategically important
Planning areas in the City.
In essence, just as the redevelopment of Core Shopping Centers are key to the
revitalization of the larger Central Retail District, the redevelopment of the
Sears/Marcs/Carter Lumber Shopping Center area is the key to promoting the
redevelopment and continued stability of the other Core Shopping Centers.
The following planning principals should guide the redevelopment of this site:
A.

Recommended Marketing Strategy – Mixed Use type development, of larger
scale and regional draw, is acceptable for this site, provided that City approved
studies validate that the existing and/or planned infrastructure is sufficient to
accommodate expected traffic levels and utility demands without reducing existing
levels of service.

B.

Common Ownership Encouraged – The Marc’s/Sears/Carter Lumber site is
currently under the ownership of four (4) separate entities. It should be City
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policy to encourage the common ownership of all the properties constituting this
site in order to facilitate a sensible and coordinated redevelopment program.
“MAP 16-2-D”
CONCEPTUAL REDEVELOPMENT PATTERN FOR THE
MARC'S/SEARS/CARTER LUMBER RETAIL AREA

C. Tear Down and Rebuild Recommended – The comprehensive tear down and
rebuild of all of the structures within this Core Shopping Area is recommended.
D. Recommended Development Pattern – The shopping center area should be redeveloped as an integrated and planned whole. A street grid pattern, utilizing a
traditional shallow frontage building configuration with sidewalks and other
pedestrian amenities is recommended (See “Map 16-2-D”, above). Buildings
should be located at least 40 feet from the east (rear) property line and any
structure located adjacent to a residential area should be screened with
vegetative buffering and mounding. Truck loading areas and dumpsters should
be located so as to not interfere with the use and enjoyment of the adjacent
residential areas.
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Higher building density levels should be allowed in order to offset
redevelopment costs. This may involve a development pattern incorporating
residential and office uses above commercial uses, narrower set-backs from the
SOM Center Road right of way, and taller buildings. The tallest buildings
should be located towards the center of the site with buildings of lower height
located along SOM Center Road and eastern and southern perimeters of the
property. For design purposes, it is recommended that all commercial uses be at
least two stories in height, but not more than four stories. Transitional type
office/institutional or residential uses should be located along the east and south
perimeter of the site.
Enclosed and/or underground parking facilities are
recommended in order to accommodate increased development densities and
promote pedestrian activity. Parking areas should otherwise not be exposed to
street view. All utilities should be located underground and all mechanical
equipment integrated into the building design
E.

Integration with Adjacent Properties Recommended - An expanded
development scenario is desirable, providing for the integration of the Core
Shopping Center site with the current non-residential zoned properties fronting
on SOM Center Road and Solon Road located to the north and east of the site.
If the adjacent properties are not incorporated into the site at the time that the
Core Shopping Center is redeveloped, provisions should be made to integrate
these properties within the development in the future. Any integration with the
properties to the north and east should be in accordance with the development
pattern recommended herein.

F.

Recommended Building Size – Buildings should range in size from 10,000 sq
ft to 60,000 sq ft in size, with the anchor tenant(s) permitted to be larger in area.

G.

Recommended Street Access Points - Street accesses should be limited to two
(2) primary access points on SOM Center Road, and one (1) access point from
Solon Road in any expanded development scenario (see Item E, above). It is
recommended that the Bainbridge Road intersection be straightened to a 90
degree configuration with the eastern arm of the street traversing the south side
of the project (see Section 6). If this occurs, one (1) access point to Bainbridge
Road would be appropriate, otherwise, no access to Bainbridge Road should be
permitted.

H. Recommended Architectural Style – A western reserve architectural style should be
utilized. The use of long unbroken building facades should be avoided. To this end
exterior building facades should exhibit the use of recesses, fenestration, pilasters, or
other architectural features deemed appropriate to provide character. In addition,
major building entrances should be clearly demarked through the use of architectural
features. The use of false building facades should not be permitted unless such
features present a quality, finished, appearance from all sides. All facades of any
building should have an equal level of finish.
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I. Recommended Regulatory Controls – The Future Commercial Zoning Plan
Section of the Master Plan (Section 4) recommends that the area occupied by
the current Marc’s/Sears/Carter Lumber Retail Area be rezoned to the
proposed “CS-3” (Commercial Service) zoning district.
However this
recommendation only pertains to existing site conditions. Should this area
redevelop in accordance with the development pattern proposed herein, it is
recommended that the development either be controlled by the
implementation of the proposed “C-PUD” (Commercial Planned Unit
Development) zoning, and/or through the establishment of a binding development
agreement that mirrors a PUD in effect.

SECTION 3
THE “CENTER OF TOWN” CONCEPT

Input from residents and stakeholders consistently rank the lack of a defined City center to be on
the principal weaknesses of the community. In essence, the absence of an identifiable “heart of
the City” is perceived to contribute to a lack of character, cohesion, and aesthetic appeal, within
the Central Retail District. To address this challenge, the Planning Department prepared the
“Fast Tracked Master Plan Concepts for Achieving a Defined Downtown Area” report in 2001.
This report, which was developed in cooperation with the Master Plan Citizen’s Committee,
identified the Bainbridge/SOM Center Road intersection area as the most feasible location at
which to achieve a recognizable “four corner” City Center. This plan emphasizes the concept of
the “Town Center” as a predominantly visual symbol of the City.
Since, the release of the 2001 report, the “Fast Tracked Master Plan Concepts for a Achieving a
Downtown Area”, and the accompanying conceptual site plan (see “Map 16-3-A”, below), has
provided the planning and design basis for the redevelopment of the SOM/Bainbridge Road
intersection area. To date the Walgreen’s Store, the new Fire Station #2 building and the new
Veterans Memorial Park (see “Map 16-3-A”, below) have all been developed in accordance with
this plan.
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“MAP 16-3-A”
“CENTER OF TOWN ” CONCEPTUAL SITE PLAN

Source: City of Solon Department of Planning and Community Development

A summary of the general Master Plan Concepts guiding the development of a defined Center of
Town”, as well as a summary of the specific recommended future projects to further advance this
concept, are provided below.
1.

“CENTER OF TOWN ” LOCATION - The SOM Center Road/Bainbridge Road
intersection is the most feasible location at which to create a defined “Center of
Town”.
This intersection possesses a unique combination of characteristics –
including Centrality, Visibility, Feasibility, Connectivity and History - that provides
unsurpassed advantages for the implementation of the “Center of Town” concept:
a.

Centrality – By definition, a “Town Center” should be centrally located. The
SOM Bainbridge Intersection is not only situated at the geographic center of
the “Central Retail District”, but is also located at the geographic center of the
City itself.

b. Visibility – As a symbol of the City, it is essential that the “Town Center” site be
located in a prominent location. The SOM/Bainbridge intersection is one of the most
prominent corners on the City’s primary commercial corridor, and is highly visible
both to residents and visitors alike providing a dramatic aesthetic anchor to the larger
downtown design.
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c.

Feasibility - Control of the relevant property is an essential
successfully implementing the “Town Center” concept.
Three
corners comprising the SOM/Bainbridge intersection are owned by
Solon. At no other point in the Central Retail District are such
situated properties controlled by the City.

d.

Connectivity – The location of the “Center of Town” at the SOM/Bainbridge
intersection provides unparalleled opportunities to integrate and connect the
“Town Center” design principals with other strategic Master Plan areas. In
specific, the “Town Center” is directly adjacent to both the gateway to
the
Historic District and the very strategically prominent Marc’s/Sears/Carter
Lumber Core Shopping Center site (See “Map 16-2-D”, above).
Establishing
connections between each of these three adjacent planning areas provides an
excellent opportunity to achieve a truly comprehensive design, while
promoting pedestrian destinations and activities consistent with the goals
section of this Master Plan.

e.

History – Historically, the SOM/Bainbridge intersection is the City’s first and
only true “Center of Town”. The earliest known maps of the community –
for instance, the Solon Township maps from the mid-1800s - clearly
designate this intersection to be the central hub of the growing community (see
Map 16-3-B, below).
It is certainly not a coincidence that three (3) of the
City’s most historic structures, the Center For the Arts Building, the Solon
Bull Home, and the Historic Society building are all located in the vicinity of
this important crossroad.
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“MAP 16-3-B”
1874 MAP OF THE BAINBRIDGE/SOM CENTER ROAD INTERSECTION
“SOLONS ORIGINAL TOWN CENTER ”

2. “CENTER OF TOWN” DESIGN THEME AND CRITERIA - To create a
“defined downtown area” it is first essential that consistent and unified design
themes and design criteria for the area be established. These design concepts were
first promoted in the 2001 plan, and are summarized below.
a.

Defined Visual Boundaries - One of the key component to the successful
establishment of a town center is the creation of defined visual boundaries that
create a unique sense of place. Therefore, the Center of Town Plan is substantially
relies upon the concept of a visual perimeter. As such, the plan envisions the
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"Center of Town" as existing around a large circle radiating out from the
SOM/Bainbridge Road intersection area. This impression is created through the
placement and orientation of the various buildings within the area. Map "16-3-C",
below, illustrates this design concept.
"MAP 16-3-C" - CENTER OF TOWN VISUAL BOUNDARIES

Source: City of Solon Department of Planning and Community Development

As will be noted, some of the components of the visual boundary concept were in
place prior to 2001 (including the Center for the Arts building and the Solon Park
Place Office building) while others have been subsequently implemented since 2001
in accordance with Master Plan principles (including the Walgreens and Fire Station
#2 buildings).
The final component to implement this concept involves the redevelopment of the
existing Sears/Marcs plaza area and the creation of a substantial green space at the
northeast corner of SOM and Bainbridge Roads. Once completed, this plan concept
is intended to create a amphitheater-like impression.
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General Design Theme: The “Civic Center” Concept- Since the inception of
the practice of modern City Planning in the mid 1800’s, one of the more prominent
downtown design strategies has been the “Civic Center” concept. This design
philosophy established that the “downtown area” should be the
government/cultural center of the city.
The Civic Center design concept is uniquely suited to the SOM/Bainbridge
Road intersection area. Certainly the current land use pattern – the City Hall
Building, the Solon Center For the Arts Building, the Fire Station #2
Property, the Solon Historic Society Building, and the "Veterans Memorial Park”
property - have already greatly advanced the “Civic Center” Concept, and have
provided an excellent foundation on which further advancements can be made.

c.

Specific Design Criteria - The second prong of the “Center of Town” strategy
has been the establishment of specific design criteria to promote the “Civic
Center” design concept. These criteria, as first promoted in the 2001 plan, are
further summarized herein.

“FIGURE 16-3-A”
THE SOLON CENTER FOR THE ARTS BUILDING
Any new construction, or the
renovation of any existing building,
that is located within the downtown
area and which would have frontage
on SOM Center Road, should pay
homage
to
traditional
cultural/government center design
concepts in general, and the design
elements (architecture, materials,
color schemes, scale, etc.) that
characterize the “Solon Center for the
Arts” building in specific.

The utilization of the design elements characterizing the “Center for the Arts”
building uniquely advance the “civic center” concept, as this building is not only the
principal focal point of the intersection area, but is also an excellent example of
Solon’s civic and historic architectural tradition. Obviously, in order to promote the
recommended design theme the most appropriate use of properties in the intersection
area is “public” or “institutional”, though lower intensity commercial/office projects,
reflecting “civic center” design concepts, would also be appropriate.
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3. “CENTER OF TOWN” PLAN COMPONENTS - The Center of Town plan is
comprised of eight (8) principal components, as illustrated in “Map 16-3-A”,
above. These include:
a.

The Solon Center For the Arts Building - As has been noted, the Solon Center
for the Arts Building is in many ways the central component of the “Center of
Town plan”. As one of the City’s most historically significant structures, the
Arts Center provides the basic architectural design theme for all buildings
located within the intersection area. As the most prominent cultural institution
in the City, the Arts Center anchors and complements the entire “civic center”
planning design concept.

b.

The Fire Station #2 Building – The Fire Station #2 building was the second
building constructed at the Bainbridge/SOM intersection in accordance with the
2001 “Center of Town” plan (the Walgreen’s building being the first).
“FIGURE 16-3-B”
FIRE STATION #2 Building
As such, the Fire Station
#2 building (See “Figure
16-3-B”) provides an
excellent example of the
architectural
design
elements
that
are
advocated within the plan.
In accordance with the
Plan, this building was
angled towards the point
of the SOM/Bainbridge
intersection.

This configuration was utilized both to complement the layout of the Center for the
Arts building and to serve as a dramatic visual backdrop for the planned “Veterans
Memorial Park”.
c.

The Walgreen’s Building - The Walgreen’s building is located on the only
property at the Bainbridge/SOM intersection that is not owned by the City of
Solon. This building was the first structure in the intersection area to be built
in accordance with the design concepts established by the “Center of Town”
Plan. As such, although this building is commercial in nature, it does not
significantly detract from the “civic center” design philosophy established for
the area.
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The Veterans Memorial Park – The “Veterans Memorial Park”, completed in 2010, is
the third component of the “Center of Town” Plan to be implemented (See “Map 163-C”, below). The Park provides a large city center green space, an attractive
foreground for the Fire Station #2 property, and a visually dynamic focal point for the
entire “Center of Town” intersection area.
The components of the Veterans Memorial Park consist of fountains, sculpture,
walkways, memorial monuments, and a reconstructed gazebo - all arranged in a
linear fashion that closely integrates the park with the design elements of the Fire
Station #2 building.
The purpose of “Veterans Memorial Park” is to honor all Solon Residents who have
served in the armed forces of the United States.
“MAP 16-3-C”
THE VETERANS MEMORIAL PARK PLAN
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The "Town Center Green" – A significant component of the Center of Town Plan is
the establishment of the "Town Center Green" on the north side of Bainbridge Road,
opposite the Solon Center for the Arts Building and directly to the south of the
Historic Society Building.
This plan component is intended provide an attractive outdoor gathering space to
accommodate cultural events such as art shows and Historic Society functions, as
well as other miscellaneous government functions. The close proximity of the
proposed "Town Center Green" to the Center for the Arts, City Hall and the Historic
Society Building uniquely suits this area to its proposed purpose The Town Center
Green would be comprised of significant lawn areas for the accommodation of
visitors, and the implementation of walkways, gardens, and other landscape
amenities.
To implement this Plan segment it should be noted that it will be necessary to
remove the existing City owned residence located at 34025 Bainbridge Road
and to integrate adjacent yard areas into the project site. It is advisable that
parking and pedestrian access to the Marcs/Sears/Carter Lumber Core
Shopping Center site be secured in order to enhance the functionality of the proposed
Town Center Green.

f.

The Solon Historic Society Building The Solon Historic Society building
ranks among the most prominent historic structures located within the City.

“FIGURE 16-3-C”
THE ORIGINAL HISTORIC SOCIETY CHURCH
Built upon the foundation of the
original “Disciples Church” at which
the then future president James
Garfield regularly presided, the
current “church” building was
constructed in 1899 after a fire
destroyed the original structure. This
structure is ideally suited both by
history and by location to continue to
serve as the headquarters for the
Solon Historic Society.
However, as the maintenance of this
important structure is required, and as
it is prominently positioned at the
“Town Center” intersection area, it is
recommended that this building be restored back to its original 1899 configuration
and appearance (See “Figure 16-3-C”, above. See also “Item I”, above).
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The Solon Bull Home Museum - As the former residence of Solon Lorenzo
Bull - the City’s namesake - the Solon Bull Home (34045 Bainbridge Road) is
not only the most historically significant structure in the City, but also the
oldest. It is recommended that this building be restored to its original 1835
appearance (or as close as can be determined through the photographic
record), and converted to a museum that would be operated under the auspices
of the Solon Historic Society. Utilizing this structure as a museum will
provide an avenue for celebrating and promoting an understanding of the
City’s past while complementing the “civic center” character of “Center of
Town” area.

h. The City Hall Building - City Hall is the principal governmental building in the City of
Solon. This building, which was constructed in 1995, serves as the headquarters for
the Mayor and several City Departments, and is also the meeting place for City
Council, the Planning Commission, and various government sub-committees. The
City Hall Building, and the various government activities that it houses, comprises
one of the most substantive and important components of the “civic center” Center of
Town concept.
i.

Potential Impact of SOM/Bainbridge Road Intersection Reconfiguration – It should be
noted that Section 6 of this plan suggests conceptual scenarios for the realignment of
the SOM/Bainbridge Intersection in order to create a 90 degree corner. If any of
these proposed realignment strategies are ultimately implemented, this will obviously
impact the “Center of Town Concepts” for properties located at or in the vicinity of
the northeast intersection area. Plan components most affected would be the Solon
Historic Society “Church” Building, which may need to be relocated onsite,
and the "Town Center Green" may also need to be significantly reconfigured.
Therefore, it is recommended that no work proceed on the effected components of
this plan until the final configuration for the SOM Bainbridge Intersection is
determined.

j.

Norfolk Southern Railroad Bridge and Retaining Walls - The existing Norfolk
Southern railroad overpass bridge, retaining walls and vicinity provides an excellent
opportunity to both advance the Center of Town design concept and to increase the
pedestrian friendly nature of the downtown area (See "Figure 16-3-D, below).

Chapter 16: The Central Retail District Plan

212

C i t y

o f

S o l o n

M a s t e r

P l a n

"FIGURE 16-3-D"- THE EXISTING NORFOLK SOUTHERN RAILROAD BRIDGE

Source: City of Solon Department of Planning and Community Development

As a prominent Center of Town design element, it is recommended that the bridge
be re-façaded so as to enhance its aesthetic appeal and to compliment the other
elements within the Center of Town area. A potential re-facade project may be as
simple as implementing a new paint scheme, or as complex as implementing
physical architectural alterations (See "Figure 16-3-E, below).
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"FIGURE 16-3-E" - CONCEPTUAL ILLUSTRATION OF NORFOLK SOUTHERN
RAILROAD BRIDGE WITH ARCHITECTUAL ALTERATIONS

Source: City of Solon Department of Planning and Community Development

A potential alternative to painting or making physical alterations to the bridge is
to construct a false façade across the north and south faces of the structure. These
facades would project approximately four (4) feet from the bridge face, thereby
effectively screening the actual bridge face while permitting maintenance to occur
on the structural surfaces, as needed. This design concept is illustrated in "Figure
16-3-F", below).
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"FIGURE 16-3-F"CONCEPTUAL ILLUSTRATION OF NORFOLK SOUTHERN
RAILROAD BRIDGE WITH FALSE FAÇADE ALTERATIONS

Source: City of Solon Department of Planning and Community Development

A related project to the proposed railroad bridge upgrade, is the re-facade of the
retaining walls along SOM Center Road in the vicinity of the bridge. This project
would involve the re-facing of the portions of the retaining walls that are adjacent to
the bridge area with brick and the painting of the portions of the walls that are directly
under the bridge with a complementary color (Note: ODOT has indicated that the area
under the bridge must remain accessible to visual inspections so as to insure structural
integrity).
It is recommended that the brick colors in this area be consistent with those utilized
on the Solon Center for the Arts, Fire Station #2 buildings. However, it is also
recommended that the brick pattern be varied to a certain degree, utilizing geometric
design and/or subtle variations in color in order to create visual interest and remove
the impression of a long, blank facade.
As part of this project, it is further recommended that the existing chain link fence
that is located on top of the retaining wall abutting the Center for the Arts property,
be replaced with decorative metal fencing that is consistent with that utilized on the
Veterans Memorial Park property. Other opportunities to utilize decorative fencing
within the retaining wall area should also be considered during any potential site
planning process. "Figure 16-3-G", below illustrates a conceptual plan for the refacing of the SOM Center Road retaining walls.
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"FIGURE 16-3-G"-CONCEPTUAL SOM CENTER ROAD
RETAINING WALL RE-FACADE PLAN

Source: City of Solon Department of Planning and Community Development

In addition to providing an attractive aesthetic backdrop to the Center of
Town area, the Norfolk Southern railroad bridge also makes possible an opportunity
to advance functional pedestrian use within the downtown area by providing a viable
means to safely cross SOM Center Road. However, as a project to upgrade the
bridge for pedestrian use would require a substantial expenditure of resources, such
an investment is not warranted at this time (January 2015) due to a limited practical
demand for access within this area. Rather, it is recommended that pedestrian
upgrades to the bridge only occur as part of a larger pedestrian oriented project, such
as the construction of a regional bike/all-purpose trail utilizing the railroad right of
way.
k.

Electronic Message Boards - The City has historically utilized banners and/or
signboards attached to the face of the Norfolk Southern Railroad Bridge in order to
advertise community events. However, should the City determine to implement the
Center of Town improvements that are recommended above, it may be advisable to
consider alternatives methods for the advertisement of community events that are
more consistent with the quality and character of the area. A potential alternative
would be to utilize electronic message boards located on both the north and south
facing elevations of the bridge (See "Figure 16-3-E" above, for one potential design
configuration.)
Should the City determine to explore this concept further, it is recommended that
an evaluation be performed by the City Traffic Engineer (and/or other qualified
experts) to determine the general feasibility for utilizing electronic message boards
within this area, particularly relating to adequate message display times and general
safety. This evaluation should also provide recommendations specific to this area
relating to optimal letter height, maximum lines of text per message, message change
frequency, color and graphics usage, maximum brightness levels, etc.
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SECTION 4
FUTURE COMMERCIAL ZONING PLAN - RECOMMENDATIONS
FOR THE CENTRAL RETAIL DISTRICT

The general boundaries of the Central Retail District (CRD) are, for the most part, laid out in a
logical fashion. Therefore, only minor alterations to the current boundaries are warranted. These
are as proposed herein.
However, it is recommended that the existing zoning scheme that comprises the “CRD” be
replaced by a new, comprehensive, zoning plan for the entire District. This new plan would
include the development of an entirely new range of zoning classification designed to more
effectively achieve the current and future goals for the Central Retail District. This proposed
zoning plan is addressed in significant detail within this Section.
“MAP 16-4-A”
CURRENT ZONING WITHIN THE CENTRAL RETAIL DISTRICT
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Presently, the “CRD” is characterized by a intermixture of Commercial, Office, Industrial, and
quasi-Industrial zoning classifications (See “Map 16-4-A”, above). The current configuration
has evolved gradually, in a piecemeal fashion, over the past 40+ years. As this zoning system is
not the product of a coordinated plan, it is perhaps not surprising that there are several inherent
deficiencies. Three (3) of the more notable shortcomings of the existing zoning system are
examined below:
1. The current zoning “toolbox” does not provide a logical range of low, moderate, and
high intensity commercial zoning classifications – An effective zoning plan should
provide a continuum of low intensity, moderate intensity, and higher intensity commercial
zoning classifications. This type of system provides a logical array of the land use tools
necessary to accommodate a broad range of uses and enables smooth transitions between
adjacent commercial districts and abutting residential areas.
However, the current zoning system is decidedly top heavy, essentially utilizing five (5)
different higher intensity zoning classifications, including the “C-2”, “C-3”, “C-4”, “C-6”,
and “I-2” categories. There is no moderate intensity commercial zoning classification.
There is one (1) highly specialized historic district (“C-1”), and one (1) low intensity office
district (“O-1”).
It is evident that the implementation of a more balanced, less
cumbersome, zoning strategy is warranted.
This would include the creation of a
coordinated package of new low, moderate, and high intensity zoning classifications - in
order to more effectively advance the City’s long term planning goals and needs.
2. The current zoning system authorizes uses that may negatively impact the future
viability of the Central Retail District – Certain existing zoning classifications within the
Central Retail District permit uses that are arguably incompatible with the long term
viability of the retail core. A case in point is the “C-6”(General Commercial) zoning
district. The “C-6” district is the second most widespread zoning classification within the
“CRD”. This is the zoning classification that is currently in place on the City’s most
strategically important and visible retail site – the Marc’s/Sears/Carter Lumber Core
Shopping Center area.
While allegedly commercial in nature, the “C-6” zoning district in actuality permits a wide
range of industrial and quasi industrial uses, many of which are not even permitted within
the City’s Industrial districts, proper. These include such uses as “open storage yards for
coal, fuel, lumber and building materials”, “frozen food lockers, ice manufacturing, soft
drink bottling, and refining, roasting, pasteurization and extracting processes”.
Implementation of any one of these uses could obviously significantly compromise the
future viability of the “CRD”.
3. The Current Zoning System does not provide adequate Coordination Between
Adjacent Zoning Classifications- An effective zoning plan should provide for logical
transitions between adjacent zoning classifications.
This is at the heart of “good
planning”. As such, a typical zoning plan should provide for a gradual transition from
lower intensity uses to higher intensity uses. In this manner essentially compatible uses can
be located adjacent to one another, thus promoting a sound development pattern that
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compliments and protects adjacent land uses and property values. Similarly, it is essential
that all properties facing a similar set of land use variables, be concentrated under one
umbrella zoning classification that best addresses those variables.
However, the long term process that has shaped the current zoning pattern within the
“CRD”, has not consistently promoted a logical development pattern. There are
many examples of this problem throughout this area, but perhaps the most striking
example is provided by an examination of the area of Solon Road located to the east of
SOM Center Road. As a review of the existing zoning map reveals (See Map 16-4-A,
above), this area is comprised of four different zoning classifications- including office,
industrial, commercial, and residential areas – arranged in a seemingly random sequence
that can best be described as “unconventional”. No logical long-term planning vision is
discernable in this area.
The purpose of the “Future Commercial Zoning Plan” for the Central Retail District, as
proposed herein, is threefold. First, the plan is intended to address each of the general
shortcomings that are addressed above. Second, the plan is intended to provide a specific
zoning framework and strategy to guide the redevelopment of the Core Shopping Centers and the
adjacent retail areas. And third, the plan is intended to establish the boundaries for any
potential extensions of the Central Retail District that the City may consider.
However, it should be noted that, as with any Section of the Master Plan Document, the
recommendations of the Future Zoning Plan are discretionary, not mandatory. These
recommendations may be implemented at any point in the general time span of the Master Plan
Document (15 years), in whole, in part, or not at all. Ultimately, the determining factor as to
when and whether the Future Zoning Plan is implemented rests at City Council’s discretion with
the concurrence of the electorate of the City in accordance with the provisions of the City
Charter. In many instances, consensus building within “neighborhoods” will be necessary in
order to implement any of the more significant changes that are proposed herein.
As noted herein, the “Future Commercial Zoning Plan” proposes to reduce the number of
Commercial Zoning Classifications in the City from the current (6) somewhat uncoordinated
zoning districts, to a more compact and logical package of four (4) new Commercial zoning
districts. These four (4) new zoning classifications are intended to provide the necessary tools to
implement smooth progressions from lower intensity uses to higher intensity uses. The new
system would include one (1) light intensity commercial classification (“CS-2”), one (1)
moderate intensity commercial classification (“CS-3”), one (1) heavy intensity commercial
classification (“CS-4”), and one new site plan driven “floating zone” (“C-PUD”). Two (2)
existing lower intensity zoning classifications would be retained, including the “C-1” (Historic
Commercial) zoning district and the “O-1” (General Office) zoning district.
“Map 16-4-B”, below, illustrates the proposed configuration of the new and existing zoning
classifications that would comprise the “Future Commercial Zoning Plan” for the Central Retail
District.
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“MAP 16-4-B”
FUTURE COMMERCIAL ZONING PLAN FOR THE "CENTRAL RETAIL DISTRICT"

Source: City of Solon Department of Planning and Community Development

Chart 16-4-A” , below, provides an outline of the purpose and characteristics of each of the new
proposed commercial zoning classifications that are designated in the “Future Commercial
Zoning Plan”. Chart “16-4-B”, below, provides a brief summary of the characteristics of each
of the existing zoning classifications that are designated within the plan.
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"CHART 16-4-A”
SUMMARY OF PROPOSED NEW COMMERCIAL ZONING CLASSIFICATIONS

1. “CS-2” (LIGHT COMMERCIAL/SERVICE) ZONING
General Characteristics and Purpose -The “CS-2” (Light Commercial/Service) zoning district is a new
zoning category that is intended to provide the City with a neighborhood-commercial, low intensity,
zoning classification that is suitable for use in transitional situations, such as providing separation
between higher intensity commercial zoning districts, and adjacent office or residential zoning districts.
This district should either be located along secondary roadways, or along major roadways in situations
where lower traffic generating uses are desirable.
Permitted Uses - Permitted uses should be limited to typical neighborhood type retail/service uses such
as standard restaurants, barber/beauty shops, clothing stores, food markets, video stores, pet shops,
travel agents, etc.
Building and Site Design Characteristics - Maximum building sizes should not exceed 25,000 square
feet, with minimum onsite green space areas of at least 30%. Minimum right-of- way set-backs of at
least 50 feet should be maintained, and no outside storage of goods or materials should be allowed.
Strict architectural design, material, and landscape standards should be required.

2. “CS-3” (COMMERCIAL/SERVICE) ZONING
General Characteristics and Purpose - The “CS-3” (Commercial/Service) zoning district is a new
zoning category that is intended to serve as the standard commercial zoning classification within the
City. The district should generally be used in the more central portions of the City’s retail zoned areas,
especially along major commercial corridors. Where the “CS-3” district abuts lower intensity uses,
such as residentially zoned areas, substantial site buffering is warranted.
Permitted Uses - A broad range of moderate intensity commercial service uses should be permitted
including standard and fast food restaurants, grocery stores, and all types of general retail uses.
Building and Site Design Characteristics -Maximum building sizes should not exceed 40,000 square
feet, with minimum onsite green space of at least 25%. Minimum right-of-way set-backs of 40 feet
should be maintained, and rear yard parking should be promoted. No outside storage of goods or
materials should be allowed. Strict architectural design, material, and landscape standards should be
required.

3. “CS-4” (HEAVY COMMERCIAL/SERVICE) ZONING
General Characteristics and Purpose The “CS-4” (Heavy Commercial/Service) zoning classification
constitutes is a new zoning category that is intended to accommodate higher intensity land uses and
larger building sizes. This zoning district should be utilized in the central portions of retail zoned
areas, avoiding contact with residential areas to the extent possible. Due to the intensity of the uses
permitted within the district, it is recommended that the “C-4” category be utilized in areas that are not
highly visible from prominent City arterial streets.

“CHART 16-4-A” (continued)
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"CHART 16-4-A” (CONTINUED)
SUMMARY OF PROPOSED NEW COMMERCIAL ZONING CLASSIFICATIONS

3. “CS-4” (HEAVY COMMERCIAL/SERVICE) ZONING
Permitted Uses – In addition to any use permitted in a “CS-3” zoning district, hotels, motels, service
stations, and automobile dealerships should be permitted.
Building and Site Design Characteristics - Maximum building sizes should not exceed 60,000 square
feet, with minimum onsite green space areas of at least 25%. Minimum right-of way set-backs of
80 feet should be maintained. Outside storage of goods or materials should be restricted, except that
vehicle sales inventory should be allowed. Strict architectural design, material, and landscape
standards should be required.

4. “C-PUD” (COMMERCIAL PLANNED UNIT DEVELOPMENT)
General Characteristics and Purpose - The “C-PUD” (Commercial Planned Unit Development)
zoning district is a new zoning classification that is specifically intended to control the redevelopment
of the City’s “Core Shopping Centers”. All other zoning classifications that currently exist within the
City are traditional “Euclidean” type districts. Euclidean districts typically establish general set-back,
site design, and permitted use requirements. Any use complying with these minimum criteria legally
warrants approval.
However, the “C-PUD” zoning district is a different type of zoning classification. PUD zones are site
plan driven in that the final City approved site plan effectively constitutes the zoning for the property.
This provides far greater design control to the Community, especially when a PUD project is coupled
with a comprehensive and legally binding Development Agreement. In addition, the “PUD” format
provides the flexibility necessary to tailor the zoning classification to achieve the unique goals for the
area in which the “PUD” is to be applied. In this case, each “C-PUD” would be tailored to achieve the
general design goals specified herein for each of the relevant “Core Shopping Centers”. However, as
with any “floating” type zoning classification, the “C-PUD” zoning district would not be implemented
on any property until such time as a specific re-development proposal is submitted.
Permitted Uses – See “Section 2”, “Planning/Redevelopment Concepts for the Core Shopping Centers”.
Building and Site Design Characteristics - See “Section 2”, “Planning/Redevelopment Concepts for
the Core Shopping Centers”.
Alternative- An acceptable alternative to the recommended C-PUD zoning would be to maintain the
existing underlying zoning classification, while regulating any proposed development through
the establishment a legally binding development agreement that mirrors a PUD in effect and

duration.
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“CHART 16-4-B”
SUMMARY OF EXISTING COMMERICAL ZONING CLASSIFICATIONS

1. “C-1” (HISTORIC COMMERCIAL) ZONING – The “C-1” zoning
classification is an existing, highly specialized light commercial zoning district. This
District is intended to preserve existing historic structures - but even more so, it is intended
create a distinct area within the City that has a coordinated early 20th Century/late 19th
Century architectural style, look, and feel. Specialized architecture, streetscaping,
lighting, signage and site design criteria are specified to in order to advance this design
concept. As the “C-1” district was substantially revised in 2005 for the expressed
purpose of advancing the Master Plan concepts outlined above, few changes to the
content or structure of the district are recommended at this time. However, it is
suggested that consideration be given to permitting second story residential uses
within the “C-1” District, and that set-back requirements be reduced in order to
achieve more uniform building set-backs of 20ft to 25ft from street right of way lines
and to better accommodate rear yard parking designs.
2. “O-1” (GENERAL OFFICE) - The “O-1” Office District is an existing low
intensity, transitional type zoning classification. The permitted uses and design
criteria within this district have been modified in recent years to enhance the
transitional nature of the district. The “O-1” district is therefore ideal for providing
low impact transitions between non-residential and residential zoning districts and
land uses.

It should be noted that the “The Future Commercial Zoning Plan for the Central Retail District”
(see Map 16-4-B, above) recommends three (3) separate extensions of light commercial and
office zoning in to areas that are currently zoned for “residential” use. Each of the sites in
question are located along the periphery of the “Central Retail District”, and, if enacted, would
have the effect of expanding the current boundaries of the “CRD”.
Each of the potential re-zonings are intended to accommodate altered land use conditions that
have rendered the continued residential use of the subject properties problematic. “Chart 16-4C”, below, describes these potential zoning alterations in greater detail.

Chapter 16: The Central Retail District Plan

223

C i t y

o f

S o l o n

M a s t e r

P l a n

CHART 16-4-C”
POTENTIAL COMMERCIAL ZONING EXTENSIONS
ON THE PERIMETER OF THE "CRD"

1. Extend “C-1” Zoning on Bainbridge Road to the East Side of SOM Center
Road - It is proposed that the “C-1” (Historic Commercial) zoning classification be
extended along Bainbridge Road to the east side of SOM Center Road. This zoning
extension would replace the existing “R-1-C” (Single Family Residential) zoning that
is in place on all City owned properties in this area, and would replace the same
zoning on all private property holdings fronting on the north side of Bainbridge
Road, opposite of the City Hall property.
This proposed rezoning is intended to provide a more smooth transition between
zoning classifications and land uses in this area, advance the preservation of
significant historic structures that are not otherwise protected, and provide for the
more reasonable use of private property within the “Center of Town” area.
2. Extend “O-1” (General Office) Zoning Southward on the West Side of SOM
Center Road – It is proposed that “O-1” (General Office) zoning be implemented on
all existing "R-1-C" (Single Family Residential)zoned properties that front on the
west side of SOM Center Road, between the Solon village Shopping Center and Portz
Parkway. .
The proposed rezoning is intended to reflect the existing development pattern within
this area.
3. Implement “C/S-2” (Light Commercial/Service) Zoning on Properties on the
South Side of Aurora Road, Between Solon Boulevard and Solon Road – It is
proposed that the new “CS/2” (Light Commercial/Service) zoning classification be
implemented on certain properties currently zoned multi-family residential that are
located on the south side of Aurora Road, between Solon Boulevard and Solon Road
This rezoning would replace all existing “R-3” (Multi-family Residential) zoning
within the described area.
The proposed rezoning is intended to provide for a more logical zoning pattern by
authorizing more equivalent intensity land uses on opposing street frontages. If this
rezoning were to be pursued, provision should be made to adequately screen all
residential properties located to the south of the rezoning site so as to not interfere
with the continued use and enjoyment of these properties.
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SECTION 5
EXISTING AND FUTURE LAND USE PLANS
The characteristics of the City’s Existing Land Use Map and the Future Land Use Plan are in
many ways a reflection of the City’s Existing and Proposed Zoning Plans. However, while the
Zoning Plan represents the general set of essentially compatible land uses that the City deems to
be acceptable within a given area, the Existing Land Use Map illustrates the actual use of each
property, and the Future Land Use Plan illustrates the use category deemed to be most
appropriate for each particular area.
While this Master Plan has deliberately placed greater emphasis on the specific Zoning Plan for
the CRD, presentation of the Existing Land Use Map and Future Land Use Plan for this area
(“Maps 16-5-A” and “B”, respectively, below) will provide City decision makers with important
additional land use information to assist in the decision making process.
“MAP 16-5-A”
EXISTING LAND USE MAP
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“MAP 16-5-B”
FUTURE LAND USE PLAN
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SECTION 6
INFRASTRUCTURE POLICIES WITHIN THE CENTRAL RETAIL
DISTRICT

Interviews were conducted with the City Engineer to assist in the identification of future street
infrastructure and utility improvements that are either scheduled or recommended within the
Central Retail District. These improvements are as summarized below, and as illustrated in
“Map 16-6-A” (Note: The information contained herein is supplemental to the consultant
prepared “Master Traffic Plan” and “Sanitary Sewer Master Plan” which are attached to the
Appendix of this document.)

“MAP 16-6-A”
Summary of Recommended Infrastructure Improvements Within the
CRD

Source: City of Solon Department of Planning and Community Development
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SOM/BAINBRIDGE
ROAD
INTERSECTION
IMPROVEMENTS
The
SOM/Bainbridge Road intersection should be realigned to a 90 degree configuration. Two
(2) conceptual alternatives for this realignment are illustrated in “Maps 16-6-B” and “C”,
below. As the incorporation of a portion of the current Marc’s retail store site would
provide the greatest opportunity to achieve a quality redesign of the intersection area, it is
recommended that the City tie this intersection realignment to the redevelopment of the
Marc’s/Sears/Carter Lumber Core Shopping Center site, as recommended within this
Master Plan. It should further be noted that any realignment scenario would necessitate the
acquisition of private property along the north side of Bainbridge Road.
“MAP 16-6-B”
CONCEPTUAL REALIGNMENT OF THE
SOM CENTER ROAD/BAINBRIDGE ROAD INTERSECTION
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“MAP 16-6-C” CONCEPTUAL REALIGNMENT OF THE
SOM CENTER ROAD/BAINBRIDGE ROAD INTERSECTION

2.

SOM/AURORA INTERSECTION IMPROVEMENTS - To improve the level of
service at the SOM/Aurora Road intersection, it is recommended that additional
turning lanes be implemented. To advance this project, a traffic engineer should
prepare various alternatives for the City’s review and consideration.

3.

SOM/SOLON INTERSECTION IMPROVEMENTS - To improve the level of
service at the SOM/Solon Road intersection, it is recommended that additional
turning lanes be implemented. To advance this project, a traffic engineer should
prepare various alternatives for the City’s review and consideration.

4.

SOLON ROAD WIDENING – It is recommend that at least one (1) additional
eastbound lane and one (1) additional westbound lane be added to the portion of
Solon Road located between SOM Center Road and Aurora Road. These lane
additions will help to accommodate existing traffic levels as well as any increased
traffic that may result from the redevelopment of the Solon Square Core Shopping
Center site and vicinity as recommended herein (See Section 2).
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5. AURORA ROAD/US 422 CONNECTOR ROAD A new connector road is
recommended that would provide an alternative route from Aurora Road to US 422 in
order to alleviate traffic congestion along SOM Center Road. To advance this project, it is
recommended that a feasibility study be prepared by a traffic engineer and that various
alternatives be submitted for City review.
6. “BOB EVANS” SERVICE ROAD It is recommended that the City pursue the
installation of a service road traversing the rear lot areas of the commercial
properties located near the south west intersection of SOM Center Road and US 422. The
proposed service road would parallel SOM Center Road and would connect the Bob Evans
Restaurant (6100 SOM Center Road) entrance drive, with the City of Solon owned
SOM/Kruse connector drive. The purpose of this service road would be to allow the
existing businesses in this area to have alternative access to SOM Center Road through a
signalized intersection
7. INCREASE CAPACITY ON US 422 AND SOLON RAMPS - It is recommended that the
City pursue a regional policy of advocating vehicle capacity increases on US 422, and a
local policy of seeking increased capacity on all Solon US 422 entrance and exit ramps.
Capacity increases on US 422 are an essential component to achieving improved service
levels within the City’s arterial street system.
8.

WIDEN BAINBRIDGE ROAD TO THREE LANES – It is advisable that the section of
Bainbridge Road located between SOM Center Road and Solon Road be widened to three
(3) lanes in order to facilitate traffic flow. While advisable, it may not be immediately
practical to widen the road in this area due to the shallow set-backs of existing buildings.

9.

BOULEVARD CONFIGURATION FOR SOM CENTER ROAD - It is
recommended that the portion of SOM Center Road that is located between US 422 and
Bainbridge Road be converted to a Boulevard configuration. This proposed redesign is
intended to enhance the character and aesthetic appeal of the principal gateway in to the
City. As this proposed reconfiguration would require the acquisition of additional rightof-way, it will likely only be feasible in association with the redevelopment of the
Marcs/Sears/Carter Lumber Core Shopping Center site (See Section 2).

10. INSTALL PEDESTRIAN/BICYCLE LANES AND PATHS WITHIN THE CRD
AS OPPORTUNITIES ARISE It is recommended that pedestrian/bicycle lanes
and paths be provided within in the Central Retail District in order to promote a
more pedestrian friendly environment.
Particular focus should be given to
providing pedestrian/bicycle lanes along the major arterials of SOM Center Road,
Aurora Road, Solon Road and Bainbridge Road. As accommodating these lanes
will require the acquisition of significant areas of right-of-way within substantially
developed areas, it is likely that a combined strategy of right-of-way acquisition through
redevelopment opportunities, negotiation, and eminent domain will be necessary. It is
likely that the City will need to commit to a long-term strategy of piecemeal right of
way/easement acquisitions, as opportunities arise, in order to realize this goal.
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It is also recommended that the City pursue the installation of multipurpose paths along
the Norfolk Southern Railroad right-of-way within the “CRD”. While a “rails-to-trails”
strategy is preferable, a “rails-and-trails” approach is acceptable. Various access points
connecting the proposed railroad trail system to prominent points within the “CRD” are
recommended. Recommended access points include the Old Aurora Road right-of-way,
the Fire Station #2 site, and the old train station building (33200 Bainbridge Road) within
the Historic District. The railroad trail system within the CRD should be extended to the
adjacent areas to the east and west as feasible. This project will require the cooperation of
the Norfolk Southern Railroad. A regional approach towards achieving this goal is
advisable – this would involve the cooperative, organized efforts of the various
communities through which the Norfolk Southern right of way passes.
11. IMPLEMENT UNDERGROUND UTILITIES AS OPPORTUNITIES ARISE - It is
recommended that underground utilities be provided throughout the CRD. As the
City has found the cost of comprehensive public projects to install underground utilities
to be prohibitive, it is recommended that this goal be achieved predominantly through a
long-term strategy associated with redevelopment opportunities.
The City may
undertake smaller scale, strategic projects to install underground utilities within certain
areas of the City, particularly along the periphery of areas where such utilities are
already installed.
12. PROVIDE ALL STORM WATER RETENTION ON SITE As the City does not
intend to construct any additional public storm water retention/detention facilities within
the CRD during the span of this Master Plan, it is required that each individual
development make adequate provisions to retain its storm water on site.
13. SANITARY SEWER MASTER PLAN - The City is currently (2009) in the process of
preparing a comprehensive Sanitary Sewer Master Plan. Once adopted by City Council, all
plan recommendations applicable to the CRD shall be considered to be incorporated in to
this Section of the City of Solon Master Plan.
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SECTION 7
STREETSCAPE CONCEPTS FOR THE CRD

It is recommended that streetscaping be provided throughout the Central Retail District in order
to enhance community character, aesthetic appeal, and promote a pedestrian friendly
environment. Two (2) distinct streetscape design strategies are proposed for specific areas of the
CRD.
These include the “Standard CRD Streetscape Design Concept” and the “Historic District
Streetscape Design Concept”. The proposed general layout of each of these streetscape concepts
are illustrated in “Map 16-7-A”, below, and are examined in greater detail below.
“MAP 16-7-A”
RECOMMENDED STREETSCAPE CONFIGURATION WITHIN THE CRD

Chapter 16: The Central Retail District Plan

232

C i t y

o f

S o l o n

M a s t e r

P l a n

The Standard CRD Streetscape Design Concept
The “Standard CRD Streetscape Design Concept” (see “Figure 16-7-A”, below)
is
recommended for use along all major arterials within the CRD. As such this design concept
would be implemented along Aurora Road, Solon Road, and any portion of SOM Center Road
within the CRD that is not currently streetscaped.

“FIGURE 16-7-A”
STANDARD CRD STREETSCAPE DESIGN CONCEPT
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“MAP 16-7-B”
US422/SOM CENTER ROAD CONCEPTUAL STREETSCAPE DESIGN ELEMENTS
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The US 422 interchange streetscape concept should include the construction of professionally
designed landscape planting beds within each of the four entrance/exit ramp lawn areas. These
planting beds should be serviced by an integral irrigation system. Substantial “Welcome to
Solon” signage, constructed predominantly of brick or stone, should be placed within the
planting beds located at the eastbound and westbound exit ramps (see Figure 16-7-B, below.
The City may consider utilizing this same general sign design concept at other locations within
the city for other purposes, so as to implement a uniform design approach). The “Standard CRD
Streetscape Design” sidewalks should be extended northward along SOM Center Road to the US
422 westbound on-ramp and off-ramp areas as feasible.
“FIGURE 16-7-B”
US422/SOM CENTER ROAD CONCEPTUAL
“WELCOME TO SOLON” SIGNAGE

Historic District Streetscape Design Concepts
A distinct streetscape design is recommended for use within the Historic Business zoned areas of
the City. Therefore, the “Historic District Streetscape Design Concept” is intended to emphasize
the unique character of the historic commercial district through the utilization of relatively
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understated streetscape elements that are complimentary to the building design criteria specified
for this area, and which are specifically designed to accommodate the smaller street dimensions
and lesser building setbacks that characterize this area of the City.
The “Historic District Streetscape Design Concept” (See Figure 16-7-C, below) includes the use
of relatively narrow width sidewalks constructed exclusively of stone pavers. Small plaza areas,
with sitting benches, are provided. Each plaza would be bordered with decorative wrought iron
fence accents and landscaping. Street access points for businesses should also be landscaped
and wrought iron accents utilized as feasible. Historic District light fixtures should line both
sides of this streetscape.
“FIGURE 16-7-C”
THE “HISTORIC DISTRICT STEETSCAPE DESIGN CONCEPT”

Many of the specific historic district streetscape design elements recommended herein have
already been formerly established and implemented on various properties within this area. This
would include a standard paver type, light fixture, and wrought iron fence design. These
standard type fixtures and materials should continue to be utilized throughout the district.
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It is recommended that the “Historic District Streetscape Design Concept” be implemented
predominantly through City sponsored projects in order to ensure consistency of materials and
design. To facilitate these projects, it is recommended that the City pursue a long term policy of
acquiring landscape/streetscape easements within the historic district as opportunities arise.
Priority should be provided to installing streetscaping along the portion of Bainbridge Road that
is located between SOM Center Road and Solon Road, as well as at the Bainbridge/Solon Road
intersection area.

SECTION 8
STANDARDIZED PUBLIC SIGNAGE PLAN
A standardized public signage package should be utilized throughout the Central Retail District.
This proposed decorative signage is intended to promote community character, create a unique
sense of place within the “CRD”, and provide useful direction to both pedestrians and motorists.
The sign types comprising the standardized public signage package are addressed below:
1.

“Central Retail District” Identification Signage – Each of the principal gateways to the
Central Retail District should be demarked with professionally designed, standardized,
identification signage. These signs should be located at the principal entrance points to the
district on Solon Road, Bainbridge Road, Aurora Road, and the 422 interchange area to
alert travelers that they are entering the Central Retail District. “Figure 16-8-A”, below,
illustrates the conceptual design of the proposed Central Retail District Identification
signage. “Map 16-8-A”, below, denotes the proposed locations of this signage within the
CRD.
“FIGURE 16-8-A” – "CRD" Identification Signage Concept
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“MAP 16-8-A” “CRD” IDENTIFICATION SIGNAGE LOCATIONS

2.

Street Identification Signage – Unique, high quality, street identification signage should be
utilized at all street intersections throughout the Central Retail District. This signage should
be complimentary in design and appearance to the proposed “Central Retail District”
Identification Signage in order to further promote a cohesive sign design concept distinctive
to the “CRD”.
The proposed Street Identification Signage concepts would be differentiated between
non-signalized and signalized intersection areas as further described below.
a. Non Signalized Intersections - Standard Street Identification Signage utilized at nonsignalized intersections would be characterized by the use of freestanding decorative
poles and decorative sign faces.
“Figure 16-8-B”, below, illustrates the conceptual design of this proposed Street
Identification signage.
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“FIGURE 16-8-B”- STREET IDENTIFICATION SIGNAGE FOR
NON-SIGNALIZED INERSECTIONS

“Map 16-8-B”, below, denotes the proposed locations of street identification
signage at non-signalized intersections within the CRD.
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“MAP 16-8-B” – STREET IDENTIFICATION SIGNAGE FOR
NON-SIGNALIZED INERSECTIONS

b.

Signalized Intersections Street Identification Signage utilized at signalized
intersections should consist of the mounting of decorative sign faces to traffic
signal mast arms.
Sign faces should be similar in design to those utilized
at non-signalized intersections. In addition, it is recommended that a uniform
decorative mast arm design concept be utilized throughout the CRD.
“Figure 16-8-C”, below, illustrates the conceptual
identification signage to be utilized at signalized intersections.

design

of

street

“FIGURE 16-8-C” - STREET IDENTIFICATION SIGNAGE
FOR SIGNALIZED INTERSECTIONS
SOM Center Road
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“Map 16-8-C”, below, denotes the proposed locations of street identification
signage at each of the thirteen (13) signalized intersections within the CRD.

“MAP 16-8-C” – STREET IDENTIFICATION SIGNAGE
FOR SIGNALIZED INTERSECTIONS

3. Directional Signage – Signage should be located at prominent intersections within the
CRD providing directory information pertaining to major government uses and “Core
Shopping Center” locations. It is recommended that such signage be located at the
SOM/Solon, SOM/Aurora, SOM/Bainbridge, Aurora/Solon, and Solon/Bainbridge
intersections (see “Map 16-8-D”, below)
The proposed Directional Signage should be complimentary in design and
appearance to the other standard public signage recommended herein for the CRD.
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“Figure 16-8-D”, below, illustrates the conceptual design of the proposed CRD Directional
Signage.

“FIGURE 16-8-D” – DIRECTIONAL SIGNAGE DESIGN CONCEPT
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“MAP 16-8-D” – DIRECTIONAL SIGNAGE LOCATIONS
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