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ARTICLE I  ADMINISTRATIVE PROVISIONS  

 

Chapter  100   Purpose and Intent  

 

 

Section 100. 01  Statement of Purpose  and Intent, and Basic Planning   

   Objectives  

Section 100. 02  General Applicability of Use Regulations  

Section 100. 03  Annexation  

Section 100. 04  Conflict  

Section 100. 05  Separability  

Section 100.0 6 Interpretation  

 

 

Section 1 00.0 1  Statement of Purpose and Intent, and Basic Planning Objectives  

 

 The purpose of this Zoning Code and the intent of Council in its adoption is to provide planning standards, 

procedures, regulations and controls for the use of the land in the City, and for the design, use, bulk, location and 

spacing of buildings and other structures, in order most effectively, to the fullest extent permissible under the City's 

powers of home rule, to insure and preserve the public health, safety, convenience, comfort, prosperity and general 

welfare of the inhabitants of the City.  It is the judgment of Council that this purpose can be attained and this 

intent implemented, through the adoption and application of zoning standards, regulations, controls and procedures 

which recognize the following basic planning objectives for the City: 

 

 (A)  To preserve and strengthen the primarily residential character of the City, together with its unique  

  educational and open space amenities and resources; 

 

 (B)  To preserve and strengthen the City's tradition of self-identity; 

 

 (C)  To encourage proximity in the development of compatible and related uses of land and structures,  

  and to discourage development of uses which are by their nature or location incompatible with or  

  detrimental to adjacent uses;  

 

 (D)  To conserve the natural resources of the City; 

 

 (E)  To preserve and strengthen the reasonable balance of commercial and industrial activities within  

  the City, so long as they are consistent with the City's primarily residential character and the  

  foregoing objectives, in order to serve the convenience of the inhabitants of the City and provide a 

  strong economic and tax base to assure the Cityôs ability to provide essential services to its  

  inhabitants; 

 

 (F)  To establish and apply those planning standards, regulations and controls for the use of the land in  

  the City and the design, use, bulk, location and spacing of buildings thereon, which will most  

  effectively utilize the highest professional skills and provide the maximum flexibility of design,  

  arrangement, spacing and construction of improvements on the land, while at the same time 

  controlling not only the uses of land but the number, location and character of such uses, all with a 

  view to the accomplishment of the foregoing objectives and as a means of attaining the purpose of  

  this Code and of implementing the intent of Council in its adoption. 
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Section 100. 02  General Applicability of Use Regulations  

 

 Except to the extent expressly permitted by this Zoning Code, after the effective date of this Code: 

 

 (A)  No land or structure shall be used or occupied, and no structure shall be erected, constructed,  

  reconstructed, enlarged, moved or structurally altered, except in conformity with all of the  

  regulations herein specified as being applicable to such land or structure; 

 

 (B)  No principal building shall be demolished except in accordance with a Zoning Permit issued  

  pursuant to §101.05.  Accessory structures may be demolished without obtaining a Zoning Permit. 

 

 (C) No part of a yard, or other open space, or off-street parking, or loading space, which may be  

  required in this Code in connection with any land or structure, shall be included as part of a yard, 

  open space, off-street parking or loading space similarly required for any other land or structure; 

 

 (D)  No yard or lot existing upon the effective date of this Code shall be reduced in dimension or area  

  below the minimum requirements set forth herein. Yards or lots created after the effective date of  

  this Zoning Code shall meet at least the minimum requirements herein established. 

 

Section 100. 03  Annexation  

 

 Unless otherwise stated in the conditions of annexation, territory annexed to or otherwise becoming a part 

of the City of Berea subsequent to the effective date of this Code shall become, upon the effective date of such 

annexation or inclusion, an R-SF-B zoning  district until otherwise classified; provided, however, if territory subject 

to county or township zoning shall be annexed or otherwise become a part of the City of Berea subsequent to the 

effective date of this Code and if upon such effective date such territory is subject to county or township zoning 

regulations enacted by the public authority having zoning jurisdiction over such territory prior to such effective date, 

the zoning regulations then in effect shall remain in full force and effect as provided in Section 303.18 and Section 

519.18 respectively, of the Ohio Revised Code, until and unless the Council adopts existing zoning regulations or 

adopts new regulations for such territory; provided, further, that if such county or township territory is not subject to 

any zoning regulations at the time of such annexation or inclusion, upon the effective date thereof it shall be zoned 

and become an R-SF-B zoning District until otherwise classified. 

 

Section 100. 04  Conflict  

 

 When a provision of this Code conflicts with a provision of any other Code or Ordinance of the City, this 

Code shall prevail and be controlling. 

 

Section 100. 05  Separability  

 

 It is hereby declared to be the legislative intent that the several provisions of this Code shall be separable, 

in accordance with the provisions set forth below: 

 

 (A)  If  any Section or provision of this Code is declared to be invalid by a decision of any court of  

  competent jurisdiction, the effect of such decision shall be limited to that Section, or provision  

  which is expressly stated in the decision to be invalid. Such decision shall not affect, impair or  

  nullify this Code as a whole or any part thereof other than the Section or provision so declared to  

  be invalid, and all other Sections and provisions of this Code shall continue to be separately and  

  fully in full force and effect. 

 

 (B)  If  the application of any Section or provision of this Code to any zoning lot, building or other  

  structure is declared to be invalid by a decision of any court of competent jurisdiction, the effect  

  of such decision shall be limited to that zoning lot, building or other structure immediately  

  involved in the controversy, action or proceeding in which the judgment or decree of invalidity is  

  rendered. Such decision shall not affect, impair or nullify the application of this Code or any  
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  Section or provision thereof to any other zoning lot, building or other structure, or to different  

  facts or circumstances. 

 

Section 100.06   Interpretation  

 

 (A)  Unless otherwise expressly stated, the following words and phrases shall be construed throughout  

  this Zoning Code to have the meanings herein indicated: 

 

  (1)  When not inconsistent with the context, words used in the present tense include the  

   future, words in the plural number include the singular, and words in the singular number 

   include the plural.   

 

  (2)  The singular includes the plural, and the plural the singular. 

 

  (3)  The word "person" includes a corporation, partnership, association and individual. 

 

  (4)  The word "shall" is always mandatory. The word "may" is permissive. 

 

  (5)  The word "lot" includes the word "parcel", "tract", or "plot". 

 

  (6)  The word "used" or "occupied" as applied to any land or building shall be construed 

   to include the words "intended, arranged or designed to be used or occupied." 

 

  (7) The terms ñheò, ñsheò, ñhimò, and ñherò shall be gender neutral and may be used  

   interchangeably throughout this Zoning Code. 
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CHAPTER  101   Zoning Code Administration  

 

 

Section 101.01  Zoning Administrator Powers and Duties  

Section 101.02  Deputy Zoning Administrator  

Section 101 .03  Appeals From a Zoning Administrator Decision  

Section 101.04  Zoning Permits  

Section 101.05  Contents of Applications for Zoning Permits  

Section 101.06  Approval of a Zoning Permit by the Zoning Administrator  

Section 101.07  Approval of a Zoning Permit by t he Planning Commission  

Section 101.08  Expiration of a Zoning Permit  

Section 101.09  Third Party Complaints  

Section 101.10  Zoning Permit Revocation  

Section 101. 11  Notice of Violation  

Section 101. 12  Penalties for Violation  

Section 101. 13  Additional Remedies  

Section 101.14  Technical Advisors  

Section 101.15  Technical Reports  

Section 101.16  Schedule of Fees  

Section 101.17  Administrative Waivers  

 

 

 

Section 101 .0 1   Zoning Administrator, Powers and Duties  

 

 The Zoning Administrator shall be appointed by the Mayor and shall have the following functions, powers 

and duties, exercisable by him, or by his assistants under his direction, in accordance with the procedures contained 

in this Article: 

 

 (A)  To receive all applications for zoning permits, subdivision applications, requests for variances and  

  other zoning requests provided in this Code; to review all such applications and requests for  

  compliance with the procedural requirements of this Code; and to review such applications for  

  compliance with all applicable substantive requirements of this Code; 

 

 (B) To maintain a record of all administrative and legislative proceedings under this Code with respect 

  to zoning permits, administrative appeals, variances, subdivision applications and zoning map or  

  zoning text amendments; 

 

 (C) To communicate promptly in writing to each applicant for a zoning permit, administrative appeal  

  or variance, all administrative action taken under this Code with respect to the application initiated 

  by such applicant; 

 

 (D) To inventory, and maintain a record of, all non-conforming uses and all non-complying   

  structures; 

 

 (E) To provide administrative assistance to the Council and Planning Commission with respect to  

  proceedings under this Code; 

 

 (F) To make inspections incident to applications made under this Code, and to determine whether any  

  of the provisions of this Code are being violated, and for such purposes the Zoning Administrator  

  at a reasonable time and in a reasonable manner, shall be granted access to and may enter upon all  
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  property or structures within the limits of the City.  Prior to seeking entry to any property or  

  structure for such examination or survey, the Zoning Administrator shall attempt to obtain the  

  permission of the owner or occupant to inspect.  If such permission is denied or cannot be  

  obtained, the Zoning Administrator shall request the assistance of the City Prosecutor in securing a 

  valid search warrant prior to entry. 

 

 (G) If the Zoning Administrator shall find that any of the provisions of this Code are being violated,  

  he shall have the power to give notices of violations, orders for actions necessary to correct  

  violations, orders for discontinuance of illegal use of land or structures, orders for removal of  

  illegal structures or of illegal additions, alterations or structural changes, and orders for   

  discontinuance of any illegal work being done; 

 

 (H) To take any other action authorized by this Code, or reasonably required for the purposes of  

  administering and enforcing this Code. 

 

Section 1 01 .0 2 Deputy Zoning Administrator  

 

 The Mayor may appoint one or more Deputy Zoning Administrators who may provide assistance to and be 

supervised by the Zoning Administrator.  A Deputy Zoning Administrator shall maintain all those powers and duties 

as provided for in this Code.  For the purposes of the interpretation of this Code, the term ñZoning Administratorò 

shall also mean ñDeputy Zoning Administratorò. 

 

Section 1 01 .0 3   Appeals From a Zoning Administrator Dec ision  

 

    Where it is alleged by an applicant in good standing that there is an error in any interpretation, judgment, 

determination, or decision made by the Zoning Administrator in the administration and/or enforcement of the 

provisions of this Code, the applicant may file an administrative appeal to the Planning Commission as set forth in 

§103.02. 

 

Section 1 01 .0 4 Zoning Permits  

 

  It shall be unlawful for an owner to use or permit the use of any land or any structure, or part thereof 

hereafter created, erected, converted, enlarged, or changed, wholly or partly in its use or construction, until the 

Zoning Administrator shall have issued a zoning permit.  The zoning permit shall show that the structure or 

premises, or part thereof, and the proposed use thereof are in conformity with the provisions of this Code. 

 

Section 1 01 .0 5   Contents of Applications for Zoning Permits  

      The application for a zoning permit shall be made on the application form provided by the Zoning 

Administrator and be signed by the owner or applicant attesting to the truth and exactness of all information 

supplied on the application.  Each application shall clearly state that the permit shall expire and may be revoked if 

work has not been substantially initiated within one year or substantially completed within two years.  ñSubstantially 

initiatedò shall mean expending monies towards completing the project equal to at least 25% of the value of the total 

work to be performed.  ñSubstantially completedò shall mean expending monies towards completing the project 

equal to at least 90% of the value of the total work to be performed.  At a minimum, the application shall contain the 

following information and be accompanied by all required fees: 

      (A) Name, address, and phone number of applicant. 

      (B) Address for subject parcel(s). 

      (C)    Existing use. 

      (D)    Proposed use. 
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      (E)    Zoning district. 

      (F) Plans in triplicate drawn to scale showing the actual dimensions and the shape of the lot to be built 

  upon; the exact size and location of existing buildings on the lot, if any; and the location and  

  dimensions of the proposed building(s) or alteration. 

      (G)    Building heights. 

      (H)    Number of off-street parking spaces or loading berths and their layout. 

      (I)     Location and design of access drives. 

      (J)     Number of dwelling units (if applicable). 

      (K)    If applicable, the application for a sign permit, site plan, conditional use and any other request  

  under this Code requiring the issuance of a zoning permit shall accompany the zoning permit  

  application, unless previously submitted. 

 (L) Estimated project costs including both site related work and structural improvements. 

      (M)    Such other documentation as may be necessary to determine conformance with and to provide for  

  the enforcement of this Code. 

Section 101.0 6   Approval of a Zoning Permit  by the Zoning Administrator  

 

      Within 30 days after the receipt of a completed application, the Zoning Administrator shall either approve 

or disapprove the zoning permit application in conformance with the provisions of this Code for those zoning 

requests not requiring Planning Commission review.  One copy of the plans shall be returned to the applicant by the 

Zoning Administrator after the Zoning Administrator has marked such copy either as approved or disapproved and 

attested to the same by his or her signature on such copy.  Failure to notify the applicant in the case of such refusal 

or disapproval within the specified time shall entitle the applicant to submit his or her request to the Planning 

Commission. 

 

Section 101.0 7 Approval of a Zoning Permit by the Planning Commission  

 

      It is recognized that certain zoning requests are reviewed and decided by the Planning Commission.  Under 

these circumstances, the review and decision time frames shall be as follows: 

 

 (A)  Initial consideration by Planning Commission shall occur within forty-five (45) calendar   

  days after a completed application is received by the Zoning  Administrator. 

 

 (B)  The Planning Commission shall either approve, approve with conditions or    

  disapprove of a zoning request within twenty (20) business days after the date of the   

  initial consideration. 
 

Section 101.0 8 Expiration of a Zoning Permit  

 

 (A) If the work described in any zoning permit has not yet been substantially initiated within six  

  months of the date of issuance thereof, said permit shall expire unless a six month extension is  

  issued by the Zoning Administrator upon a written request by the applicant.   

 

  (1) Failure to substantially begin the work within the initial six month period or within the  

   expiration of the six month extension period shall result in the zoning permit being 
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   revoked by the Zoning Administrator upon written notice given to the persons or business 

   entity affected.   

 

  (2) The Zoning Administrator may only issue one six month extension based on good cause  

   shown by the applicant 

 

 (B) If the work described in any zoning permit has not yet been substantially completed within two  

  years of the date of issuance thereof, said permit shall expire and be revoked by the Zoning  

  Administrator.   

 

  (1) A written notice shall be given to the persons or business entity affected, together with  

   notice that further work, as described in the canceled permit, shall not proceed unless and 

   until a new zoning permit has been obtained or an extension granted.   

 

  (2) The Zoning Administrator may only issue one extension for an additional calendar year  

   based on good cause shown by the applicant.  In the event a zoning permit is deemed to  

   have expired under the provisions under this Code, any fees paid to the city required as  

   part of the zoning permit application and review process shall be non-refundable. 

 

 (C) No changes or alterations to any work described under an approved zoning permit shall be  

  permitted.  In the event changes are requested, the applicant shall make application with the  

  Planning Commission in the same manner as the initial zoning permit procedure. 

 

Section 101.0 9 Third Party Complaints  

 

 Whenever a violation of this Code occurs or is alleged to have occurred, any person may file a written 

complaint with the Zoning Administrator stating fully the causes and basis of such complaint, the Zoning 

Administrator shall record such complaint, investigate and, if he finds that a violation of this Code has in fact 

occurred, shall take appropriate action thereon to enforce this Code. 

 

Section 101. 10  Zoning Permit Revocation  

 

      The Zoning Administrator may issue a revocation notice to revoke a zoning permit which was issued 

contrary to this Zoning Code or based upon false information or misrepresentation in the application. 

 

Section 101.11  Notice of Violation  

      Whenever the Zoning Administrator or his or her Deputy determines that there is a violation of any 

provision of this Code, a violation letter shall be sent to the property owner which shall serve as the notice of 

violation.  Failure to remedy the alleged violation within the specified time frame set forth in the violation letter 

shall result in the levying of penalties and fines pursuant to §101.12.  Such violation letter shall: 

      (A) Include a statement of the reasons why it is being issued and refer to the sections of this Code  

  being violated. 

      (B)    State the time by which the violation shall be corrected. 

      (C)   Service shall be sent by ordinary mail and the mailing shall be evidenced by a certificate of  

  mailing which shall be filed by the Zoning Administrator.  A posting of the notice of violation  

  upon the property in a conspicuous manner shall also constitute proper service under this sub- 

  section. 

 (D) A copy of the administrative appeals procedure and documentation requirements as set forth in  

  this Code shall be included in the violation letter. 
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Sect ion 101.12  Penalties for Violation  

 

 Any person or entity found to be in violation of any provision of this Code shall be guilty of a misdemeanor 

by each such action or omission and upon conviction thereof shall be fined not more than Five Hundred Dollars 

($500).  Each day during which such act, violation or omission shall be done, committed, omitted or continued shall 

constitute a separate offense.  A violation of this Code shall constitute any of the following: 

 

 (A)  Use or occupy any land, building or other structure, or erect, construct, reconstruct, move or  

  structurally alter any building or other structure, in any way or for any use or purpose which is not  

  permitted by the provision of this Code, or 

 

 (B)  Knowingly aid, assist or participate with any person in erecting, constructing, reconstructing,  

  moving or structurally altering any building or other structure in any way which is not permitted  

  by the provisionsof this Code, or 

 

 (C)  Violate or fail to perform or comply with any condition imposed by the Zoning Administrator or  

  the Planning Commission in the approval of an application for a zoning permit or   

  established by the Planning Commission in granting a variance, or 

 

 (D)  Knowingly make any materially false statement of fact in an application for a zoning permit,  

  approval or request for variance, or in any plans or other information submitted in connection  

  therewith, or 

 

 (E)  Being an owner or lessee of any land, building other structure, knowingly suffer or permit a  

  violation of this Code to occur or exist on such premises.  

 

Section  101.13  Additional Remedies  

 

 In the event any building or structure is or is intended to be erected, constructed, reconstructed, altered, 

repaired, converted, or maintained, or any building, structure, or land is or is intended to be used, in violation of this 

Code, the City Prosecutor, in addition to the remedies herein provided for, is authorized to institute any appropriate 

action or proceeding in law or equity to prevent an unlawful erection, construction, reconstruction, alteration, repair, 

conversion, maintenance, or use or to restrain, alteration, repair, conversion, maintenance, or use or to restrain, 

correct, or abate the violation. 
 

Section 101.14  Technical Advisors  

 

 (A) The Mayor shall cause to be employed by the City or engaged as consultants by the City, a  

  registered architect, a professional engineer and a planner (each of whom may be an individual,  

  partnership or corporation rendering the services of architects, engineers and planners   

  respectively, and each of whom is referred to respectively as an "architectural advisor",   

  ñengineering advisor" or "planning advisor," and all of whom are referred to as "technical  

  advisors"), in order to provide technical advice and assistance to the Council, Planning   

  Commission, Zoning Administrator and other administrative officers and employees in the  

  administration and enforcement of this Code.   

 

 (B) Provision shall be made for employment or engagement of an alternate to each technical advisor in 

  the event of his absence, incapacity, or disqualification with respect to any matter. 

 

Section 101.15  Technical Reports  

 

 (A) At any time during the consideration of a matter before them, the Mayor, Council, Planning  

  Commission or the Zoning Administrator may request a technical review by one or more   

  technical advisors to assist in the review and evaluation of applications for zoning  permits,  
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  requests for variances, proposed ordinances to amend the Zoning Code or Official Zoning  

  Map and other zoning requests as provided in this Code.   

 

 (B) The technical advisor(s) shall submit a written report or reports or supplemental written reports or  

  reports thereon to the Zoning Administrator.  Such written report or reports, or supplemental  

  written report or reports (taken together when more than one technical advisor submits a report)  

  may be referred to in this Article as the  ñTechnical Report" or "Supplemental Technical Report"  

  respectively.  

 

 (C) In making any review and evaluation under this Article, the technical advisors, may meet as a  

  group, or singly, and with respect to an application for a zoning permit, or request for variance,  

  may meet as a group or singly with the person applying for such permit or requesting such  

  variance. 

 

 (D) A technical advisor, with respect to an application for a zoning permit or a request for variance,  

  may request that the person applying for or requesting such permit or variance supply   

  additional information which the advisor deems necessary for review and evaluation and the  

  failure to supply such additional information shall be a sufficient basis for an opinion of such  

  technical advisor that any such application does not comply with the substantive requirements of  

  this Code or that any such request for variance does not comply with the purpose and intent of this 

  Code and with the requirements of Chapter 104. 

 

Section 101.16  Sche dule of Fees  

 

 Council shall from time to time establish a schedule of fees, charges and expenses, and a collection 

procedure, for zoning permits, requests for variances, conditional uses, administrative appeals and other matters 

pertaining to this Code.  The schedule of fees shall be posted in the office of the Zoning Administrator, and may be 

altered or amended only by Council.  Until all applicable fees, charges and expenses have been paid in full, no 

application, request or appeal shall be deemed complete and shall not be further processed. 

 

Section 101.17  Administrative Waivers  

 

 (A)  The Zoning Administrator may grant administrative waivers for any area regulation contained in  

  this Zoning Code not to exceed 20% of the applicable maximum or minimum regulation.   

  Applications for an administrative waiver shall be on a form provided by the Zoning   

  Administrator. An administrative waiver may also include minor deviations from an approved site  

  plan.  In reviewing an administrative waiver, the Zoning Administrator shall consider the   

  following:  

 

  (1)  The waiver will not impair the essential character of the surrounding area or any   

   objective contained within the Berea Comprehensive Plan.  

 

  (2)  The surrounding properties will be properly protected.  

 

  (3)  The waiver request is minor in nature and does not substantially deviate from prior  

   issuances of Planning Commission variances.  

 

  (4)  The waiver request does not deviate from the overall intent and objective of the original  

   zoning regulation or the approved site plan.  

 

 (B)  The Zoning Administrator may request assistance from the Planning Commission in determining  

  the reasonableness of an administrative waiver request.  An approved administrative waiver shall  

  be transmitted to the applicant by an administrative order from the Zoning Administrator. 
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CHAPTER  102   Planning Commission  

 

 

Section 102 .01  Establishment and Organization  

Section 102.02  Planning Commission Shall Serve as the Board of Appeals  

Section 102 .03  Po wers and Duties of the Planning Commission  

Sec tion 102.04  Public Hearing Procedure  

Section 102.05  Effective Date of Decision  on Appeals and Variances  

Section 102.06  Appeals from Actions or Decisions of the Planning Commission  

 

 

 

Section 102.0 1  Establishm ent  and Organization  

 

 (A) There shall be established a Municipal Planning Commission which shall consist of seven (7)  

  members as follows: 

 

            (1)      The Mayor, who shall be the Chairman of the Commission, or in the Mayorôs absence,  

   the Mayorôs designee shall chair the meeting; and 

 

            (2)      Six (6) electors of the City, who shall be appointed by the Mayor and confirmed by the  

   Council, each of whom shall serve for a term of five (5) years, except that the initial  

   appointments of the six (6) membersô terms  commencing in 2007 shall be staggered  

   terms as follows:  two (2) members shall be appointed for a two-year term; two (2)  

   members shall be appointed for a four-year term and two (2) members shall be appointed  

   for a six-year term.  Upon the expiration of the initial term, all appointments or re-  

   appointments shall be for a five-year term.  No person shall be appointed or re-appointed  

   to more than two (2) consecutive five-year terms.  The Mayor shall endeavor to appoint  

   one person to the Commission having professional competence and experience in each of 

   the following areas:  architecture, real estate, construction, law and urban planning. 

 

            (3)      The Director of Law, the Director of Public Service, the City Engineer, the Fire Chief and 

   the Chairman of the Council Committee concerned with building and zoning matters,  

   shall serve as ex officio members, without vote, and shall be entitled to full participation  

   in debates and discussions of the Commission. 

 

            (4)      A vacancy occurring during the term of any member shall be filed, for the unexpired  

   term, in the manner authorized for an original appointment. 

  

           (B)      The members of the Planning Commission shall serve without compensation, unless otherwise  

  authorized by Ordinance. 

 

           (C)      The Council shall appropriate such funds year to year as are necessary to carry out the duties,  

  training and functions of the Municipal Planning Commission. 

 

Section 102.02  Planning Commission Shall Serve as the Board of Appeals  

 

 The Board of Appeals is hereby established whose membership shall consist of the seven members of the 

Planning Commission as provided for in the City Charter Item X-2 ñPlanning Commissionò.  The term ñBoard of 

Appealsò and ñPlanning Commissionò shall be used interchangeably within this Code. 
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Se ction 102.03  Powers and Duties  of the Planning Commission  

 

 The Planning Commission, in addition to such other powers and duties as are set forth in this Code or as 

may be provided for by ordinance of Council, the City Charter and the general laws of Ohio, shall have the 

following functions, powers and duties, exercisable in accordance with the procedures contained in this Article: 

 (A)       Site Plan Review.  Review and act on all site plan applications pursuant to the provisions of this  

  Code. 

           (B)      Conditional Uses.  Review and act on all conditional uses as identified in the respective zoning  

  districts according to provisions and criteria stated in this Code. 

 (C) Permanent Signs.  Review, examine and approve all signs to be placed permanently anywhere in  

  the City for a total period in excess of forty-five (45) days. 

 (D) Subdivision Regulations.  Review and act on all minor and major subdivision applications  

  pursuant to the provisions of the Berea Subdivision Regulations. 

 (E)  Administrative Appeals.  Review and decide appeals from any decision, order, requirement or  

  determination of the Zoning Administrator in the administration or enforcement of this Code. 

 

 (F)  Area Variances.  Review and approve or disapprove requests for area variances consistent with the 

  review standards and procedures set for in Chapter 104.    

           (G)      Zoning Code Review.  Carry on a continuous review of the effectiveness and appropriateness of  

  this Code and recommend such changes or amendments as it feels would be appropriate. 

 (H) Other Administrative Actions.  Review and act on all other administrative procedures and requests  

  as set forth in this Code. 

 

 (I) Ordinance Review.  Review ordinances submitted to it by Council including ordinances to amend  

  the Zoning Code and Map, and to submit to Council the Commissionôs recommendations with  

  respect to such ordinances. 

 

 (J)  Adoption of Rules.  To adopt rules or bylaws for the holding of regular and special meetings, for  

  the transaction and disposition of its business and the exercise of its powers.  

 

 (K) Records. Concise records and minutes shall be kept as to all official acts of the Planning   

  Commission.   

 

Section 102.04  Public Hearing Procedure  

 

 As set forth in this Section and also in this Code, public hearings are required for certain types of 

applications.  If an application does not require a public hearing, the application may be considered by Planning 

Commission at a public meeting and the requirements of this Section do not apply.  All public hearings required 

before the Planning Commission as set forth in this Code shall conform to the procedural requirements as provided 

below: 

 

 (A) The following types of applications require a public hearing:  

 

  (1) Area variance applications 

 

  (2) Conditional use request 

 



    

City of Berea, Ohio Zoning Code                June 6, 2012     13 
  

Planning commission  

  (3) Administrative appeals request 

   

(4) Zoning text amendment request 

 

  (5) Zoning map amendment request 

 

 (B) Notice for all public hearings shall be given by first class mail to the parties making the request  

  and to the property owners within 200 feet of the property to which such request relates not less  

  than (10) ten days in advance of the hearing.  Such notification shall be sent to the names and  

  addresses of such owners appearing on the Cuyahoga County Auditor's current tax list.   

 

  (1) If the address appearing on the tax list is that of a lending institution or other person or  

   entity clearly recognizable as not being the owner, then written notice shall be mailed to  

   such institution, person, or entity at the listed address and to the named owners at the  

   street address of the property.   

 

  (2) Failure of delivery of such notice shall not invalidate action taken on such application.   

 

(3) If the ordinance referred to the Planning Commission from Council proposes a change to 

the text of the Zoning Code or an amendment to the Zoning Map that effects ten (10) 

parcels of land or more, as listed on the tax duplicate, in lieu of notice via first class mail, 

the City may provide notice of the time and place of the public hearing in a newspaper of 

general circulation in the City of Berea at least ten (10) days prior to the public hearing. 

 

 (C) The Commission may recess such public hearings from time to time without making a final  

  determination on the matter, and, if the time and place of the continued hearing is publicly  

  announced at the time of the adjournment, no further notice shall be required.   

 

 (D) Any interested person or entity may appear at the public hearing in person or by attorney.   

 

Section 102.05  Effective Date of Decision  on Appeals and Variances  

 

 The decision of the Planning Commission upon any appeal or variance requested under this Chapter shall 

be final and effective upon the affirmative adoption of the minutes of the meeting for which the appeal or variance 

request occurred.  The meeting minutes shall be either approved or denied within sixty (60) days from the date upon 

which the Commission voted on the matter.  In the event the meeting minutes are either denied or otherwise fail to 

be approved by an affirmative vote of the Commission, the request shall be deemed to have been denied by the 

Commission. 

 

Section 102.06  Appeals from Actions or Decisions of the Planning Commission   

 

 Any person aggrieved by any action or decision of the Planning Commission under this Code may appeal 

any such action or decision to the Court of Common Pleas under Chapter 2506 of the Ohio Revised Code. 
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CHAPTER  103   Administrative Appeals  

 

 

Section 103 .01  Appeals to the Planning Commission  

Section 103 .02  Initiation of a n Administrative Appeal Request  

Section 103 .03  Stay of Proceedings  

Section 103 .04  Effecti ve Date of Decision  

 

 

 

Section 103 .01  Appeals to the Planning Commission  

 

 Administrative appeals may be made to the Planning Commission from any decision, order, requirement or 

determination of the Zoning Administrator in the administration or enforcement of this Code, by any person, firm or 

corporation claiming to be aggrieved by any such adverse decision, order, requirement or determination. 

 

Section 103 .02  Initiation of an Administrative Appeal Request.  

       

 (A) Request for an administrative appeal shall be accepted within thirty (30) days after the date  

  of the decision, order, requirement or determination complained of, by filing a completed  

  administrative appeal request with both the Zoning Administrator and the Planning Commission  

  specifying the grounds thereof.   

 

  (1) Failure of the applicant to submit the administrative appeal request within the thirty day  

   (30) period shall forfeit the applicantôs right from seeking an administrative appeal under  

   this Chapter. 

 

 (B) An administrative appeal request shall be deemed to be complete when the following conditions  

  are met: 

 

  (1) The application for appeal shall include reference to the decision and the provision of this 

   Zoning Code from which the appeal is sought.   

 

  (2) The application for appeal shall also contain a detailed written description of the alleged  

   error and may include supporting documentation including, but not limited to,   

   photographs, maps, site plans, drawings, correspondence and any other materials deemed  

   to be relevant to the alleged error.   

 

(C) The Zoning Administrator shall forthwith transmit to the Planning Commission all papers 

constituting the record upon which the action appealed from was taken within fifteen (15) business 

days after the filing of a completed appeal request.   

 

Section 103 .03  Stay of Proceedings  

 

 An appeal shall stay all proceedings in furtherance of the action appealed from unless the Zoning   

Administrator certifies to the Planning Commission after the notice of appeal is filed with him that, by reason of 

facts stated in the certificate, a stay would in his opinion cause imminent peril to life and property; in such case, 

proceedings shall not be stayed unless directed by the Planning Commission.   

 

Section 103 .04  Effect ive Date of Decision  

 

 The decision of the Planning Commission upon any appeal requested under this Chapter shall be final and 

effective pursuant to the procedure set forth in §103.02. 
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CHAPTER  104   Area Variances  

 

 

Section 104 .01  Area Variances  

Section 1 04 .02  Variance Standards of Review  

Section 104 .03  Planning Commission  Action  

Section 104 .04  Use Variances  

 

 

 

Section 104 .01  Area Variances  

      Upon appeal, the Planning Commission may authorize an area variance from the terms of this Code as will 

not be contrary to the public interest according to the following procedures and the variance standards set forth in 

this Chapter: 

      (A)    Definition.  Area variances shall be considered those variances from a zoning regulation   

  that establishes minimum or maximum areas, heights, distances, separation volume or any other 

  measurement, which is expressed in terms of a geometric measurement. 

(B)    Application Requirements.  An application for an area variance shall be filed with the Zoning 

Administrator for review by the Planning Commission upon the forms provided, and shall be 

accompanied by the following requirements necessary to convey the reason(s) for the requested 

variance: 

            (1) Name, address and phone number of applicant(s); 

           (2)      Proof of ownership, legal interest or written authority; 

            (3)      Description of property or portion thereof; 

            (4)      Description or nature of variance requested; 

            (5)      Narrative statements establishing and substantiating the justification for the   

   variance pursuant to division (C) below; 

            (6)      Site plans, floor plans, elevations and other drawings at a reasonable scale to   

   convey the need for the variance; 

           (7)      Payment of the application fee; 

            (8)      A list of all property owners lying within 200 feet of any part of the property on   

   which the variance is proposed, including their addresses and permanent parcel   

   numbers; 

            (9)      Any other documents deemed necessary by the Zoning Administrator. 

      (C)    Review for Completeness.  Upon receipt of a written request for an area variance, the Zoning  

  Administrator shall promptly make a preliminary review of the request to determine whether 

  such application provides the information as required in §104.01(B).  This preliminary review  

  shall be conducted within seven (7) business days from receipt of a completed variance request.  



    

City of Berea, Ohio Zoning Code                June 6, 2012     16 
  

Area variances  

 

  (1) If  the Zoning Administrator determines that such application does not provide the  

   information required under §104.01(B), he shall so advise the applicant in writing and  

   shall not further process the application until the deficiency is corrected.   

 

  (2) If the Zoning Administrator or a member of the Planning Commission determines that a  

   request for an area variance provides the information necessary for such review and  

   evaluation as provided for in §104.01(B), he shall inspect the premises with respect to  

   which the request is filed, for matters relevant to such request, and make a written report  

   of such inspection.  By filing an area variance request, the applicant acknowledges the  

   right of the Zoning Administrator to enter upon the subject property to conduct the  

   appropriate inspections required to review and evaluate the request. 

 

Section 104 .02  Variance Standards of Review  

(A)    Review by the Planning Commission.  The Planning Commission shall hold a public hearing 

within forty-five (45) days from the date the Zoning Administrator certifies that the variance 

request is complete.  The public hearing procedure for a variance is provided in §102.04.  The 

Commission shall review each application for an area variance to determine if it complies with the 

purpose and intent of this Code and evidence demonstrates that the literal enforcement of this 

Code will result in practical difficulty.  The following factors shall be considered and weighed by 

the Commission to determine practical difficulty: 

            (1)      Whether special conditions and circumstances exist which are peculiar to the land or  

   structure involved and which are not applicable generally to other lands or structures in  

   the same zoning district.  Examples of such special conditions or circumstances are  

   exceptional irregularity, narrowness, shallowness or steepness of the lot, or adjacency to  

   non-conforming and inharmonious uses, structures or conditions; 

            (2)      Whether the property in question will yield a reasonable return or whether there  can be  

   any beneficial use of the property without the variance; 

            (3)      Whether the variance is substantial and is the minimum necessary to make possible the  

   reasonable use of the land or structures; 

            (4)      Whether the essential character of the neighborhood would be substantially altered or  

   whether adjoining properties would suffer substantial detriment as a result of the  

   variance; 

            (5)      Whether the variance would adversely affect the delivery of governmental services such  

   as water, sewer, and trash pickup; 

            (6)      Whether the property owner purchased the property with knowledge of the zoning  

   restrictions; 

            (7)      Whether special conditions or circumstances exist as a result of actions of the owner; 

            (8)      Whether the property owner's predicament feasibly can be obviated through some  

   method other than a variance; 

            (9)      Whether the spirit and intent behind the zoning requirement would be observed and  

   substantial justice done by granting a variance;  
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            (10)      Whether the granting of the variance requested will confer on the applicant any special  

   privilege that is denied by this regulation to other lands, structures, or buildings in the  

   same district. 

      (B) Requests for Additional Information.  The Commission may request that the applicant supply  

  additional information that the Commission deems necessary to review and evaluate the request  

  for a variance. 

      (C)    Additional Conditions and Safeguards.  The Commission may further prescribe any reasonable  

  conditions and safeguards that it deems necessary to ensure that the objectives of the regulation(s)  

  or provision(s) to which the variance applies will be met. 

Section 104 .03  Planning Commission  Action  

(A)    Action by the Planning Commission.  The Planning Commission shall consider each request for an 

area variance, and the Technical Report thereon, if such a Report has been requested, to determine 

whether the request complies with the purpose and intent of this Code and with the requirements 

of §104.02.  A public hearing shall be scheduled as provided for in Section 102.04.  The 

Commission shall either approve, approve with conditions as specified in Section 104.02(C), or 

disapprove the request for an area variance no later than twenty (20) business days after the date of 

the public hearing on the request. 

  (1) In no case shall the Planning Commission approve a use variance. 

  (2) No variance shall be approved that amends or otherwise alters any zoning district  

   boundary. 

 

(3) If the Planning Commission finds that the request for variance does not so comply, it 

shall deny the variance; provided, however, the Planning Commission may submit 

recommendations to the applicant for changes in such request for variance or conditions 

to the granting of such variance deemed necessary by the Commission to comply with the 

purpose and intent of this Code and with the requirements of §104.02 and, if such 

changes or conditions are assented to by the applicant, the request for variance shall be 

deemed to be modified accordingly and the variance granted, unless the Commission 

directs that a revised request or other information be prepared and submitted for further 

consideration before approval, but if such changes or conditions are not assented to by 

the applicant the variance shall be denied. 

 

(4) The action of the Planning Commission granting or denying a variance shall be final and 

effective immediately from and after (but not before) the expiration of twenty (20) days 

from the date upon which the entry of the Commission containing its action upon such 

variance is filed in the records of such Commission (and upon the date of such filing of 

the entry a copy of such entry shall be delivered to and filed in the records of the Zoning 

Administrator and the Clerk of Council). 

(B)    Term and Extension of Variance.  Area variances shall be non-assignable without the written 

approval of the Planning Commission and shall expire one year from the effective date of the 

variance decision, unless prior thereto, the applicant substantially initiated work within one year in 

accordance with the granted variance or an extension of time has been granted by the Zoning 

Administrator.  ñSubstantially initiatedò shall mean expending monies towards completing the 

project equal to at least 25% of the value of the total work to be performed.  A variance shall also 

expire if the applicant fails to substantially complete the work within two years from the date of 

the variance issuance.  ñSubstantially completedò shall mean expending monies towards 

completing the project equal to at least 90% of the value of the total work to be performed.  Once 
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the time limit pursuant to this section has expired, a request for a variance shall be considered to 

be a new application for a variance and shall meet all requirements for application and review 

pursuant to this section.  Area variances approved in conjunction with a site plan shall remain 

valid for a one-year period. 

Section 104 .04  Use Variances  

  

 The granting of use variances shall be prohibited.  An applicant seeking to use a structure or parcel of land 

in a manner that is not consistent with the permitted uses or conditional uses for the zoning district in question, may 

seek a change in land use through an amendment of the zoning map or zoning text following the procedure set forth 

in Chapter 105. 
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CHAPTER  105   Zoning Text and Map Amendments  

 

 

 

Section 105 .01  Zo ning Amendments  

Section 105 .02  Public Hearing Required  

Sectio n 105 .03  Property Owner Notification Required  

Section 105 .04  City Council Action  

 

 

 

Section 105 .01  Zoning Amendments  

 

 The Council, either by petition of a property owner or on its own initiative, may by ordinance adopted in 

accordance with this Chapter amend or change any provision contained in this Code including the number, shape, 

area or regulations of or within any zoning districts, but no such amendment or change shall become effective unless 

the ordinance proposing it is first submitted to the Planning Commission for its approval, disapproval or suggestions 

pursuant to the procedure and conditions below: 

 

 (A) Upon introduction of any such ordinance, the Clerk of Council shall advise the Zoning   

  Administrator of its introduction.  The Zoning Administrator shall inspect any premises directly  

  affected by any ordinance changing the zoning district classification of such property, make a  

  written report of such inspection, and forward a copy of his report and of the ordinance to a  

  planning advisor for his review, evaluation and report.   

 

 (B) The ordinance shall be reviewed and evaluated by a planning advisor and, if he deems that  

  the proposed amendment relates to an architectural and/or engineering matter then the proposed  

  amendment shall also be reviewed by a technical advisor in such field or fields, each of whom  

  shall submit, as to his professional field, a written technical report to the Planning Commission,  

  prior to its taking such ordinance under consideration, whether, in his opinion, the proposed  

  ordinance is consistent with the purpose, intent and basic planning objectives of this Code and  

  specifying the reasons for such opinion.   

 

 (C) Upon receipt of the Technical Report, the Zoning Administrator shall forward the Report to the  

  Secretary of the Planning Commission.   

 

 (D) The Planning Commission shall act upon any ordinance so referred to it within forty-five (45)  

  days from the date of referral unless a longer time is allowed by Council.  If the Planning   

  Commission shall fail to act within the time allotted, it shall be deemed to have approved such  

  ordinance.  

 

Section 105 .02  Public Hearing  Required  

 

 Before any such ordinance may be passed, the Council shall hold a public hearing thereon, and shall give at 

least thirty (30) days notice of the time and place thereof in a newspaper of general circulation in the City of Berea. 

During such thirty (30) days the text of such ordinance, together with the maps or plans or copies thereof forming 

part of or referred to in such ordinance, the Technical Report and maps, plans and reports submitted by the Planning 

Commission, shall be on file for public examination in the office of the Clerk of Council. 

 

Sectio n 105 .03  Property Owner Notification Required  

 

 If the ordinance intends to rezone or redistrict ten (10) or less parcels of land, as listed on the tax duplicate, 

written notice of the hearing shall be mailed by the Clerk, by first class mail, at least twenty (20) days before the 
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date of public hearing to the owners of property within and contiguous to and directly across the street from such 

parcel or parcels to the addresses of such owners appearing on the County Auditor's current tax list or the Treasurer's 

mailing list and to such other list or lists that may be specified by the Council.  The failure of delivery of such notice 

shall not invalidate any such ordinance. 

 

Section 105 .04  City Council Action  

 

 (A)  Any such pending ordinance may be amended by majority vote of all members elected to Council, 

  prior to Council's voting on the adoption of such ordinance, without further notice, postponement,  

  hearing or reading, if such amendment is consistent with the recommendations contained in the  

  report of the Planning Commission. 

 

 (B)  Any such ordinance may be adopted by majority vote of all members elected to Council, provided, 

  however, if such ordinance, or any portion thereof, is disapproved by formal action of the  

  Planning Commission, such ordinance may be adopted only by the affirmative vote of two-thirds  

  (2/3) of all members elected to Council. 
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ARTICLE II  ZONING DISTRICTS  

CHAPTER  200  Zoning Districts and Zoning Map  

 

 

Section 200 .01  Zoning Districts  

Section 200 .02  Re ferences to Names or Designations of Zoning Districts  

Section 200 .03  Official Zoning Map  

Section 200 .04   Amendments to the Official Zoning Map  

Section 200 .05  Replacement of Official Zoning Map  

Section 200 .06  Zoning District Boundary Lines  

Section 200.07  La nd Use Matrix Chart  

 

 

Section 200 .01   Zoning Districts  

 The City is hereby divided into fourteen zoning districts, denominated as follows: 

  Short Name   Full Name 

  R-SF-A District   Standard Single Family Residential A District 

  R-SF-B District   Standard Single Family Residential B District 

  R-SF-T District   Single Family Townhouse Residential District 

  MFR District   Multiple Family District  

  TO District   Transitional Office District  

  NC District   Neighborhood Commercial District 

  CC District   Commercial Center District 

  DT District   Downtown District  

  BR-CD District   West Bagley Road Commercial District 

  UT District   Uptown District 

  DD District   Depot District 

  GI District   General Industrial District 

  CD District   College District 

  EI District   Educational & Institutional District 
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Section 200 .02  References to Names or Designations of Zoning Districts  

 Each zoning district may be referred to in this Code, or in Ordinances amending or referring to this Code, 

by either its Short Name or Full Name.   

 (A) The R-SF-A, R-SF-B, R-SF-T, and MFR Zoning Districts may be referred to singly as a   

  "Residential District" or collectively as "Residential Districts."   

 (B) The TO, NC, CC, DT, UT and DD Zoning Districts may sometimes be referred to singly as a  

  "Commercial District" or collectively as "Commercial Districts".  

Section 200 .03  Official Zoning Map  

 The locations and boundaries of the zoning districts are hereby established as shown on the map entitled 

"Official Zoning Map of the City of Berea" which map, together with all explanatory matter thereon, is hereby 

adopted and incorporated by reference into this Code, and may hereafter be amended in the same manner as other 

parts of this Code.  The Official Zoning Map is identified by the signature of the Mayor attested by the Clerk of 

Council under substantially the following words: "This is to certify that this is the Official Zoning Map referred to in 

§200.03 of the Zoning Code of the City of Berea," together with the effective date and the number of the ordinance 

adopting this Code. The Official Zoning Map is, and shall be, located in the office of the Clerk of Council. 

Section 200 .04  Amendments to the Official Zoning Map  

 (A) If, in accordance with the provision of this Code, changes are made in district boundaries or other  

  matter portrayed on the Official Zoning Map, such changes shall be entered on the Official Zoning 

  Map under the direction of the Mayor promptly after the effective date of the amending ordinance, 

  together with an entry signed by the Mayor and attested by the Clerk of Council certifying that a  

  change has been made on the Official Zoning Map, the effective date of the change, and the  

  number of the ordinance authorizing the change.   

 (B) Changes made in district boundaries or other matters portrayed on the Official Zoning Map shall  

  become effective upon the effective date of the amending ordinance.  No changes of any nature  

  shall be made in the Official Zoning Map except in conformity with the procedures set forth in this 

  Code. 

Section 200 .05  Replacement of Official Zoning Map  

 (A) Whenever it is deemed advisable, whether by reason of loss or destruction of, or damage to the  

  Official Zoning Map, or because such Official Zoning Map is difficult to interpret because of the  

  nature or number of changes and additions, or for any other cause, the Council may by ordinance  

  adopt a new Official Zoning Map which shall supersede the prior Official Zoning Map on the  

  effective date of the adopting ordinance.   

 (B) The new Official Zoning Map may correct drafting or other errors or omissions in the prior  

  Official Zoning Map, but no such correction shall have the effect of amending the original Official 

  Zoning Map or any subsequent amendment thereof. The new Official Zoning Map shall be  

  identified by the signature of the Mayor attested by the Clerk of Council, under substantially the  

  following words:  "This is to certify that this Official Zoning Map supersedes and replaces the  

  Official Zoning Map adopted as part of the Zoning Code of the City of Berea, together with the  

  date and the number of the ordinance adopting such new map.   
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 (C) Unless the prior Official Zoning Map has been lost, or has been totally destroyed, the prior  

  Official Zoning Map or any significant parts thereof remaining, shall be preserved, together with  

  all available records pertaining to its adoption or amendment. 

Section 200 .06  Zoning District Boundary Lines  

 An area enclosed by district boundary lines, as shown on the Official Zoning Map, shall be in the zoning 

district designated on such Map. In cases of uncertainty as to boundaries of districts on the Official Zoning Map, the 

following rules shall apply: 

 (A)  It is intended that district boundary lines shall generally follow the center lines of streets or rights  

  of way (including railroad rights of way) and the extension thereof, or lot lines. 

 (B)  A district boundary shown within a street or right of way shall be construed to be the center line of 

  such street or right of way and, unless changed by amendment of this Zoning Code or Official  

  Zoning Map, such center line shall remain the district boundary if the street or right of way is  

  vacated. 

 (C)  Where a district boundary line is not shown within a street or right of way and its location is not  

  precisely indicated by dimensioned distances from known lines, and where the designation on the  

  Official Zoning Map indicates such district boundary as being upon or approximately upon the  

  boundary line of a recorded lot or separate parcel of land, the district boundary shall be construed  

  to be said boundary line of such recorded lot or separate parcel of land, but if not indicated as  

  being upon or approximately upon any such boundary line, the district boundary line shall be  

  determined by use of the scale of the Map. 

 (D)  In case of doubt, the Planning Commission shall interpret and determine the district boundary line, 

  which determination shall be confirmed by resolution of Council before it shall be effective. 

Section 200.07      Permitted and Conditionally Permitted Uses  

 (A)     Permitted land uses.  The land uses allowed in the  zoning districts created under this Zoning Code 

  are identified in the following table as: 

  (1) "Permittedò land uses are indicated by a ñPò on the table.  Permitted lands uses are  

   allowed on a property without discretion by the City, subject to compliance with all  

   applicable provisions of this Zoning Code. 

  (2)  "Conditionally Permittedò land uses are indicated by a ñCò on the tables and are allowed  

   only with the approval of a Conditional Use Permit issued by the Planning Commission.  

   These uses are subject to all applicable provisions of this Zoning Code as are permitted  

   uses. However, the City has discretion to approve, approve with conditions, or deny a  

   Conditional Use Permit application. The decision on a Conditional Use Permit is based  

   upon the circumstances of an individual application and the general conditional use  

   standards along with any specific criteria and standards as provided for in Chapter 304. 

 (B) Uses not permitted or not listed. Land uses not permitted are those indicated by a ñ-ò on the table.  

  Land uses not listed on the tables are not allowed. 
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Tabl e 1 :  Land Use Matrix Chart of Permitted and Conditional Uses  

Land Use Description  
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Residential                

Single Family P P P - - - - - - - - - - - 

Two Family Dwelling - - - P - - - - - - - - - - 

Multi-Family Dwelling - - - P - - - - - - - - P - 

Multi-Family Dwelling (upper floor only) - - - - - - - P - P - - P - 

Senior Care Facility & Assisted Living - - - C - C C C C - - - - - 

Hospice - - - - - - C - C - - - - - 

Adult Day Care Facility - - - - - C C - C - C - - - 

Adult Family Home P P P P - - - - - - - - - - 

Adult Group Home - - - C - - - - - - - - - - 

Professional Home Office P P P P P - - - - - - - P - 

Boarding House - - - - - - - - - - - - - - 

Public & Quasi Public  Uses                

Government & Civic Services P P P P P P P P P P P P P P 

Public Service & Utility Facilities - C C C C C C C C C C C C C 

Cultural & Museum Facility - - - - C C C C C C C C P - 

Assembly Hall - - - - C C C C C C C - P P 

Religious Institutions C C C C C C C C C C C C C C 

Community Education K-12 C C C C C C C C C C C - - C 

Technical School - - - - - - C - C - - C P P 

College - - - - - - - - - - - - P - 

Public Parks P P P P P P P P P P P P P P 

Cemetery - C C C - - - - - - - - - - 

Library - C C C C C C C C C C - P P 

Recreation                

Commercial Recreation (indoor & outdoor) - - - - - - C C C C C C C - 

Private Recreation (indoor & outdoor) - - - - - - C C C C C - C P 

Theaters (Indoor Motion Picture & Live) - - - - - - P P P P P - P P 

Neighborhood Recreation Facility C C C C C - - - - - - - - - 

Theaters (Outdoor Drive-In) - - - - - - C - C - - - - - 

Campground - - - - - - C - - - - - - - 

Lodges & Fraternal Organizations - - - - C C C C C C C - - - 

Retail & Office                

General Merchandise Sales - - - - P P P P P P P - C - 

Used Merchandise Sales - - - - P P P P P P P - C - 
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Land Use Description  
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Retail & Office (continued)                

Antiques & Collectables Sales - - - - P P P P P P P - - - 

Apparel & Shoes - - - - P P P P P P P - C - 

Specialty Retail - - - - P P P P P P P - - - 

Plant Sales (outdoor) - - - - - - P P P P P - - - 

Guns and Ammunition Sales - - - - - - P - P - P - - - 

Video Store - - - - - P P P P P P - - - 

Hardware Store - - - - - C P P P P P - - - 

Electronic Equipment Sales - - - - P C P P P P P - C - 

Paint, Wallpaper, Floor & Window - - - - - C P P P P P - - - 

Carpet & Rug Stores - - - - - C P P P P P - - - 

Adult Oriented Business - - - - - - - - P - - - - - 

Hotel & Motel - - - - - - P P - P P - C - 

Bed and Breakfast Inn - - - - C C P C - C C - C - 

Financial Institutions (with drive-thru) - - - - - - C P C P C - C - 

Financial Institutions (with no drive-thru) - - - - - - P P P P P - P - 

Automated Teller Machine (ATM) - - - - C C C C C C C - P - 

Pawn Shop - - - - - - - - C - - - - - 

Loan Companies - - - - - - - - P - - - - - 

Check Cashing Service - - - - - - - - P - - - - - 

General Business Office - - - - P P P P P P P - P P 

Professional Services Office - - - - P P P P P P P - P P 

Architectural & Engineering Offices - - - - P P P P P P P - - - 

Nursery School - - - - C C C C C C C - C - 

Child Day Care & Learning Center  - - - - C C C C C C C - P - 

Home Operated Day Care (Type A) C C - - - - - - - - - - - - 

Home Operated Day Care (Type B) P P P P P - - - - - - - - - 

Home Occupation C C C C C C C C C C C - - - 

Artistôs Studio (Commercial) - - - - P P P P P P P - - - 

Not-for-Profit Organization Office - - - - P P P P P P P - P P 

Florists - - - - P P P P P P P - - - 

Sweepstakes Terminal Cafe - - - - - - - - C - - - - - 

Roadside Stands - - - - - - C - C - - - - - 

Flea Markets - - - - - - C - - - - - - - 

Eating, Drinking & Food Sales                

Convenience Store - - - - - - P P P P P - C - 

Restaurant - - - - - P P P P P P - P - 

Restaurant (with drive-up or drive-through) - - - - - - C - C C C - - - 

Restaurant (small scale) - - - - P P P P P P P - P - 



    

City of Berea, Ohio Zoning Code                June 6, 2012     26 
  

ZONING DISTRICTS AND ZONING MAP  

Land Use Description  
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Eating, Drinking & Food Sales (continued)                

Restaurant & Bar (with live entertainment) - - - - - - P P P P P - - - 

Catering Service - - - - - - P - P - - - P P 

Bakery, Pastry Shop - - - - - P P P P P P - P P 

Bar, Cocktail Lounge - - - - - P P P P P P - - - 

Grocery Store - - - - - P P P P P P - - - 

Farmers Market - - - - - - P P - P - - - - 

Liquor Store - - - - - - P - P - - - - - 

Meat Market - - - - - P P P P P P - - - 

Personal Services                

Barber & Beauty Shop - - - - P P P P P P P - C P 

Shoe Repair - - - - P P P P P P P - - - 

Funeral Parlor - - - - - C P - P - - - - - 

Studio ï Dance, Music, Voice, Martial Arts - - - - P - P P P P P - P P 

Health Club - - - - - - P P P P P - C - 

Laundromat - - - - - - P - P - P - C - 

Laundry - Dry Cleaning (pick-up only) - - - - - - - P - P P - - - 

Laundry ï Dry Cleaning (on site) - - - - - P P P P P P - - P 

Photography Studio - - - - P P P P P P P - P - 

Pet Grooming - - - - P P P P P P P - - - 

Travel Agency - - - - P P P P P P P - - - 

Tattoo Parlor & Body Piercing Studio / Business - - - - - - - - C - - - - - 

Beauty Schools - - - - - - P - P - P - - - 

Other Personal Services - - - - - P P P P P P - - - 

Heavy Retail Sales & Service                

Building Materials Sales - - - - - - - - P - - - - - 

Heating & Air Conditioning - - - - - - P - P - P P - - 

Bottled Gas - - - - - - - - P - - P - - 

Animal Kennel - - - - - - - - C - C - - - 

Equipment Sales, Rental, Repair - - - - - - - - P - - - - - 

Furniture & Appliance Sales, Rental, Repair - - - - - - P - P - - - - - 

Landscape Operation (with yard storage) - - - - - - - - P - P P - - 

Nursery (with yard storage) - - - - - - - - P - P P - - 

Pool Service & Sales - - - - - - P - P - P - - - 

Tree Service - - - - - - - - P - P - - - 

Small Recycling Collection Center - - - - - - - - C - - P - - 

Package Distribution Center - - - - - - - - P - P P - - 

Taxicab Service - - - - - - P - P - P - - - 

Mobile Home Sales, Rental, Repair - - - - - - - - P - P - - - 
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Heavy Retail Sales & Services (continued)                

Film / TV / Radio Production Studio - - - - - - P - P - P - P P 

Firewood (outdoor sale) - - - - - - - - P - - - - - 

Health & Institutional Services                

Medical, Dental & Vision Office - - - - P P P P P P P P P P 

Mental Health Counseling - - - - P P P P P P P P P P 

Hospital - - - - - - C - C C C C C - 

Veterinary Office ï Animal Hospital - - - - C C C C C C C C - - 

Pharmacy - - - - - - P P P P P - C P 

Emergency Medical Care - - - - - - P - P - P - P P 

Ambulance Service - - - - - - P - P - - - - - 

Alcohol and Drug Rehabilitation Facility - C - - - - - - - - - - - C 

Juvenile Justice Treatment Facility - - - - - - - - - - - - - C 

Child Welfare Facility - - - - - - - - - - - - - P 

Mental Health Treatment Facility - - - - - - - - - - - - - P 

Educational Facility - - - - - - - - - - - - - P 

Business Services                

Computer Service & Training - - - - P - P P P P P - P P 

Data Processing Services - - - - P - P - P - P P P P 

Delivery Services - - - - - - P - P - P P P P 

Janitorial Service - - - - - - P - P - P P P P 

Pest Control Service - - - - - - P - P - P P - - 

Photographic & Retail Printing - - - - - P P P P P P - P P 

Other Business Services - - - - - P P P P P P - P P 

Vehicle Sales, Rental & Service                

Automobile Wash Facility (self service or automatic) - - - - - - C - C - C - - - 

Automobile Parts & Accessory Store - - - - - - P - P - P - - - 

Automobile Repair Facility - - - - - - C - C - C - - - 

Automobile Rental - - - - - - - - P - - - - - 

Automobile Wholesale - - - - - - - - P - P P - - 

Automobile Sales - - - - - - - - C - - - - - 

Gasoline & Filling Station - - - - - - C - C - - - - - 

Motorcycle Sales - - - - - - - - P - - - - - 

Semi-Truck & Trailer Sales or Rental - - - - - - - - - - - P - - 

Parking Facilities - - - - - - C C C C C - P - 

Boat Sales & Repair - - - - - - - - P - - - - - 

Camper & Recreational Vehicles Sales & Leasing - - - - - - - - P - - - - - 

Towing Service - - - - - - - - - - - P - - 

Truck Service Station - - - - - - - - - - - P - - 
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Vehicle Sales, Rental & Service                

Heavy Equipment Sales, Rental, Repair - - - - - - - - - - - P - - 

Storage & Wholesal e               

Outdoor Storage - - - - - - - - P - - P - - 

Freight Terminal - - - - - - - - P - - P - - 

Warehouse & Wholesale Operations - - - - - - - - P - P P - - 

Land Use Description  
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Storage & Wholesale (continued)                

Bus & Heavy Equipment Terminal - - - - - - - - - - - P - - 

Auto, Boat, Recreational Vehicle Storage (indoor) - - - - - - - - P - - P - - 

Lumber & Wood Products - - - - - - - - - - - P - - 

Mini-Storage (self-storage) - - - - - - - - P - C P - - 

Frozen Food Lockers (cold storage) - - - - - - - - - - - P - - 

Bakery Sales (Wholesale) - - - - - - - - P - P P - - 

Commercial Parking Lots - - - - - - - - P - - P P - 

Bulk Storage (indoor) - - - - - - - - P - - P - - 

Bulk Storage (outdoor) - - - - - - - - C - - C - - 

Recycling & Salvage Yards - - - - - - - - - - - C - - 

Pallet Yards - - - - - - - - - - - P - - 

Truck Yards - - - - - - - - - - - P - - 

Light Industrial                

Semi-Conductor Manufacture - - - - - - - - P - P P - - 

Food Product Manufacture - - - - - - - - P - - P - - 

Machine Shops - - - - - - - - P - P P - - 

Bottling Plants - - - - - - - - P - P P - - 

Printing Plants - - - - - - - - P - P P - - 

Electroplating Shops - - - - - - - - P - P P - - 

Industrial Laundry - - - - - - - - P - - P - - 

Finished Goods Assembly - - - - - - - - P - P P - - 

Laboratory (medical, dental, optical) - - - - - - - - P - P P - - 

Cabinet Makers & Carpentry - - - - - - - - P - P P - - 

Contractorôs Office (with indoor storage) - - - - - - - - P - P P - - 

Construction Contractorôs Yard - - - - - - - - P - - P - - 

Textile Mill Products - - - - - - - - P - - P - - 

Laboratory (research, experimental) - - - - - - - - P - P P P P 

Laboratory (materials testing) - - - - - - - - P - P P - - 

Machine Manufacture - - - - - - - - - - - P - - 

Large Recycling Collection & Light Process - - - - - - - - - - - P - - 

Wireless Telecommunications                                    
(* See Chapter 307 for additional permitted locations) 

* * * * * * * * P * * P - - 

               



    

City of Berea, Ohio Zoning Code                June 6, 2012     29 
  

ZONING DISTRICTS AND ZONING MAP  

Heavy Industrial                

Building Material Manufacture - - - - - - - - - - C P - - 

Hazardous Material Manufacture - - - - - - - - - - - P - - 

Heavy Processing Recycling - - - - - - - - - - - P - - 

Waste Transfer, Storage, Disposal - - - - - - - - - - - P - - 

Tire Retreading, Recapping, Rebuilding - - - - - - - - - - - P - - 

Planing & Sawmills - - - - - - - - - - - P - - 

Land Use Description  
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Heavy Industrial (continued)                

Paper & Pulp Manufacture - - - - - - - - - - - P - - 

Auto, Truck, Boat, Mobile Equipment Manufacture - - - - - - - - P - - P - - 

Paper Recycling - - - - - - - - - - - P - - 

Metal Forging, Casting, Smelting - - - - - - - - P - - P - - 

Fertilizer Manufacture - - - - - - - - - - - P - - 

Petroleum Refining & Related Uses - - - - - - - - - - - P - - 

Rubber, Plastic, Raw Material Manufacture - - - - - - - - - - - P - - 

Vehicle Parts Manufacture - - - - - - - - P - P P - - 

Animal Rendering Plant - - - - - - - - - - - P - - 

Asphalt, Cement, Aggregate Plant - - - - - - - - - - - P - - 

Miscellaneous Uses                

Small Wind Conversion Energy System - - - - - - - - P - - P - - 

Roof / Structure Mounted Solar Energy System P P P P P P P P P P P P P P 

Ground Mounted Solar Energy System - - - - - - P P P P P P P P 

Carport - - - - - - - - - - - - - - 

 Notes: 

If a  permitted use within the CD zoning district is proposed to be located 150 feet or less from any boundary of the CD zoning 
district, then a conditional use permit shall be obtained by the applicant following the procedure and applicable standards set forth in 
Chapter 304.    The 150 foot location requirement is measured from any point along the property line of the zoning lot under review. 
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CHAPTER  201   R-SF-A, R -SF-B Single Family  

     Residential  Zoning Districts  

 

 

Section 201 .01  Zoning District Objectives & Purp ose  

Section 201 .02  Permitted Uses  

Section 201 .03  Conditional Uses  

Section 201 .04   Accessory Uses  

Section 201 .05  Development Standards  

Section 201 .06   Permitted Obstructions Within Required Yards or other Required  

   Open Space  

Section 201 .07  Preservation and Landscaping of Yard Areas  

Section 201 .08  Objectives of the Single Family Residential Architectural and Site 

   Design Standards    

Section 201 .09   Site Design Standards:  

   Single Family Residential Site Design Standards  

Section 201 .10  Site Design Sta ndards:  Neighborhood Identity                                                       

Section 201 .1 1  Site Des ign Standards:  Sidewalk Design                                                       

Section 201 .1 2 Site Design Standards:  Setbacks for Single -Fa mi ly Development                                               

Section 201 .1 3 Sit e Design Standards:  Open Space                                                       

Section 201 .14   Site Design Standard s:  Landscape Design Guidelines                                               

Section 201 .15  Site Design Standar ds:  Lighting Design Guidelines                                               

Section 201 .16   Architectural Desig n Standards:  Massing and Scale                                               

Section 201 .1 7 Architectural Design Standards:  Architectural Style                                               

Sec tion 201 .18  Architectural Design  Standards:  Exterior Materials                                               

Section 201 .19   Architectural Desig n Standar ds:  Roof Design     

Section 201.19.1  Architectural  Design Standards: Modification  

Section 201.20   Leasing Permit Required in the R-SF-A and R -SF-B Districts                                           

 

 

Section 201 .01  Zoning District Objectives  & Purpose  

 These R-SF-A and R-SF-B zoning district regulations are hereby established to carry out the purpose, 

intent and basic planning objectives which are stated in the Comprehensive Plan and, incidentally thereto, to achieve 

the following particular objectives for the R-SF-A and R-SF-B residential zoning districts: 

 (A)  To regulate the bulk and spacing of buildings or other structures in order to assure proper light, air, 

  privacy and useable open space. 

 (B)  To conserve the natural resources of the City and preserve and to the extent reasonably practicable 

  to improve the environmental attributes and amenities of the City. 

 (C)  To protect residents from nuisances and objectionable influences such as abnormal vehicular  

  traffic, offensive noises, noxious fumes, odors and dust. 
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 (D)  To provide proper spacing between buildings and other structures to assure adequate access for  

  fire and other emergency vehicles and equipment. 

 (E)  To regulate density and distribution of population in scale with existing and proposed community  

  facilities and services. 

 (F) To foster a variety of residential living types through various densities suitably located.  

 (G)  To promote in accordance with a well- considered plan, the most desirable and beneficial use of  

  the land and structures and the stability and protection of the character of existing and future  

  residential developments. 

 (H) To encourage the orderly development of low to medium density single-family homes and  

  customary supporting facilities, such as schools, churches and parks. 

Section 201 .02  Permitted Uses  

 (A) Uses permitted in the R-SF-A and R-SF-B zoning districts are provided for in the Land Use  

  Matrix Table in §200.07. 

 (B) Any use not designated as a permitted use for the R-SF-A and R-SF-B zoning districts in the  

  Land Use Matrix Table shall not be permitted in these districts. 

Section 201 .03  Conditional Uses  

 (A) Conditionally permitted uses in the R-SF-A and R-SF-B zoning districts are provided for in the  

  Land Use Matrix Table in §200.07. 

 (B)    All conditional uses provided for in the Land Use Matrix Table shall comply with the regulations  

  and procedures set forth in Chapter 304. 

Section 201 .04  Accessory Uses  

 Accessory uses, buildings or other structures customarily incidental to any aforesaid permitted or 

conditionally permitted uses may be established, erected or constructed; provided, that such accessory uses shall not 

involve the conduct of any business, trade or industry, or any private way or walk giving access to such activity, or 

any billboard, sign or poster other than authorized herein.  Accessory uses shall comply with the building setback, 

height, lot coverage and any other applicable standard as provided in this Code.  Accessory uses may include the 

following: 

 (A)  Gardening and Pets. Gardening, hobby greenhouses, the raising of vegetables or fruits and the  

  keeping of household pets exclusively for the use or personal enjoyment of residents of the  

  premises and not for commercial purposes with the exception of produce grown and sold as part of 

  a valid home occupation.  

 (B)  Parking Facilities. Garages or other parking spaces for the exclusive use of residents of   

  the premises.  Carports shall be prohibited. 

 (C)  Swimming Pools. Swimming pools, exclusively for the use of the residents and their guests, and  

  subject to the provisions §309.05 and any applicable Building Code regulations. 
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 (D)  Real Estate and Professional Signs. Real estate announcements and professional signs subject to  

  the provisions of Chapter 303. 

 (E) Professional Home Office.  See §309.14 

 (F) Solar Energy Systems.  See §308.06. 

 (G) Dish-type satellite Signal Receiving Stations. 

 (H) Sheds and Outbuildings.  Sheds and other similar outbuildings used for the storage of items  

  incidental to any permitted or conditionally approved use shall be permitted. 

Section 201 .05  Development Standards  

 (A) Every permitted use of land and structures in the R-SF-A and R-SF-B zoning districts shall be  

  located on a zoning lot in such a manner as to create and preserve a front yard adjacent to each  

  street on which such lot abuts, a side yard or yards and (except in the case of corner or through  

  lots) a rear yard, conforming to the requirements of this Chapter (the "required yards").   
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 (B)  The following development standards shall apply to the R-SF-A and R-SF-B zoning districts: 

Table 2 :  R -SF-A and R -SF-B Zoning District Development Standards  

Development Standards  R-SF-A R-SF-B 

Minimum Lot Area (square feet) 6,500 6,500 

Minimum Lot Width (feet) 50 50 

Minimum Front Yard Setback of Principal Building (feet) 35 (e) 35 (e) 

Minimum Side Yard Setback of Principal Building (feet) 5 5 

Minimum Rear Yard Setback of Principal Building (feet) 25 25 

Minimum Side Yard Setback for Accessory Structures (feet) 5 (f) 5 (f) 

Minimum Rear Yard Setback for Accessory Structures (feet) 5 (f) 5 (f) 

Maximum Lot Coverage Ratio (for Principal Building) 30% 30% 

Maximum Rear Yard Lot Coverage Ratio (for Accessory Structures) 25% 25% 

Maximum Height of Principal Building (feet) 35 35 

Maximum Height of Accessory Use Structure (feet) 15 15 

Minimum Livable Floor Area of a One Story Dwelling (square feet) 1,200 (h) 1,000 (h) 

Minimum Livable Floor Area of a Two Story Dwelling (square feet) 1,400 (h) 1,200 (h) 

Notes: 

(a)  For lots fronting on two streets, the principal building shall be set back from both streets according to the front 

setback of the district in which it is located. 

(b) Accessory structures are not permitted in the front yard or side yard unless expressly provided for in this Code. 

(c) Accessory structure lot coverage ratio is calculated for the specific yard in which the structure is located. 

(d)  Principal building lot coverage ratio is calculated for the entire lot area. 

(e)Where fifty percent (50%) of a block face has been developed with a substantially uniform front building line having 

a greater or lesser average front yard setback than 35 feet,such substantially uniform front building line, as determined by 

the Zoning Administrator shall establish the minimum depth of the front yard for each zoning lot within such block face. 
Otherwise, the minimum front yard setback distance for principal structures shall be 35 feet measured from the edge of 

the public right-of-way to the front building face. 

(f)  The minimum side and rear yard setback for an accessory structure is 5 feet unless provided otherwise in this Code. 

(g)  Minimum lot areas and structure heights for approved conditional uses shall be provided for in the Conditional Use 
Regulations Chapter. 

(h)  The calculation of minimum livable floor area shall be exclusive of garages, cornices, eaves, gutters, 

porches, balconies, terraces, outside enclosures or basements not meeting the ingress/egress requirements 

of the Building Code.   
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Sec tion 201 .06  Permitted Obstructions Within Requi red Yards or other Required  

   Open Space  

 The following are permitted obstructions within required yards or other required open space (subject to the 

height and lot coverage regulations set forth in Table 2, and to any other provisions of this Code applicable thereto) 

provided they are so located that natural light and ventilation are not materially obstructed from the main building or 

any adjoining property. 

 (A)  Architectural features extending not more than (1) foot into a required yard. 

 (B)  Awnings and canopies extending not more than two (2) feet into a required yard. 

 (C)  Window air conditioners. 

 (D) Ground mounted or building mounted exterior air conditioner units may extend into the side yard  

  or rear yard area provided that no portion of the unit or appurtenances thereto extend more than  

  forty-eight (48) inches from the exterior building wall. 

 (E)  Chimneys projecting no more than one (1) foot into a required yard. 

 (F)  Eaves, gutters or downspouts projecting no more than sixteen (16) inches into a required yard. 

 (G)  Walls and fences subject to the regulations set forth in §309.06. 

 (H)  Steps - excluding fire escapes. 

 (I)  Pedestrian walks. 

 (J)  Vehicular access, circulation and service driveways and off-street parking areas subject to Chapter 

  301  (but not including any above-ground structure except pavement, curbing, and   

  illumination). 

 (K)  Signs, subject to Chapter 303. 

 (L) Uncovered Patios. 

 (M) Decks may extend into the rear yard area only. 

Section 201 .07  Preservation  and Landscaping of  Yard Areas  

 (A) Except as provided in this Chapter, required yards, open space and treelawns shall not be   

  obstructed by any structure and such areas, together with all other portions of the zoning lot not  

  covered by permitted structures, shall be landscaped (including covering such areas with trees,  

  shrubbery and grass or other appropriate ground cover or landscaping material) so as to assure  

  absorption of rainfall, and prevent erosion and rapid run-off of surface water, and such   

  landscaping shall be maintained.   

 (B) Each front yard shall be planted with trees, at the rate of at least one tree for each twenty-five (25)  

  feet of lot width within the treelawn area, of such species as are normally long-lived and having a  

  mature height of not less than twenty-five (25) feet.  All required plantings shall be installed in  

  compliance with Chapter 327 of the Berea Codified Ordinances. 
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 (C) The surface of each front yard area shall be maintained in a manner that avoids the creation of  

  safety hazards including, but not limited to, vehicle tire ruts, holes or other openings larger than  

  twelve (12) inches in diameter, tree stumps and other potentially hazardous conditions.  Failure to  

  maintain any front yard area in a safe and orderly manner shall constitute a violation of this  

  Zoning Code. 

Section 201 .08  Objectives of the Single Family Residential Architectural and Site 

   Design Standards    

 The following architectural and site design goals and objectives shall apply to new development and 

expansion projects in the following zoning districts:  R-SF-A and R-SF-B.  Sections §201.08 through §201.19 

provide for site design and architectural design standards for new single family residential development occurring in 

the R-SF-A and R-SF-B zoning districts.   The review of these design standards shall take place in conjunction with 

the subdivision review stage and/or during the zoning review for building permit applications when applicable. 

 (A)     The prescribed architectural and site design standards are intended to: 

  (1) Guide the development of single family housing in order to create a stronger sense of  

   community. 

  (2) Provide high quality housing for all sectors of the housing market in the City. 

  (3) Encourage greater variety in housing types, development styles, site planning and density 

   mixes in order to provide more diversity and visual interest in the cityôs residential  

   development, while preserving the cityôs predominantly single-family residential  

   character. 

  (4) Encourage a harmonious development pattern that respects and responds to the character  

   of the surrounding built and natural environments. 

  (5)     Protect and enhance the physical character of the area within these zoning districts; 

  (6)     Prevent the deterioration of property and nuisance conditions. 

  (7)     Ensure that renovations and residential infill developments do not adversely affect the  

   physical  character of the area; and 

  (8)      Function in conjunction with the goals and objectives of the City of Berea   

   Comprehensive Plan. 

 (B) Except as otherwise provided in this Chapter, all regulations set forth in this Chapter shall apply to 

  and control property in the R-SF-A and R-SF-B zoning districts; provided, however, that  in the  

  case of a conflict between any standards set forth in this Chapter and similar standards provided  

  for in another section of this zoning code, the standards of this Chapter shall govern. 

Section 201 .09  Site Design Standards:                                                                         

   Single Family Residential Site Design  Standards  

 Building Siting and Orientation.  The intent is to create residential development that responds to the 

existing environmental, geographic and topographic conditions in the City of Berea. 
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 (A) Natural Site Features.  Residential layout should preserve existing natural site features such as  

  topography, views and vegetation to enhance the character of the development.  Public views of  

  such features should be preserved and incorporated into development proposals. 

 (B) Topography.  Bereaôs topography is generally flat to gently rolling.  Therefore, it is important that 

  sites that have some topographical features not be graded flat, but take advantage of the   

  topographic variation. 

 (C) In hillside or sloping areas, street and building placement should follow contours rather than being 

  placed at right angles to the prevailing slope. 

 (D) On sloping sites, staggering placement of units along opposite sides of the street, rather than siting 

  lots directly opposite one another, can provide better preservation of views. 

Section 201 .10  Site Design Standards:  Neighborhood Identity.                                                      

 (A) New residential development should provide variety in the Cityôs residential development  

  character than currently exists. 

 (B) New development should not be so different in character that it is visually incompatible with  

  existing development. Elements that can contribute to the creation of a distinct image include the  

  architecture, street layout and design, landscaping, integration of open space and entry treatment. 

 (C) Building design should complement surrounding development. 

 (D) In areas that possess strong existing development character, the building design should respect the  

  predominant characteristics of neighborhood development, such as height, massing, setbacks,  

  materials and architectural style. 

 

Figure 1 :  Neighborhood Identity  Illustration  

The repeated use of a specific architectural element, such as horizontal wood siding or stone, can create a  thematic 

component that helps to identify a neighborhood. 
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Section 201 .1 1 Site Design Standards:  Sidewalk Design.                                                      

 (A) Planting strips between the sidewalk and the back of the curb are stronglyencouraged. They  

  should be a minimum of 5 feet in width. 

Figure 2 :  Planting Strip Illustra tion  

 

      Sidewalk Planting Strip 

 

Section 201 .12   Site Design Standards:  Setbacks for Single -Family Development.                                              

 (A) Front yard setbacks should be varied from unit to unit to avoid long repetitious development  

  patterns. As a rule, these setback variations need to be at least three (3) feet to be effective. 

Figure 3 :  Staggered Dwelling Placement  

Staggering the placement of residential units can provide opportunities for better views from public streets. 

 

 

 (B) Variations in side yard setbacks can also be used to break up long, linear patterns. 

 (C) Overly large front setbacks are discouraged. 
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Section 201 .13  Site Design Standards:  Open Space.                                                      

 (A) Neighborhood open space should be located to maximize its visual and functional benefits. 

 (B) Common open space areas should be sited to take advantage of any views out from the site and  

  help preserve views to significant architectural and landscape features within the site. 

 (C) Neighborhood open space should also tie into citywide open space systems including public parks, 

  the arroyos, bicycle, pedestrian and equestrian pathways. 

 (D) Open space areas should be used to visually unify a development, link development clusters and  

  provide enhanced pedestrian circulation within the development. 

Section 201 .14  Site Design Standards:  Landscape Design Guidelines.                                              

 (A) Landscaping should be an integral part of the overall site design, rather than camouflage unused or 

   unusable spaces or poor architectural design. 

 (B) Landscape improvements should be utilized to better integrate a development with its setting by: 

  (1) Enhancing pedestrian scale of the building. 

  (2) Screening views of unsightly elements, such as utility boxes and backflow devices. 

  (3) Softening hard edges visually. 

  (4) Providing a transition between different use areas. 

  (5) Creating an attractive aesthetic environment. 

  (6) Creating usable pedestrian areas. 

  (7) Reducing energy consumption. 

  (8) Defining specific areas and enhancing architectural features. 

 (C) Existing Landscape Elements.   

  (1) Where feasible, significant existing landscape elements should be preserved and   

   incorporated into development and landscape plans. 

  (2) Elements such as mature trees, tree groupings, arroyos and rock outcroppings should be  

   considered in the design of a project. 

  (3) Landscape plans should show how the design integrates existing vegetation and site  

   features. 

 (D) Plant Species. 

  (1)  A well-coordinated palette of plant species should be employed. 
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  (2) Native plant materials and other plant species which are well adapted to northern Ohio  

   local climatic conditions are preferable.(ZONE 5-6) 

  (3) Landscape plans should exhibit a well-coordinated design concept.  Plant materials  

   should be utilized in an orderly manner which defines the siteôs spatial organization and  

   function, relates to the buildings and structures and incorporates the various site elements. 

  (4) The scale and nature of landscape materials should be appropriate to the site and  

   structures. Large scale buildings should be complemented by large scale landscape  

   materials, such as plants, rocks, timbers, walls, and fences. 

 (E) Plant Size and Scale. 

  (1) Size of Materials. Larger, more mature plant materials shall be used as much as possible  

   to ensure that some immediate effect on the projectôs appearance will be attained within  

   two years of planting.  

  (2) The following minimum sizes and spacings are recommended for plant materials at the  

   time of installation: 

   (a) Trees should be a minimum 15-gallon pot size or six (6) feet tall and have a 1- 

    inch caliper size at chest height, whichever is greater. 

   (b)  Twenty percent of all trees should have a 24-inch box container size or larger. 

   (c) More mature plant materials should be located in areas with particular visual  

    importance such as entries and along main frontages. 

   (d)  Shrubs should have a minimum five (5)-gallon pot size, and upright shrubs  

    should have a minimum height of 18 inches and a minimum spread of 18 inches; 

    spreading shrubs should have a minimum spread of 19 to 24 inches. 

   (e)  Ground cover planted from flats should have a maximum spacing of 12 inches  

    on center or, when planted from one-gallon cans, a maximum spacing of 24  

    inches on center. 

 (F) Front Yard Landscape Design. 

  (1) Landscaping shall be installed with the initial construction of the residence. 

  (2) A minimum of one 24-inch box tree and one 15-gallon tree shall be located in the front  

   yard of each residence in addition to required street trees. 

  (3)  A sidewalk extending from the front door to the public sidewalk is highly encouraged. 

  (4)  Hardscape areas are encouraged to utilize permeable materials. 

  (5)  Use of turf should be minimized to increase water efficiency. 

  (6)  Planting at the foundation is encouraged. 

  (7)  Total area of hardscape areas should be kept to a minimum. 
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  (8)  If decorative rocks and boulders are used, they should be integrated with planting. 

Section 201 .15  Site Design Standards:  Lighting Design Guidelines.                                              

 (A) Exterior lighting shall be designed as an integral part of the building and landscape design. 

 (B) Development plans shall include the location of fixtures, their design and the nature   

  and level of the illumination they will provide. 

 (C)  Illumination levels shall be provided to address security concerns, pedestrian paths, outdoor  

  gathering spaces, at building entries and any other pedestrian accessible areas. 

 (D)  Decorative light fixtures are strongly encouraged. 

 (E)  Lighting should generally be designed to include cut-offs to minimize the lighting of the sky. 

Section 201 .16  Architectural Design Standards:  Massing and Scale.                                              

 (A) General Massing and Scale Guidelines. 

  (1) Open space areas between buildings shall be scaled to the size of the buildings so that  

   the height of buildings does not overwhelm the adjacent space. 

  (2) All new principal structures permitted in this district shall be constructed using a  

   minimum 6/12 pitched roof design including the roof area located over the garage.  The  

   roof area located over any porch and entrance portions of the dwelling shall be   

   constructed using a minimum 4/12 pitch design. 

  (3) Roof forms to be employed include: hipped roofs, gabled roofs, varying roof pitches,  

   side-to-side gables, front-to-back gables or various combinations. 

  (4) Building massing should be varied by employing a variety of techniques, such as  

   recessed porches, bay windows, dormers and varying planes or setbacks.  As appropriate  

   to the style of the house, the roof forms should be varied.  

Figure 4 :  Roof Variation  Illustration  

Variation in roof forms contributes to a more visually rich neighborhood. 

 

 (B) Building Design. 

  (1) Façade components should correspond to the scale of the human form.  This is   

   accomplished by  visually breaking up façades into smaller components with elements  
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   such as windows, wall insets, balconies, ledges and trim and by stepping back upper  

   stories. 

  (2) Façade components should be in proportion to related components, such as the   

   proportion of a column to its base and the width of a column to its height. 

Section 201 .17  Architectural Design Standards:  Architectural Style.                                              

 (A) Building design should not be limited to any particular style.  However, it should generally be  

  compatible with surrounding residential development. The authentic implementation of   

  appropriate established architectural styles is encouraged.  (Please refer to ñA Field Guide to  

  American Housesò by Virginia and Lee McAlester.) 

 (B) Functional design solutions should be employed that are compatible with the surrounding natural  

  and built environments and that contribute to the character and quality of new residential   

  development. 

 (C) Building elevations should not be replicated across the street from each other or on adjacent  

  parcels. 

 (D) Façade. 

  (1) Facades shall be designed so as to include entries, porches and other architectural  

   elements that relate to the human scale. 

  (2) Residential entries shall be located on the front façade and shall directly access the  

   sidewalk or street. 

  (3) Rain gutters shall be designed so as to be of a scale and material that is compatible  

   with the roof and eaves. 

  (4) If the building mass and pattern of windows and doors is complex, simplewall surfaces  

   are recommended. If the building volume and the pattern of wall openings are simple,  

   additional wall texture and articulation should be employed. 

  (5) High quality materials such as crafted wood, stainless steel, copper and other ornamental  

   metals are highly recommended. 

 (E) Windows and Doors. 

  (1) All windows within a building and across a façade shall be related in design, operating  

   type, proportions and trim. 

  (2) Windows shall be used as architectural elements that add relief to the façade and wall  

   surface. 

  (3) Windows shall employ design details, if appropriate to the architecture, such as mullions,  

   to break the scale of the façade into smaller components. 

  (4)  Reflective glazing is prohibited. 
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  (5) Windows should be vertically oriented, in order to relate to the human form, unless  

   horizontal windows are appropriate to the style, or are necessary in the particular  

   application. 

  (6) Unifying architectural elements should be used to carry a window pattern across a façade, 

   such as a common sill or header line. 

  (7) Shaped frames and sills should be used to enhance openings and add additional relief.  

   They should be proportional to the glass area framed, as where a larger window should  

   have thicker framing members. 

  (8) Unless appropriate to an architectural style, windows should not be flush with walls.  

   Glass should be inset from the exterior wall and/or frame surface to add relief to the wall  

   surface. 

Figure 5 :  Vertically Oriented Window Illustration  

Vertically oriented windows reinforce the human form. 

 

 

 

  (9) If aluminum sliding windows are used, select heavier window products with visually  

   thicker (1.5 inches or greater) extrusions and frame members. 

  (10) Clear glass is recommended. To add privacy and aesthetic variety to glass, fritted glass,  

   spandrel glass and other decorative treatments are recommended.  If tinted glass is to be  

   used, light tints and green, gray or blue hues are recommended. 

  (11) Low emissivity glass and external shade devices should be used for heat control and an  

   increase in energy efficiency. 

  (12) Reflective glass shall be prohibited in the R-SF-A and R-SF-B zoning districts. 

Section 201 .18  Architectural Design Standards:  Exterior Materials.                                              

 (A) A variety of materials shall be used that emphasize a differentiation between the various   

  components of the building. 

 (B) Gaps between applied materials and the base of the building shall not be visible. 
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 (C) Simulated finishes (e.g. artificial stone using concrete form liners simulating naturalistic lines and  

  shapes such as rubblestone) shall be of a high quality that successfully mimics the natural  

  material. 

 (D)  The combination of materials on a building façade shall be appropriate to its style and design. 

 (E) Colors. 

  (1) Exterior building colors should be compatible with the surrounding neighborhood setting  

   and should be in keeping with the geographic and climatic conditions specific to the City  

   of Berea. 

  (2)  Accent colors should be used to enhance details such as trim. 

  (3) Primary colors should be limited to accent or trim colors and should generally be  

   compatible with the surrounding neighborhood. 

Section 201 .19  Architectural Design Standards:  Roof Design.                                              

 (A) The form, color and texture of the roof should be an integral part of the building design and  

  compatible with both the natural and built settings. 

 (B) Roofline variations may be used to demarcate primary building entrances. 

 (C) Flat roofs shall be prohibited in the R-SF-A and R-SF-B zoning districts. 

 (D) Roof overhangs should be detailed as follows: 

  (1) Minimum overhang length of twelve inches shall be provided over all faces of the  

   exterior walls of a dwelling. 

  (2) Brackets and corbels or other overhang supports are encouraged in order to add a finer  

   level of detail to the building. 

  (3) Soffits should be designed as a visible feature and incorporated into the overall   

   architectural design. 

 (E) Roof Materials. 

  (1) Roof materials shall relate to the design and architectural style of the building. 

  (2) Roofing materials which are light-colored, such as white gravel, brightly colored or  

   reflective, such as metal, are generally discouraged and shall only be approved after  

   design merit is determined by the Zoning Administrator. 

 (F) ñGreenò Roof Standards. 

  (1) Design guidelines and construction standards applicable for sustainable based ñgreenò  

   roof systemsò are provided in Chapter 308. 
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Section 201.19.1  Architectural Design Standards: Modification.  

 

Design Standard Modification.  The Planning Commission may approve modifications to the architectural and site 

design standards. The Planning Commission shall consider the following factors when determining whether to 

approve modifications to the architectural and site design standards: 

 

 (A) Whether any conditions or circumstances exist which are unique to the applicantôs land. 

 

(B) Whether the conditions or circumstances unique to the applicantôs land exist as a result of actions  

of the applicant subsequent to the adoption of this Chapter. 

 

(C) Whether strict application of the provisions of this Chapter would deprive the applicant of a 

reasonable use of the land consistent with a residential use. 

 

(D) Whether the modification will preserve, not harm, the public safety and welfare. 

 

(E) Whether the modification will alter the essential character of the neighborhood. 

 

(F) Whether the applicant has provided an alternative to the required architectural or site design 

standard that achieves the spirit and intent of the original design standard. 

 

Section 201.20   Leasing P ermit Required in the R-SF-A and R -SF-B Districts . 

 

 (A)  Findings, Purpose and Intent.  In adopting this Section, Berea City Council acknowledges that  

  there has been an increase in the number of rental properties in the City and that rental properties  

  have particular needs, issues, concerns and problems that are not as prevalent with non-rental  

  properties.  These concerns include the safety of tenants and the quiet tranquility of the   

  surrounding residential neighborhoods, both of which may be impaired by, among other things,  

  building and life safety code violations as well as the significant increase in parking of motor  

  vehicles at one and two family dwellings.  It is with these concerns in mind that Berea City  

  Council now adopts this section as an effort to help preserve the housing stock and ensure safe  

  living conditions, adequate parking areas, upkeep of residential structures and to avoid over- 

  crowding. 

 

 (B)  Permit Required.  Except where the owner resides in the dwelling unit, no owner, renter, tenant or  

  regular occupant of any single family or two family dwelling shall rent, lease or regularly occupy  

  any dwelling unit without first obtaining a Leasing Permit from the City Building Department.  A  

  dwelling unit may be occupied by one family related by blood, marriage, or adoption or by not  

  more than three (3) unrelated persons. "Regular Occupancy" means the physical presence of a  

  person in the dwelling overnight for at least fifteen (15) nights in a consecutive thirty-day period. 

 

 (C)  Permit Application.  Application for a Leasing Permit is required on an annual basis and   

  inspections will be conducted on a biennial basis.  Application for a Leasing Permit shall be made  

  by the owner or owner's agent upon forms provided by the City of Berea Building Department.   

  The application shall include, among other things, the names and number of prospective tenants,  

  renters or regular occupants and the number of motor vehicles regularly used by such persons.  In  

  addition, the applicant shall provide a written list of all motor vehicles, including make, model and 

  license plate number, which will be regularly parked in the off-street parking area that is the  

  subject of the Leasing Permit.  "Regularly parked" means the parking of a motor vehicle on the  

  leased premises overnight for at least three nights in anyone week period. 

 

 (D)  Inspections.  The City Building Department shall inspect each dwelling unit to determine the 

  following: 
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  (1)  Whether the dwelling unit is of adequate size and has an adequate number of sleeping  

   rooms to accommodate the proposed number of tenants, renters or regular occupants; and 

 

  (2)  Whether the off-street parking area of the property subject to the lease is adequate to  

   accommodate the proposed number of motor vehicles regularly used by the tenants,  

   renters or regular occupants and that all parking spaces are in compliance with Chapter  

   301 of this Zoning Code. 

 

  (3)  Whether the dwelling unit and its exterior comply with the architectural and site design  

   guidelines provided for in Chapter 201 of this Zoning Code. 

 

  (4)  Whether the dwelling unit satisfies the provisions of Part Thirteen of the Codified  

   Ordinances of the City of Berea. 

 

 (E)  Leasing Permit Duration.  A Leasing Permit shall be valid for the property, for up to the number  

  of occupants authorized in the permit, and for the motor vehicles identified in the permit.  A 

  Leasing Permit shall be valid from date of issuance to September 30th of each year.  The owner or 

  occupant is required to notify the City of Berea Building Department whenever there is a change  

  in the type of a motor vehicle that is regularly parked on the leased premises, as well as any  

  change in tenants, renters or regular occupants; however such a change(s) will not invalidate the  

  Leasing Permit, so long as there is no increase in the number of motor vehicles regularly parked  

  nor number of tenants, renters or regular occupants on the leased premises. 

 

 (F)  Appeal and Special Application for More Than Three Unrelated Tenants. 

 

  (1)  An owner of a single family or two family dwelling may file a special written application 

   with the Building Department to allow occupancy of more than three unrelated persons in 

   a dwelling unit.  The Director of Public Service and the Director of Public Safety, or their 

   designees, shall review the special application and consider the criteria contained in  

   Section 201.20 (D) above. 

 

  (2)  An applicant who has been denied a Leasing Permit by the City Building Department,  

   has been adversely affected by a decision of the Zoning Administrator or who's special  

   written application pursuant to subsection (F)(1) herein has been denied, may seek further 

   appeal to the Planning Commission in accordance with the procedure contained in  

   Chapter 103 of this Zoning Code. 

 

 (G)  Fees.  The fee charged for a Leasing Permit application shall be twenty-five dollars ($25.00).  The  

  fee charged for a Leasing Permit inspection shall be seventy-five dollars ($75.00).  All applicable  

  fees shall be paid at the time the Leasing Permit application, or any renewal thereof, is filed with  

  the City. 

 

 (H)  Penalty.  Any person who fails to comply with any provision of this Section shall be, upon  

  conviction of the same, guilty of a misdemeanor of the fourth degree.  A separate offense shall be  

  deemed committed each day on which a violation of or noncompliance with any provision of this  

  Section occurs or continues. 
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CHAPTER  202   R-SF-T Single Family Residential  

     Zoning District  

 

 

Section 202 .01  Zoning District Objectives & Purpose  

Section 202 .02  Permitted Uses  

Section 202 .03  Conditional Uses  

Section 202 .04   Accessory Uses  

Section 202.05  Development Standard s 

Section 202.06  Increased Yard Setbacks  

Section 202.07   Permitted Obstructions Within Required Yards or other Required  

   Open Space  

Section 202.08  Preservation and Landscaping of Yard Areas  

Section 202.09   Architectural and Site De sign Standards                                            

Section 202.10  Architectural Design Standards: Modification  

 

 

Section 202 .01  Zoning District Objectives & Purpose  

 These R-SF-T  single family residential zoning district regulations are hereby established to carry out the 

purpose, intent and basic planning objectives which are stated in the Comprehensive Plan and, incidentally thereto, 

to achieve the following particular objectives for the R-SF-T single family residential zoning districts: 

 (A)  To regulate the bulk and spacing of buildings or other structures in order to assure proper light, air, 

  privacy and useable open space. 

 (B)  To conserve the natural resources of the City and preserve and to the extent reasonably practicable 

  to improve the environmental attributes and amenities of the City. 

 (C)  To protect residents from nuisances and objectionable influences such as abnormal vehicular  

  traffic, offensive noises, noxious fumes, odors and dust. 

 (D)  To provide proper spacing between buildings and other structures to assure adequate access for  

  fire and other emergency vehicles and equipment. 

 (E)  To regulate density and distribution of population in scale with existing and proposed community  

  facilities and services. 

 (F) To foster a variety of townhouse style dwellings through various densities suitably located.  

 (G)  To promote in accordance with a well-considered plan, the most desirable and beneficial use of  

  the land and structures and the stability and protection of the character of existing and future  

  residential developments. 

 (H) To encourage the orderly and planned development of medium to high density multi-family  

  dwelling units and customary supporting facilities, such as schools, churches and parks. 
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Section 202 .02  Permitted Uses  

 (A) Uses permitted in the R-SF-T zoning district are provided for in the Land Use Matrix Table in  

  §200.07. 

 (B) Any use not designated as a permitted use for the  R-SF-T zoning district in the Land Use Matrix  

  Table shall not be permitted in this district. 

Section 202 .03    Conditional Uses  

 (A) Conditionally permitted uses in the R-SF-T zoning district are provided for in the Land Use  

  Matrix Table in §200.07. 

 (B)    All conditional uses provided for in the Land Use Matrix Table shall comply with the regulations  

  and procedures set forth in Chapter 304. 

Section 202 .04  Accessory Uses  

 Accessory uses, buildings or other structures customarily incidental to any aforesaid permitted or 

conditionally permitted uses may be established, erected or constructed; provided, that such accessory uses shall not 

involve the conduct of any business, trade or industry, or any private way or walk giving access to such activity, or 

any billboard, sign or poster other than authorized herein.  Accessory uses shall comply with the building setback, 

height, lot coverage and any other applicable standard as provided in this Code.  Accessory uses may include the 

following: 

 (A)  Gardening and Pets. Gardening, hobby greenhouses, the raising of vegetables or fruits and the  

  keeping of household pets exclusively for the use or personal enjoyment of residents of the  

  premises and not for commercial purposes with the exception of produce grown and sold as part of 

  a valid home occupation.  

 (B)  Parking Facilities. Garages, carports or other parking spaces for the exclusive use of residents of  

  the premises. 

 (C)  Swimming Pools. Swimming pools, exclusively for the use of the residents and their guests, and  

  subject to the provisions §309.05 and any applicable Building Code regulations. 

 (D)  Real Estate and Professional Signs. Real estate announcements and professional signs subject to  

  the provisions of Chapter 303. 

 (E) Professional Home Office.  See §309.14 

 (F) Dish-type satellite Signal Receiving Stations. 

 (G) Solar Energy Systems.  See §308.06. 

 (H) Sheds and Outbuildings.  Sheds and other similar outbuildings used for the storage of items  

  incidental to any permitted or conditionally approved use shall be permitted. 
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Section 202 .05  Development Standards  

 (A) Every permitted use of land and structures in the R-SF-T zoning district shall be located on a  

  zoning lot in such a manner as to create and preserve a front yard adjacent to each street on which  

  such lot  abuts, a side yard or yards and (except in the case of corner or through lots) a rear yard,  

  conforming to the requirements of this Chapter (the "required yards").   

 (B) For the purposes of this Chapter, a ñTownhouseò shall be defined as an attached single family  

  dwelling sharing at least one common wall with another townhouse unit.  ñSingle Familyò shall be 

  defined as a detached dwelling unit.  

 (C)  The following development standards found in Table 3 shall apply to the R-SF-T zoning district: 
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Table 3 :  R -SF-T Zoning District Dev elopment Standards  

Development Standards  Single Family  Townhouse  

Minimum Lot Area (square feet) See Note (j) 5,000 

Minimum Lot Width (feet) 50 50 

Minimum Front Yard Setback of Principal Building (feet) 35 (e) 35 (e) 

Minimum Side Yard Setback of Principal Building (feet) 5 5 (d) 

Minimum Rear Yard Setback of Principal Building (feet) 25 15 

Minimum Side Yard Setback for Accessory Structures (feet) 5 (f) 10(f) 

Minimum Rear Yard Setback for Accessory Structures (feet) 5 (f) 10(f) 

Maximum Lot Coverage Ratio (for Principal Building) 30% 30% 

Maximum Rear Yard Lot Coverage Ratio (for Accessory Structures) 25% 30% 

Maximum Height of Principal Building (feet) 35 35 

Maximum Height of Accessory Use Structure (feet) 15 15 

Minimum Livable Floor Area of a One Story Dwelling (square feet) 1,200 (h) 1,000 (h) 

Minimum Livable Floor Area of a Two Story Dwelling (square feet) 1,400 (h) 1,200 (h) 

Notes: 

(a)  For lots fronting on two streets, the principal building shall be set back from both streets according to the front setback of 
the district in which it is located. 

(b) Accessory structures are not permitted in the front yard or side yard unless expressly provided for in this Code.  
Accessory structure lot coverage ratio is calculated for the specific yard in which the structure is located. 

(c)  Principal building lot coverage ratio is calculated for the entire lot area. 

(d)  For townhouses, there shall be a minimum of 5 feet side yard setback from the side yard lot line including a minimum 

total of 20 feet side yard separation between townhouse building structures. When abutting a private common drive, 

townhouse building structures shall be set back a minimum of 30 feet from the centerline of such private common drive.  No 

townhouse building structure shall be closer than 50 feet to a residential single family lot. 

(e)  If a townhouse or single family structure is directly adjacent along either side yard to a single family block and where 

fifty percent (50%) of a block face has been developed with a substantially uniform front building line having a greater or 

lesser average front yard setback than 35 feet, such substantially uniform front building line, as determined by the Zoning 

Administrator shall establish the minimum depth of the front yard for each zoning lot within such block face.  Otherwise, the 

minimum front yard setback distance for principal structures in the R-SF-T zoning district shall be as set forth in this Table 

and being  measured from the edge of the public right-of-way to the front building face. 

(f)  The minimum side and rear yard setback for an accessory structure is stated in this table unless provided otherwise in this 
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(g)  Minimum lot areas and structure heights for approved conditional uses shall be provided for in the Chapter 304. 

(h)  The calculation of minimum livable floor area shall be exclusive of garages, cornices, eaves, gutters, porches, balconies, 
terraces, outside enclosures or basements not meeting the ingress/egress requirements of the Building Code.   

(i)  Three and four family dwellings shall have a minimum lot area of 20,000 square feet and a minimum lot width of 100 feet 

at the building setback line.  Multi-family dwellings ( 5 ï 8 dwelling units per structure) shall have a minimum lot area of one 

acre with a maximum density of eight units per acre. 

(j)  Single family lots shall have a minimum average lot size of at least 10,500 square feet with no more than 20% of the 

residential lots being less than 9,000 square feet but in no event less than 7,500 square feet. 

 

Section 202 .06  Increased Yard Setbacks  

 (A)  For a townhouse structure having a wall or walls greater than thirty (30) feet in aggregate or  

  overall length facing a rear or side yard, the corresponding required rear yard depth or side yard  

  width shall be increased by one (1) foot for each foot of such wall length in excess of thirty (30)  

  feet, but such required depth or width need not exceed twenty-five (25) feet. 

Section 202 .07  Permitted Obstructions Within Required Yards or other Required  

   Open Space  

 The following are permitted obstructions within required yards or other required open space (subject to the 

height and lot coverage regulations of set forth in Table 3 , and to any other provisions of this Code applicable 

thereto) provided they are so located that natural light and ventilation are not materially obstructed from the main 

building or any adjoining property. 

 (A)  Architectural features extending not more than (1) foot into a required yard. 

 (B)  Awnings and canopies extending not more than two (2) feet into a required yard. 

 (C)  Window air conditioners. 

 (D) Ground mounted or building mounted exterior air conditioner units may extend into the side yard  

  or rear yard area provided that no portion of the unit or appurtenances thereto extend more than  

  forty-eight (48) inches from the exterior building wall. 

 (E)  Chimneys projecting no more than one (1) foot into a required yard. 

 (F)  Eaves, gutters or downspouts projecting no more than sixteen (16) inches into a required yard. 

 (G)  Walls and fences subject to the regulations set forth in §309.06.  

 (H)  Steps - excluding fire escapes. 

 (I)  Pedestrian walks. 
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 (J)  Vehicular access, circulation and service driveways and off-street parking areas subject to Chapter 

  301  (but not including any above-ground structure except pavement, curbing, and   

  illumination). 

 (K)  Signs, subject to the applicable regulations set forth in Chapter 303 . 

 (L) Patios. 

 (M) Decks may extend into the rear yard area only. 

Section 202 .08  Preservation and Landsca ping of Yard Areas  

 (A) Except as provided in this Chapter, required yards, open space and treelawns shall not be   

  obstructed by any structure and such areas, together with all other portions of the zoning lot not  

  covered by permitted structures, shall be landscaped (including covering such areas with trees,  

  shrubbery and grass or other appropriate ground cover or landscaping material) so as to assure  

  absorption of rainfall, and prevent erosion and rapid run-off of surface water, and such   

  landscaping shall be maintained.   

 (B) Each front yard shall be planted with trees, at the rate of at least one tree for each twenty-five (25)  

  feet of lot width, of such species as are normally long-lived and having a mature height of not less  

  than twenty-five (25) feet. 

 (C) The surface of each front yard area shall be maintained in a manner that avoids the creation of  

  safety hazards including, but not limited to, vehicle tire ruts, holes or other openings larger than  

  twelve (12) inches in diameter, tree stumps and other potentially hazardous conditions.  Failure to  

  maintain any front yard area in a safe and orderly manner shall constitute a violation of this  

  Zoning Code. 

Section 202.09  Architectural and Site Design Standards  

(A) All single family uses constructed or expanded in this R-SF-T zoning district shall follow those 

applicable architectural and site design standards as set forth in §201.08 through §201.19 of the R-

SF-A, R-SF-B, Single Family Residential Zoning District Chapter 201. 

(B) All townhouse uses constructed or expanded in this R-SF-T zoning district shall follow those 

applicable architectural and site design standards as set forth in §203.09 through §203.19 of the 

MFR Multi-Family Residential Zoning District Chapter 203. 

Sec tion 202.10  Architectural Design Standards: Modification.  

 

Design Standard Modification.  The Planning Commission may approve modifications to the architectural and site 

design standards. The Planning Commission shall consider the following factors when determining whether to 

approve modifications to the architectural and site design standards: 

 

 (A) Whether any conditions or circumstances exist which are unique to the applicantôs land. 

 

(B) Whether the conditions or circumstances unique to the applicantôs land exist as a result of actions  

of the applicant subsequent to the adoption of this Chapter. 

 

(C) Whether strict application of the provisions of this Chapter would deprive the applicant of a 

reasonable use of the land consistent with a residential use. 

 



     

City of Berea, Ohio Zoning Code                June 6, 2012     52 
  

R-SF-T  SINGLE FAMILY TOWNHOUSE DISTRICT Zoning  

District  

(D) Whether the modification will preserve, not harm, the public safety and welfare. 

 

(E) Whether the modification will alter the essential character of the neighborhood. 

 

(F) Whether the applicant has provided an alternative to the required architectural or site design 

standard that achieves the spirit and intent of the original design standard. 
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CHAPTER  203   MFR Multi -Famil y Residential  

     Zoning District  

 

 

Section 203 .01   Zoning District Objectives & Purpose  

Section 203 .02  Permitted Uses  

Sect ion 203 .03  Conditional Uses  

Section 203 .04   Accessory Uses  

Section 203 .05  Development Standards  

Section 203 .06  Increased Yard Setbacks  

Section 203 .0 7  Permitted Obstructions Within Required Yards or other Required  

   Open Space  

Section 203 .08  Preservation  and Landscaping of Yard Areas  

Section 203 .09  Objectives of the Multi -Family Residential Architectural and Site  

   Design Standards     

Section 203 .10   Si te Design Standards:  Multi -Family R esidential Site Layout  

Section 203 .11  Site Design St andards:  Nei ghborhood Identity                                                       

Section 203 .12   Site Design Standards:  Sidewalk Design                                                       

Section 203 .13  Site Design Standards:   

   Mechanical Equipment and Utility  Standards    

Section 203 .14  Site Design Standards:  Mu lti -Family Open Space Standards  

Section 203 .15   Site Design Standard s:  Landscape Design Guidelines                                               

Section 203 .16  Site Design Standar ds:  Lighting Design Gu idelines                                               

Sect ion 203 .17   Site Design Standards:  Multiple -Fam ily Parking                                               

Section 203 .18  Architectural Design Standards:  Massing and Scale Standards  

   and Guideline s for Multi -Family Development  

Section 203 .19  Architectural Design  Standards:  Exterior Materials                                               

Section 203.20  Architectural Design Standards: Modification  

 

 

Section 203 .01   Zoning District Objectives & Purpo se  

 These MFR multi-family residential zoning district regulations are hereby established to carry out the 

purpose, intent and basic planning objectives which are stated in the Comprehensive Plan and, incidentally thereto, 

to achieve the following particular objectives for the MFR multi-family residential zoning districts: 

 (A)  To regulate the bulk and spacing of buildings or other structures in order to assure proper light, air, 

  privacy and useable open space. 

 (B)  To conserve the natural resources of the City and preserve and to the extent reasonably practicable 

  to improve the environmental attributes and amenities of the City. 

 (C)  To protect residents from nuisances and objectionable influences such as abnormal vehicular  

  traffic, offensive noises, noxious fumes, odors and dust. 
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 (D)  To provide proper spacing between buildings and other structure's to assure adequate access for  

  fire and other emergency vehicles and equipment. 

 (E)  To regulate density and distribution of population in scale with existing and proposed community  

  facilities and services. 

 (F) To foster a variety of multi-residential living types through various densities suitably located.  

 (G)  To promote in accordance with a well- considered plan, the most desirable and beneficial use of  

  the land and structures and the stability and protection of the character of existing and future  

  residential developments. 

 (H) To encourage the orderly and planned development of medium to high density multi-family  

  dwelling units and customary supporting facilities, such as schools, churches and parks. 

Section 203 .02  Permitted Uses  

 (A) Uses permitted in the MFR zoning district are provided for in the Land Use Matrix Table in  

  §200.07. 

 (B) Any use not designated as a permitted use for the  MFR zoning district in the Land Use Matrix  

  Table shall not be permitted in this district. 

Section 203 .03    Conditional Uses  

 (A) Conditionally permitted uses in the MFR zoning district are provided for in the Land Use Matrix  

  Table in §200.07. 

 (B)    All conditional uses provided for in the Land Use Matrix Table shall comply with the regulations  

  and procedures set forth in Chapter 304. 

Section 203 .04  Accessory Uses  

 Accessory uses, buildings or other structures customarily incidental to any aforesaid permitted or 

conditionally permitted uses may be established, erected or constructed; provided, that such accessory uses shall not 

involve the conduct of any business, trade or industry, or any private way or walk giving access to such activity, or 

any billboard, sign or poster other than authorized herein.  Accessory uses shall comply with the building setback, 

height, lot coverage and any other applicable standard as provided in this Code.  Accessory uses may include the 

following: 

 (A)  Gardening and Pets. Gardening, hobby greenhouses, the raising of vegetables or fruits and the  

  keeping of household pets exclusively for the use or personal enjoyment of residents of the  

  premises and not for commercial purposes with the exception of produce grown and sold as part of 

  a valid home occupation.  

 (B)  Parking Facilities. Garages, carports or other parking spaces for the exclusive use of residents of  

  the premises. 

 (C)  Swimming Pools. Swimming pools, exclusively for the use of the residents and their guests, and  

  subject to the provisions §309.05 and any applicable Building Code regulations. 
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 (D)  Real Estate and Professional Signs. Real estate announcements and professional signs subject to  

  the provisions of Chapter 303. 

 (E) Professional Home Office.  See §309.14 

 (F) Dish-type satellite Signal Receiving Stations. 

 (G) Solar Energy Systems.  See §308.06. 

 (H) Sheds and Outbuildings.  Sheds and other similar outbuildings used for the storage of items  

  incidental to any permitted or conditionally approved use shall be permitted. 

Section 203 .05  Development Standards  

 (A) Every permitted use of land and structures in the MFR zoning district shall be located on a zoning  

  lot in such a manner as to create and preserve a front yard adjacent to each street on which such lot 

  abuts, a side yard or yards and (except in the case of corner or through lots) a rear yard,   

  conforming to the requirements of this Chapter (the "required yards").   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



     

City of Berea, Ohio Zoning Code                June 6, 2012     56 
  

MFR  Multi -family residential Zoning DISTRICT  

District  

 (B)  The following development standards shall apply to the MFR zoning district: 

Table 4 :  MFR Zoning District Development Standards  

Development Standards  Two -Family  Townhouse  Multi -Family  

Minimum Lot Area Per Dwelling Unit (square feet) 6,000 5,000 See Note (i) 

Minimum Lot Width (feet) 65 50 100 

Minimum Front Yard Setback of Principal Building (feet) 35 (e) 35 (e) 40 (e) 

Minimum Side Yard Setback of Principal Building (feet) 5 5 (d) 25 

Minimum Rear Yard Setback of Principal Building (feet) 25 15 25 

Minimum Side Yard Setback for Accessory Structures (feet) 5 (f) 10(f) 10(f) 

Minimum Rear Yard Setback for Accessory Structures (feet) 5(f) 10(f) 10(f) 

Maximum Lot Coverage Ratio (for Principal Building) 30% 30% 30% 

Maximum Rear Yard Lot Coverage Ratio (for Accessory Structures) 30% 30% 15% 

Maximum Height of Principal Building (feet) 35 35 100 

Maximum Height of Accessory Use Structure (feet) 15 15 20 

Minimum Livable Floor Area of Dwelling Unit (square feet) 900 (h) 1,000 (h) See Notes (h)(j) 

Notes: 

(a)  For lots fronting on two streets, the principal building shall be set back from both streets according to the front setback of the district 
in which it is located. 

(b) Accessory structures are not permitted in the front yard or side yard unless expressly provided for in this Code.  Accessory structure 
lot coverage ratio is calculated for the specific yard in which the structure is located. 

(c)  Principal building lot coverage ratio is calculated for the entire lot area. 

(d)  For townhouses, there shall be a minimum of 5 feet side yard setback from the side yard lot line including a minimum total of 20 

feet side yard separation between townhouse building structures. When abutting a private common drive, townhouse building structures 

shall be set back a minimum of 30 feet from the centerline of such private common drive.  No townhouse building structure shall be 
closer than 50 feet to a residential single family lot. 

(e)  If a two-family, townhouse or multi-family structure is directly adjacent along either side yard to a single family block and where 

fifty percent (50%) of a block face has been developed with a substantially uniform front building line having a greater or lesser average 

front yard setback than 35 feet, such substantially uniform front building line, as determined by the Zoning Administrator shall establish 

the minimum depth of the front yard for each zoning lot within such block face. Otherwise, the minimum front yard setback distance for 

principal structures inthe MFR zoning district shall be as set forth in this Table and being  measured from the edge of the public right-of-
way to the front building face. 

(f)  The minimum side and rear yard setback for an accessory structure is stated in this table unless provided otherwise in this Code. 

(g)  Minimum lot areas and structure heights for approved conditional uses shall be provided for in the Chapter 304. 
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(h)  The calculation of minimum livable floor area shall be exclusive of garages, cornices, eaves, gutters, porches, balconies, terraces, 
outside enclosures or basements not meeting the ingress/egress requirements of the Building Code.   

(i)  Three and four family dwellings shall have a minimum lot area of 20,000 square feet and a minimum lot width of 100 feet at the 

building setback line.  Multi-family dwellings ( 5 ï 8 dwelling units per structure) shall have a minimum lot area of one acre with a 
maximum density of eight units per acre.  

(j)  Multi-family dwellings shall have a minimum of 800 square feet of minimum floor area per unit with an additional 100 square feet 

for each additional sleeping room over one.  A minimum of 500 square feet must be located on the first floor. 

Section 203 .06  Increased Yard Setbacks  

 (A)  For a townhouse building having a wall or walls greater than thirty (30) feet in aggregate or  

  overall length facing a rear or side yard, the corresponding required rear yard depth or side yard  

  width shall be increased by one (1) foot for each foot of such wall length in excess of thirty (30)  

  feet, but such required depth or width need not exceed twenty-five (25) feet. 

 (B)  For a multiple family dwelling exceeding forty (40) feet in height, the required front yard depth  

  shall be increased by one (1) foot for every one (1) foot of building height between forty (40) feet  

  and one hundred (100) feet. 

 (C)  For a multiple family dwelling exceeding twenty-five (25) feet in height, the required rear yard  

  depth and side yard width shall be increased by one (1) foot for every one (1) foot of building  

  height between twenty-five (25) feet and seventy (70) feet and one-half (1/2) additional foot for  

  every foot of building height greater than seventy (70) feet.  However, if a rear or side yard of  

  such a dwelling abuts an R-SF-A or R-SF-B, the minimum dimensions of such yard shall be  

  further increased by one-half (1/2) additional foot for every foot of building height between  

  twenty-five (25) feet and one hundred (100) feet. 

Section 203 .07  Permitted Obstructions Within Required Yards or other Required  

   Open Space  

 The following are permitted obstructions within required yards or other required open space (subject to the 

height and lot coverage regulations of set forth in Table 4 ,and to any other provisions of this Code applicable 

thereto) provided they are so located that natural light and ventilation are not materially obstructed from the main 

building or any adjoining property. 

 (A)  Architectural features extending not more than (1) foot into a required yard. 

 (B)  Awnings and canopies extending not more than two (2) feet into a required yard. 

 (C)  Window air conditioners. 

 (D) Ground mounted or building mounted exterior air conditioner units may extend into the side yard  

  or rear yard area provided that no portion of the unit or appurtenances thereto extend more than  

  forty-eight (48) inches from the exterior building wall. 

 (E)  Chimneys projecting no more than one (1) foot into a required yard. 

 (F)  Eaves, gutters or downspouts projecting no more than sixteen (16) inches into a required yard. 

 (G)  Walls and fences subject to the regulations set forth in §309.06.  
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 (H)  Steps - excluding fire escapes. 

 (I)  Pedestrian walks. 

 (J)  Vehicular access, circulation and service driveways and off-street parking areas subject to Chapter 

  301  (but not including any above-ground structure except pavement, curbing, and   

  illumination). 

 (K)  Signs, subject to the applicable regulations set forth in Chapter 303 . 

 (L) Patios. 

 (M) Decks may extend into the rear yard area only. 

Section 203 .08  Preservation and Landscaping of Yard Areas  

 (A) Except as provided in this Chapter, required yards, open space and treelawns shall not be   

  obstructed by any structure and such areas, together with all other portions of the zoning lot not  

  covered by permitted structures, shall be landscaped (including covering such areas with trees,  

  shrubbery and grass or other appropriate ground cover or landscaping material) so as to assure  

  absorption of rainfall, and prevent erosion and rapid run-off of surface water, and such   

  landscaping shall be maintained.   

 (B) Each front yard shall be planted with trees, at the rate of at least one tree for each twenty-five (25)  

  feet of lot width, of such species as are normally long-lived and having a mature height of not less  

  than twenty-five (25) feet. 

 (C) The surface of each front yard area shall be maintained in a manner that avoids the creation of  

  safety hazards including, but not limited to, vehicle tire ruts, holes or other openings larger than  

  twelve (12) inches in diameter, tree stumps and other potentially hazardous conditions.  Failure to  

  maintain any front yard area in a safe and orderly manner shall constitute a violation of this  

  Zoning Code. 

Section 203 .09  Objectives of the Multi -Family Residential Architectural and Site  

   Design Stand ards    

 The following architectural and site design goals and objectives shall apply to new development and 

expansion projects in the MFR Multi-Family zoning district.  Sections §203.09 through §203.19 provide for site 

design and architectural design standards for new multi-family residential development occurring in the MFR 

zoning district.   The review of these design standards shall take place in conjunction with the site plan review 

and/or during the zoning review for building permit applications when applicable. 

 (A)     The prescribed architectural and site design standards are intended to: 

  (1) Guide the development of multi-family housing developments in order to create a  

   stronger sense of  community. 

  (2) Provide high quality housing for all sectors of the housing market in the City. 

  (3) Encourage greater variety in housing types, development styles, site planning and density 

   mixes in order to provide more diversity and visual interest in the cityôs multi-family  
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   residential development, while preserving the cityôs predominantly low to medium  

   density residential character. 

  (4) Encourage a harmonious development pattern that respects and responds to the character  

   of the surrounding built and natural environments. 

  (5)     Protect and enhance the physical character of the area within this zoning district; 

  (6)     Prevent the deterioration of property and nuisance conditions. 

  (7)     Ensure that renovations and residential infill developments do not adversely affect the  

   physical  character of the area; and 

  (8)      Function in conjunction with the goals and objectives of the City of Berea   

   Comprehensive Plan. 

 (B) Except as otherwise provided in this Chapter, all regulations set forth in this Chapter shall apply to 

  and control property in the MFR zoning district; provided, however, that in the case of a conflict  

  between any standards set forth in this Chapter and similar standards provided for in another  

  section of this zoning code, the standards of this Chapter shall govern. 

Section 203 .10  Site Desi gn Standards:  Multi -Family R esidential Site Layout  

 Building Siting and Orientation.  The intent is to create multi-family residential development that responds 

to the existing environmental, geographic and topographic conditions in the City of Berea. 

 (A) Natural Site Features.  Residential layout should preserve existing natural site features such as  

  topography, views and vegetation to enhance the character of the development.  Public views of  

  such features should be preserved and incorporated into development proposals. 

 (B) Topography.  Bereaôs topography is generally flat to gently rolling.  Therefore, it is important that 

  sites that have some topographical features not be graded flat, but take advantage of the   

  topographic variation. 

 (C) In hillside or sloping areas, street and building placement should follow contours rather than being 

  placed at right angles to the prevailing slope. 

Section 203 .1 1 Site Design Standards:  Neighborhood Identity.                                                      

 (A) New development should not be so different in character that it is visually incompatible with  

  existing development. Elements that can contribute to the creation of a distinct image include the  

  architecture, internal access drive layout and design, landscaping, integration of open space and  

  entry treatment. 

 (B) Building design should complement surrounding development. 

 (C) In areas that possess strong existing development character, the building design should respect the  

  predominant characteristics of neighborhood development, such as height, massing, setbacks,  

  materials and architectural style. 
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Section 203 .12   Site Design Standards:  Sidewalk Design.                                                      

 (A) Planting strips between the sidewalk and the back of the curb are strongly encouraged. They  

  should be a minimum of 5 feet in width. 

Figure 6 :  Planting Strip Illustration  

 

      Sidewalk Planting Strip 

 

Section 203 .13  Mechanica l Equipment and Utility S tandards.    

 (A) Mechanical equipment, including air conditioning, piping, ducts, and conduits external to  

  any structure shall be concealed from view from adjacent buildings or street level by an   

  enclosure constructed using the same exterior materials utilized in the construction of the   

  principal building.   

 (B) Electric and other utility service connections shall be placed underground for new   

  construction and expansion projects and shall be encouraged for all other utility service   

  connection changes. 

Section 203 .14  Site Design Standards:  Mul ti -Family Open Space Standards.  

 (A)  For a townhouse or a multiple family dwelling, a minimum of two hundred (200) square feet per  

  dwelling unit shall be provided for active or passive recreation purposes and available for use and  

  enjoyment by the residents.  

  (1) Such recreation space shall be designed with such proportions as to be usable for  

   intended recreation purposes and located conveniently to the residents, provided,  

   however, active recreational facilities (such as basketball, volley ball, tennis or   

   swimming) and activities pertaining to such active recreational facilities shall be  

   screened from view from adjacent streets and properties by:  

   (a)  Landscaping which shall include substantial, dense, all-season plantings at least  

    four (4) feet high, or 

   (b)  A substantially solid wall or fence erected to a height of not less than four (4)  

    feet nor more than six (6) feet, with appropriate landscaping provided.   

  (2) If a townhouse or multiple family development is adjacent to a public park or open space, 

   the Planning Commission may reduce the required recreation space if and to the extent it  

   determines that such adjacent open space will assist in satisfying the requirement of this  
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   Section without material impairment in public utilization of such public park or open  

   space. 

 (B) In multi-family residential developments common open space areas should be readily accessible  

  from all buildings with the maximum number of units possible sited adjacent to the common open  

  space areas. 

 (C) In addition to the common open space areas, projects should be encouraged to provide each unit  

  with usable private open space. These private spaces should be directly accessible from the unit  

  and large enough to permit outdoor living activities. 

 (D) The location of all open space areas should take into account climatic factors such as sun   

  orientation and prevailing winds. 

Figure  7:  Community Open Space Illustration  

Buildings should define street edge and provide enclosure for semiprivate community open space. 

 

 

 

Section 203 .15  Site Design Standards:  Landscape Design Guidelines.                                              

 (A) The applicable landscaping and bufferyard requirements found in Chapter 302 shall be met.  

 (B) Landscaping should be an integral part of the overall site design, rather than camouflage unused or 

  unusable spaces or poor architectural design. 

 (C) Landscape improvements should be utilized to better integrate a development with its setting by: 

  (1) Enhancing pedestrian scale of the building. 

  (2) Screening views of unsightly elements, such as utility boxes and backflow devices. 
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  (3) Softening hard edges visually. 

  (4) Providing a transition between different use areas. 

  (5) Creating an attractive aesthetic environment. 

  (6) Creating usable pedestrian areas. 

  (7) Reducing energy consumption. 

  (8) Defining specific areas and enhancing architectural features. 

Section 203 .16  Site Design Standards:  Lighting Design Guidelines.                                              

 (A) Exterior lighting poles and fixtures in this district shall conform to fixture and pole specifications  

  set forth in §205.12(G). 

 (B) Exterior lighting shall be designed as an integral part of the building and landscape design. 

 (C) Site plans shall include the location of fixtures, their design and the nature and level of the  

  illumination they will provide. 

 (D)  Illumination levels shall be provided to address security concerns, pedestrian paths, outdoor  

  gathering spaces, at building entries and any other pedestrian accessible areas. 

 (E)  Lighting should generally be designed to include cut-offs to minimize the lighting of the sky. 

Section 203 .17  Site Design Standards:  Multiple -Family Parking  

 (A) Whenever possible, parking lots should be located behind residential structures, rather than along  

  the primary frontage, to minimize visual impact to the street. Parking lots must be recessed  

  behind the front wall of the building. 

 (B) Where individual garages are incorporated into projects, common driveways, private streets or  

  alley-loaded access is encouraged.The design of these structures should relate to the primary  

  building. 

 (C) Within the site, access drives should provide sufficient length to permit vehicle stacking during  

  hours of peak use, without impacting circulation within the parking lot or on the fronting public  

  street. 

 (D) Flat roofed carports are prohibited. 
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Figure 8 :  Parking Lot Location Illustration  

Parking should be located behind residential buildings. 

 

 

 

Section 203 .18  Architectural Design Standards:  Massing and Scale Standards  

   and Guidelines for Multi -Family Development  

 (A) The massing of larger residential buildings shall be broken down to convey a sense of ñhome,ò 

  and give individuality to each unit that lies within it. 

 (B) Building massing shall be subdivided into portions or segments compatible with the adjacent  

  residential scale. 

 (C) Façades of long buildings shall be architecturally subdivided into shorter segments every 25 to 50  

  feet maximum, using the methods identified in the Guidelines, below. 

 (D) Each vertical module of units shall incorporate architectural features that help to individually  

  distinguish them, such as wall breaks, projections, distinct color schemes and individual roof  

  treatments. 

 (E) Building design should resemble the scale of single-family residential architecture to the degree  

  possible. 

 (F) Building massing should be legible as individual residences or small groups of units and called out 

  using one or more of the following methods: 

  (1) Separate building volumes or façade protrusions. 

  (2) Window bays or balconies. 

  (3) Porches and entrance vestibules. 

Street 
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  (4) Individual roof volumes and other roof articulation. 

 (G) Building façades should incorporate the following features to architecturally distinguish modules  

  of housing units: 

  (1) Vertical Architectural Features. 

   (a) Apply a vertical slot or recess between façade segments with a 6 inch minimum  

    recess depth and a 15 inch minimum width. 

   (b) Apply a vertical pilaster between façades with a 3 inch minimum protrusion and  

    a 15 inch minimum width. The maximum horizontal protrusion of pilasters into  

    the public right-of-way should be 6 inches. 

   (c) Project a part of the building, such as a tower, above the main building volume. 

  (2)  Building Wall. 

   (a) Vary the offset of portions of the building along the main façade, using elements 

    such as bays or building volumes to create the offset. 

   (b) Change the color or material of segments across the façade. Material changes  

    should always be accompanied by a change in plane and separated by framing or 

    other means. 

  (3)  Roof Guidelines. 

   (a) All new principal structures permitted in this district containing up to three (3)  

    occupied or unoccupied stories shall be constructed using a minimum 6/12  

    pitched roof design including the roof area located over the garage.   

   (b) All new principal structures permitted in this district containing four (4) or five  

    (5) occupied or unoccupied stories may be constructed using a flat roof design  

    for both the primary structure and any accessory structures subject to the parapet 

    and cornice requirements set forth below.  

    (i) Flat roofs shall be hidden from public view by a parapet and decorated  

     by acornice. 

 

    (ii)  The highest point of a parapet shall not at any point exceed fifteen (15)  

     percent of the height of the supporting wall. 

 

    (iii)  Cornices may be simple or mixed (straight and curved moldings), but  

     should not exceed twenty-four (24) inches in depth.  Cornices shall  

     have a minimum of twelve (12) inches in height, and a minimum of  

     three (3) vertical (not diagonal) changes in plane, and a variety of  

     thicknesses in relief ranging from the greatest at the top to the least at  

     the bottom. 

   (c) The roof area located over any porch and entrance portions of the principal  

    structure shall be constructed using a minimum 4/12 pitch design. 
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   (d) Minimum overhang length of twelve inches shall be provided over all faces of  

    the exterior walls of a principal structure. 

   (e) Use individual roof pitches to break up the form.  For example, a single building 

    could express individual units through a series of smaller gabled dormers. 

   (f) ñGreen Roof Systemò standardsò.  Design guidelines and construction standards  

    applicable for sustainable based ñgreenò roofs are provided in §308.10. 

 (H) The following methods are recommended to break down the building mass of multi-story  

  buildings in this district: 

  (1)  Accentuating the ground floor of the building by making it thicker or more substantial  

   visually than upper stories. 

  (2) Using entry porticos and front porches or other articulation at the ground level. 

  (3) Using upper story setbacks or partial indentations for upper story features, such as  

   balconies, outdoor moldings or cornices, to accentuate the horizontal levels of a building. 

Section 203 .19  Architectural Design Standards:  Exterior Materials.                                              

 (A) A variety of materials shall be used that emphasize a differentiation between the various   

  components of the building. 

 (B) Gaps between applied materials and the base of the building shall not be visible. 

 (C) Simulated finishes (e.g. artificial stone using concrete form liners simulating naturalistic lines and  

  shapes such as rubblestone) shall be of a high quality that successfully mimics the natural  

  material. 

 (D) Aluminum siding shall be prohibited for use on all new principal and accessory structures in this  

  zoning district. 

 (E)  The combination of materials on a building façade shall be appropriate to its style and design. 

 (F) Colors. 

  (1) Exterior building colors should be compatible with the surrounding neighborhood setting  

   and should be in keeping with the geographic and climatic conditions specific to the City  

   of Berea. 

  (2)  Accent colors should be used to enhance details such as trim. 

  (3) Primary colors should be limited to accent or trim colors and should generally be  

   compatible with the surrounding neighborhood. 
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Section 203.20  Architec tural Design Standards: Modification.  

 

Design Standard Modification.  The Planning Commission may approve modifications to the architectural and site 

design standards. The Planning Commission shall consider the following factors when determining whether to 

approve modifications to the architectural and site design standards: 

 

 (A) Whether any conditions or circumstances exist which are unique to the applicantôs land. 

 

(B) Whether the conditions or circumstances unique to the applicantôs land exist as a result of actions  

of the applicant subsequent to the adoption of this Chapter. 

 

(C) Whether strict application of the provisions of this Chapter would deprive the applicant of a 

reasonable use of the land consistent with a multi-family residential use. 

 

(D) Whether the modification will preserve, not harm, the public safety and welfare. 

 

(E) Whether the modification will alter the essential character of the neighborhood. 

 

(F) Whether the applicant has provided an alternative to the required architectural or site design 

standard that achieves the spirit and intent of the original design standard. 
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CHAPTER  204   TO Transitional  Office    

     Zoning District                           

 

 

Section 204 .01  Zoning District Objectives & Purpose  

Section 204 .02  Permitted Uses  

Section 204 .03  Conditional Uses  

Section 204 .04   Accessory Uses  

Section 204 .05  Development Standards  

Section 204 .06   Parking Lot Standards  

Section 204 .07  Permitted Obstructions Within Required Yards  

Section 204 .08  Outdoor Storage    

Section 204 .09   Pre servation and Landscaping of Yard Areas  

Section 204 .10  Architectural and Site Design Standards  

Section 204.11  Architectural Design Standards: Modification  

 

 

Section 204 .01   Zoning District Objectives & Purpose  

 These TO Transitional Office zoning district regulations are hereby established in this Chapter to carry out 

the purpose, intent and basic planning objectives which are stated in the Comprehensive Plan and, incidentally 

thereto, to achieve the following particular objectives for the TO Transitional Office zoning districts: 

 (A) The Transitional-Office (TO) District is established to provide for the integration of compatible  

  residential and commercial uses, subject to regulations designed to ensure compatibility. 

 (B)  To regulate the bulk and spacing of buildings or other structures in order to assure proper light, air, 

  privacy and useable open space. 

 (C)  To conserve the natural resources of the City and preserve and to the extent reasonably practicable 

  to improve the environmental attributes and amenities of the City. 

 (D)  To protect residents from nuisances and objectionable influences such as abnormal vehicular  

  traffic, offensive noises, noxious fumes, odors and dust. 

 (E)  To provide proper spacing between residential and non-residential uses and other structures to  

  assure proper screening and buffering measures and to provide adequate access for fire and other  

  emergency vehicles and equipment. 

 (F)  To promote in accordance with a well-considered plan, the most desirable and beneficial use of  

  the land and structures required to promote a mixed-use district seeking a balance between low  

  intensity commercial and office uses that blend into a residential corridor environment.   

Section 204 .02  Permitted Uses  

 (A) Uses permitted in the TO zoning district are provided for in the Land Use Matrix Table in  

  §200.07. 
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 (B) Substantially Similar Uses.  Any substantially similar use which the Zoning Administrator  

  determines to be of the same character, nature and intensity of use as those permitted in this  

  zoning district may be permitted subject to the procedure and standards set forth in §309.13. 

Section 204 .03    Conditional Uses  

 (A) Conditionally permitted uses in the TO zoning district are provided for in the Land Use Matrix  

  Table in §200.07. 

 (B)    All conditional uses provided for in the Land Use Matrix Table shall comply with the regulations  

  and procedures set forth in Chapter 304. 

Section 204 .04  Accessory Uses  

 Accessory uses, buildings or other structures customarily incidental to any aforesaid permitted or 

conditionally permitted uses may be established, erected or constructed; provided, that such accessory uses comply 

with the standards set forth in Chapter 305. 

Section 204 .05  Development Standards  

 (A) Every permitted use of land and structures in the TO zoning district shall be located on a zoning  

  lot in such a manner as to create and preserve a front yard adjacent to each street on which such lot 

  abuts, a side yard or yards and (except in the case of corner or through lots) a rear yard,   

  conforming to the requirements of this Chapter (the "required yards").   
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(B)  The following development standards shall apply to the TO zoning district: 

Table 5 :  T O Zoning District Development Standards  

Deve lopment Standards  TO Zoning District  

Minimum Lot Area (square feet) 10,000 

Minimum Lot Width (feet) 150 

Minimum Front Yard Setback of Principal Building (feet) 35 

Minimum Side Yard Setback of Principal Building (feet) 10 

Minimum Rear Yard Setback of Principal Building (feet) 25 

Minimum Side Yard Setback for Accessory Structures (feet) 10 

Minimum Rear Yard Setback for Accessory Structures (feet) 10 

Maximum Impervious Surface Area (for Principal Building) 40% 

Maximum Rear Yard Lot Coverage Ratio (for Accessory 

Structures) 
25% 

Maximum Height of Principal Building (feet) 35 

Maximum Height of Accessory Use Structure (feet) 15 

Maximum (gross) Non-Residential Floor Space                             

(Total Structure measured in square feet) 
3,000 

Maximum (gross) Floor Space for Retail Uses                             

(Total first floor area measured in square feet) 
1,000 

Section 204 .06  Parking Lot Standards  

 New development and expansion projects subject to site plan review shall follow the applicable off -street 

parking and loading standards as set forth in Chapter 301, unless otherwise provided for in this section. 

 (A) The threshold for requiring a site plan review for new or expanded parking lot areas in an TO 

  zoning district shall be three (3) proposed on-site parking spaces. 

 (B) Off-street parking within the TO zoning district shall not be located in any front yard   

  area.  Parking may be located on a parcel abutting the parcel served, subject to a recorded  

  reciprocal parking and access easement.  This covenant shall run with the life of the project to  

  guarantee that the required parking is maintained and reserved for the subject activity.   

Section 204 .07  Permitted Obstructions Within Required Yards  

 The following are permitted obstructions within required yards or other required open space (subject to the 

height and lot coverage regulations of set forth in Table 5, and to any other provisions of this Code applicable 

thereto) provided they are so located that natural light and ventilation are not materially obstructed from the main 

building or any adjoining property. 

 (A)  Architectural features extending not more than (1) foot into a required yard. 
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 (B)  Awnings and canopies extending not more than two (2) feet into a required yard. 

 (C)  Window air conditioners. 

 (D) Ground mounted or building mounted exterior air conditioner units may extend into the side yard  

  or rear yard area provided that no portion of the unit or appurtenances thereto extend more than  

  forty-eight (48) inches from the exterior building wall. 

 (E)  Chimneys projecting no more than one (1) foot into a required yard. 

 (F)  Eaves, gutters or downspouts projecting no more than sixteen (16) inches into a required yard. 

 (G)  Walls and fences subject to the regulations set forth in §309.06 but not in a required front yard in  

   this district.  

 (H)  Steps - excluding fire escapes. 

 (I)  Pedestrian walks. 

 (J)  Vehicular access, circulation and service driveways and off-street parking areas subject to Chapter 

  301  (but not including any above-ground structure except pavement, curbing, and   

  illumination). 

 (K)  Signs, subject to Chapter 303. 

 (L) Patios. 

 (M) Decks may extend into the rear yard area only. 

Section 204 .08  Outdoor Storage   

 The outdoor display, storage or sale of merchandise or other items shall be prohibited in this district. 

Section 204 .09  Preservation and Landscaping of Yard Areas  

 Except as provided in this Chapter, required yards, open space and treelawns shall not be obstructed by any 

structure and such areas, together with all other portions of the zoning lot not covered by permitted structures, shall 

be landscaped (including covering such areas with trees, shrubbery and grass or other appropriate ground cover or 

landscaping material) so as to assure absorption of rainfall, and prevent erosion and rapid run-off of surface water, 

and such landscaping shall be maintained.  Each front yard shall be planted with trees, at the rate of at least one tree 

for each twenty-five (25) feet of lot width, of such species as are normally long-lived and having a mature height of 

not less than twenty-five (25) feet. 

Section 204 .10  Architectural and Site Design Standards  

 All  uses constructed or expanded and requiring a site plan review shall follow those applicable 

architectural and site design guidelines as set forth in Commercial Zoning Districts Chapter 205 of this Zoning 

Code. 
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Section 204.11  Architectural Design Standards: Modification.  

 

Design Standard Modification.  The Planning Commission may approve modifications to the architectural and site 

design standards. The Planning Commission shall consider the following factors when determining whether to 

approve modifications to the architectural and site design standards: 

 

 (A) Whether any conditions or circumstances exist which are unique to the applicantôs land. 

 

(B) Whether the conditions or circumstances unique to the applicantôs land exist as a result of actions  

of the applicant subsequent to the adoption of this Chapter. 

 

(C) Whether strict application of the provisions of this Chapter would deprive the applicant of a 

reasonable use of the land consistent with a commercial use. 

 

(D) Whether the modification will preserve, not harm, the public safety and welfare. 

 

(E) Whether the modification will alter the essential character of the neighborhood. 

 

(F) Whether the applicant has provided an alternative to the required architectural or site design 

standard that achieves the spirit and intent of the original design standard. 
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CHAPTER  205   NC, CC, DT, UT, DD     

     Commercial Zoning District s  

 

 

Section 205 .01  Zoning District Objectives & Purpose  

Section 205 .02  Permitted Uses  

Section 205 .03  Conditional Uses  

Section 205 .04   Accessory Uses  

Section 205 .05  Development Standards  

Sectio n 205 .06   Parking Lot Design Standa rds  

Section 205 .07  Limited Outdoor Sales and Display  

Section 205 .08   Outdoor Dining Regulations  

Section 205 .09  Night Business Operations  

Section 205 .10  Fence, Railing and Wall Standards  

Section 205 .11   Objectives of the Commercial Architectural Design Stan dards   

Section 205 .12  Architectural Design Standards  

Section 205 .13   Commercial Site Design Standards  

Section 205.14  Architectural Design Standards: Modification  

 

 

Section 205 .01   Zoning District Objectives & Purpose  

 (A) General District Objectives.  Commercial district regulations are established in this Chapter 

  to carry out the purpose, intent and basic planning objectives which are stated in the   

  Comprehensive Plan and incidentally thereto, to achieve the following particular objectives for  

  these commercial zoning districts: 

  (1)  To provide sufficient but not excessive land area for the business and commercial needs  

   of the community. 

  (2)  To foster the continuation of existing business and commercial establishments, to provide 

   appropriate space for their expansion and for development of new business and   

   commercial establishments, all in conformity to recognized and reasonable standards in  

   order to ensure compatibility with the primarily residential character of the community. 

  (3)  To encourage the tendency of business to group in centers for the mutual advantage of  

   customers and commercial establishments. 

  (4)  To prohibit business and commercial development which. would create detrimental or  

   blighting influences upon the premises or the neighborhood or which would be   

   incompatible with or impair the enjoyment of neighboring premises. 

  (5)  To insure the availability of suitable areas for business and commercial uses by   

   discouraging unrelated uses in such areas. 
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  (6)  To protect permitted development from congestion by requiring setbacks and limiting the 

   bulk and density of development in relation to adjacent buildings and available land and  

   by requiring sufficient off-street parking and loading facilities. 

  (7)  To promote in accordance with a well- considered plan the most desirable and beneficial  

   use of land and structures in order to stabilize and protect the character and value of land  

   development within the City. 

Section 205 .02  Permitte d Uses  

 (A) Uses permitted in the NC, CC, DT, UT and the DD districts are provided for in the Land   

  Use Matrix Table in §200.07. 

 (B) Substantially Similar Uses.  Any substantially similar use which the Zoning Administrator  

  determines to be of the same character, nature and intensity of use as those permitted in this  

  zoning district may be permitted subject to the procedure and standards set forth in §309.13. 

Section 205 .03    Conditional Uses  

 (A) Conditionally permitted uses in the NC, CC, DT, UT and the DD districts are provided for in the  

  Land Use Matrix Table in §200.07. 

 (B)    All conditional uses provided for in the Land Use Matrix Table shall comply with the regulations  

  and procedures set forth in Chapter 304. 

Section 205 .04  Accessory Uses  

 Accessory uses, buildings or other structures customarily incidental to any aforesaid permitted or 

conditionally permitted uses may be established, erected or constructed; provided, that such accessory uses comply 

with the standards set forth in Chapter 305. 

Section 205 .05  Development Standards  

 (A) Every permitted use of land and structures in theNC, CC, DT, UT and the DD districts shall be  

  located on a zoning lot in such a manner as to create and preserve a front yard adjacent to each 

  street on which such lot abuts, a side yard or yards and (except in the case of corner or through  

  lots) a rear yard, conforming to the requirements of this Chapter (the "required yards").   
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 (B)  The following development standards shall apply to the specific zoning districts as provided: 

Table 6 :  Commercial  Zoning District Development Standards  

Development Standards  NC  CC DT  UT  DD 

Minimum Lot Area (square feet) None None None None None 

Minimum Lot Width (feet) 150 200 None 200 200 

Minimum Front Yard Setback of Principal 

Building (feet) 
30 30 None 15 30 

Minimum Side Yard Setback of Principal 

Building (feet) 
None None None None None 

Minimum Rear Yard Setback of Principal 

Building (feet) 
None None None None None 

Minimum Side Yard Setback for 

Accessory Structures (feet) 
5 5 None 5 5 

Minimum Rear Yard Setback for 

Accessory Structures (feet) 
5 5 None 5 5 

Maximum Impervious Surface Area       

(for Principal Building) 
85% 85% 90% 90% 90% 

Maximum Rear Yard Lot Coverage Ratio 

(for Accessory Structures) 
100% 100% 100% 100% 

100% 

(b) 
Maximum Height of Principal Building 
(feet) 25 40 40 40(c) 40 

Maximum Height of Accessory Use 

Structure (feet) 
20 20 20 20 20 

Upper Level Residential Dwelling 

Standards 

See (d), 

(e), (f) 

See (d), 

(e), (f) 

See (d), 

(e), (f) 

See (d), 

(e), (f) 

See (d), 

(e), (f) 
Notes: 

(a)  All setback requirements are subject to any applicable bufferyard and screening regulation as provided in 
Chapter 302. 

(b)  When abutting a residential district or residential use of land, the maximum rear yard lot coverage ration shall 
be a maximum of 50%. 

(c)  FAA standards for maximum height of structures located in a landing / takeoff flight path shall prevail. 

(d)  The calculation of minimum livable floor area shall be exclusive of garages, cornices, eaves, gutters, porches, 

balconies, terraces, outside enclosures or basements not meeting the ingress/egress requirements of the Building 
Code.   

(e)  Three and four family dwellings located on the upper floor of a permitted or conditional use in this district 

shall have a minimum lot area of 20,000 square feet and a minimum lot width of 100 feet at the building setback 

line.  Multi-family dwellings ( 5 ï 8 dwelling units per structure) located on the upper floor of a permitted or 

conditional use in this district shall have a minimum lot area of one acre with a maximum density of eight units 
per acre.  
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(f)  Any multi-family dwelling located on the upper floor of a permitted or conditional use in this district shall 

have a minimum of 800 square feet of minimum floor area per unit with an additional 100 square feet for each 

additional sleeping room over one.   

 

Section 205 .06  Parking Lot Design Standards  

 New development and expansion projects subject to site plan review shall follow the applicable off-street 

parking and loading standards as set forth in Chapter 301, unless otherwise provided for in this section.  

 (A) Off-street parking within the DT and UT zoning districts shall not be located in any front yard  

  area.  Parking may be located on a parcel abutting the parcel served, subject to a recorded  

  reciprocal parking and access easement.  This covenant shall run with the life of the project to  

  guarantee that the required parking is maintained and reserved for the subject activity.   

 (B) New development and expansion projects located within the DT and UT zoning districts may  

  request a waiver from the Planning Commission from the off-street parking space design   

  requirements found in Chapter 301 when it is shown that adequate off-street parking area is not  

  available to meet the required standards and the existence of other parking arrangements will  

  satisfy the parking space requirements including, but not limited to utilizing the following  

  methods: on-street parking, off-street parking located on an adjacent lot or within five hundred  

  feet to the subject parcel or a shared parking arrangement with another property owner.   

Section 205 .07  Limited Outdoor Sales  and Display  

 (A) Limited Outdoor Sales and Display Defined.  Limited outdoor sales and display shall be defined  

  as temporary displays of merchandise which are normally sold or displayed from within enclosed  

  retail store locations, but which are temporarily placed not more than twelve (12) feet from an  

  outside wall of the main retail sales building during business hours, and then returned to inside  

  storage during non-business hours. 

 

  (1) In no instance shall any limited outdoor sales or display be located in any parking or  

   loading areas, regardless if the maximum twelve (12) foot sales and display locational  

   standard is met. 

 

 (B) Limited Outdoor Sales and Display General Standards.  Unless stated otherwise in this Chapter,  

  merchandise which is offered for sale may be displayed beyond the confines of a building subject  

  to the following standards, as applicable: 
 

  (1) The area occupied by such outdoor display shall not constitute a greater number of square 

   feet than ten percent of the ground floor area of the principle building.      

 

  (2) Any other outside storage or display of any merchandise or other items is prohibited. 

 

  (3) Sales and Display in the Right-of-Way.  Businesses located in the DT and UT zoning  

   districts may seek approval from the Zoning Administrator for seasonal and other  
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   temporary outdoor sales areas located within the public right-of-way after a written  

   request is submitted with a detailed site plan of the proposed location of the seasonal or  

   outdoor sales area.  Such requests shall be reviewed on a case-by-case basis and shall  

   only be approved if found to not adversely impact surrounding properties, proper  

   function of the public right-of-way area or the character of the overall zoning district. 

 

 (C) Limited Outdoor Sales and Display Standards for Vehicle Sales and 24-Hour Convenience Stores. 

 

  (1) Vehicle Inventory Sales and Display.   

 

   (a) Vehicle inventory may be displayed outdoors by a business that offers for retail  

    sale one or more of the following items:  Automobiles, Trucks, Trailers, Mobile  

    Homes, Recreational Vehicles, Campers, Camper Tops, Truck Toppers, Boats or 

    other wheeled conveyances. 

 

   (b) Rental equipment that may be offered for sale is not vehicle inventory.   

  

   (c) Vehicle inventory that bears obvious signs that the vehicle is not presently  

    capable of being legally operated or conveyed on a public road is not vehicle  

    inventory, including, but not limited to vehicles lacking wheels or inflated tires,  

    operable drive train components, broken windows or lights, required current  

    vehicle registration, missing body parts, such as fenders, doors, hood lids, trunk  

    lids, bumpers, lights or trim. 

 

  (2) 24-Hour Convenience Store Sales and Display.  The merchandise displayed at a 24-Hour  

   Convenience Store need not be moved indoors, but the business shall at all times  

   maintain a clear pedestrian path on sidewalks that is at least 36 inches in width. 

 

Section 205 .08  Outdoor Dining Regulations  

 A zoning permit must be issued to any applicant seeking to propose one or more outdoor dining areas 

within the NC, CC, DT, UT and the DD zoning districts.   The regulations set forth in this section refer to both 

outdoor dining areas proposed to be located on private property and sidewalk dining areas proposed to be located 

within the public right-of-way:  

 

 (A) The Planning Commission shall approve all locations and dimensions for outdoor dining areas  

  proposed for placement in either the public right-of-way or those dining areas proposed to be  

  located on public property.  The Zoning Administrator shall approve all zoning permit   

  applications for proposed outdoor dining areas located on private property where a site plan  

  application is not required. 

 

 (B) When proposing a location in the public right-of-way, all outdoor furniture and table umbrella  

  materials and styles must be approved by the Planning Commission  

 

 (C)  An unobstructed sidewalk width of five (5) feet measured from the edge of curb or edge of  

  pavement must be maintained for outdoor dining areas located within the public right-of-way. 

 

 (D)   No permanent structure shall be placed in the public right-of-way. 

 

 (E) When proposing a location in the public right-of-way, any proposed fencing materials and styles  

  must be approved by the Planning Commission. 

Section 205 .09  Night Business Operations  
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 No building customarily used for night operation shall have any openings, other than stationary windows or 

required fire exits, within 200 feet of any residence district, and any space used for loading or unloading of 

commercial vehicles in connection with such operation shall not be within 100 feet of any residence district. 

Section 205 .10  Fence, Railing and Wall Standards  

 The following fences, railings and wall standards shall apply to DT and UT zoning districts. 

 (A) Fences, railings, and walls shall be constructed of decorative metal, brick, or stone.  Vinyl plastic  

  or wood-based fencing may be approved by the Zoning Administrator on a case-by-case basis  

  only.   

 (B) Chain link fencing shall be prohibited.  Fences, railings, and walls should be designed to   

  complement the adjacent principal building architecture through the use of similar materials,  

  colors, finishes, and architectural details.   

 (C) Fences and railings shall be a minimum of fifty percent (50%) open. 

Section 205 .11  Objectives of the Commercial Architectural Design Standard s   

 The following architectural design goals and objectives shall apply to new development and expansion 

projects in the following zoning districts:  NC, CC, DT, UT and the DD districts.  The review of these design 

standards shall take place in conjunction with the site plan review stage, when applicable. 

 (A)     The prescribed architectural design standards are intended to: 

  (1)     Protect and enhance the physical character of the area within these zoning districts; 

  (2)     Prevent the deterioration of property and nuisance conditions; 

  (3)     Encourage private investment to improve and stimulate the economic vitality and social   

   character of the district; 

  (4)     Ensure that renovations and infill developments do not adversely affect the physical  

   character of the area; and 

  (5)      Function in conjunction with the goals and objectives of the City of Berea   

   Comprehensive Plan. 

 (B) Except as otherwise provided in this Chapter, all regulations set forth in this Chapter shall apply to 

  and control property in the commercial districts set forth in this Section; provided, however, that  

  in the case of a conflict between any standards set forth in this Chapter and similar standards  

  provided for in another section of this zoning code, the standards of this Chapter shall govern. 

Section 205 .12  Architectural Design Standards  

 The following architectural and exterior material standards shall apply to the NC, CC, DT, UT and the DD 

districts, unless otherwise noted.  The review of these design standards shall take place in conjunction with the site 

plan review stage, if applicable. 

 (A)      Building height, shape and scale. 
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  (1)      On buildings taller than 15 feet, second-story windows shall be used in  combination with 

   other architectural detailing to create the appearance of a second story. 

  (2)      Buildings vertical and horizontal dimensions shall be in proportion to one another  

   without over-emphasis of either dimension.  Horizontally long buildings shall be broken  

   up, through use of recesses or setback variations, to cause the façade to appear as a series  

   of proportionally correct masses. 

  (3)      Overall building mass must consider the depth of a building in relation to both adjoining  

   buildings and the lot upon which the building is intended.  This building mass must be in  

   appropriate proportion to other buildings adjoining this structure, the lot upon which the  

   building is intended, as well as other similar buildings in the district. 

  (4)      The cornice of new buildings shall be strong, well-articulated and proportioned to  

   traditional or classical architectural design. 

  (5)      The shape and configuration of windows and doors for either new construction or  

   rehabilitation shall be based on traditional or classical design. The first and upper  

   floor openings shall have a strong relationship to one another. 

  (6) The use of standardized corporate architectural styles associated with chain restaurants  

   and stores is discouraged.  Effort should be made to integrate the building design into the  

   established architectural context of the surrounding neighborhood and the city as a whole. 

Figu re 9 :  Standardized Corporate Architecture Photo  

Illustration of standardized corporate architecture. 

 

 

Figure 10 :  Contextual Corporate Architectural Photo  

Illustration of integrating the commercial design standards contextual elements into the building design. 
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 (B)      Construction materials appropriate for the NC, CC, DT, UT and DD zoning districts. 

  (1)      Buildings shall have as primary construction material brick, stone, traditionally applied  

   stucco and cement siding products, natural wood clapboard, wood shingles, and wood  

   board and batten may be used in trim detail.  The use of vinyl, aluminum, or steel siding,  

   standard concrete masonry units and tilt -up concrete construction shall be prohibited in  

   this district.  

  (2)      Brick used in new buildings or additions must be similar in color, size and texture of  

   brick and mortar joint detail to the surrounding structures.  Unpainted brick is preferred,  

   unless the building has been previously painted.  

  (3)      Slate, copper, wood or standing seam metal roofs are preferred; however, asphalt or  

   fiberglass shingles may be used as well. Flat or shallow pitched roofs are permitted only  

   when ornamented with shaped parapets or cornice treatments. Gambrel roofs are  

   prohibited within these commercial districts. 

Figure 11 :  Intended Roof Styles Illustration  

Illustrations of the roof styles intended for the designated commercial districts. 
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 (C)      Building colors. 

  (1)      Base building colors shall be the natural color of the material if it is brick or stone, or a  

   neutral muted palette when another approved material is used.  Brighter, more vivid  

   colors shall be expressly reserved for limited use as building trim or accent. 

  (2)      Fluorescent, reflective or neon colors are prohibited in these commercial districts. 

 

 (D)      Awning standards. 

  (1)      Awnings shall project no more than two-thirds the width of the sidewalk or six feet,  

   whichever is less and shall run parallel to the face of the building. 

  (2)      Awnings shall be located within the existing building framework, between columns and  

   below spandrel panels. 

  (3)      Awning colors and design shall be compatible with the colors and design of the   

   building. Structural supports for all awnings shall be contained within the awning  

   covering. 

  (4)      Each storefront bay shall have a similar awning to the other storefront bays on the same  

   building. 

  (5) Awnings shall be designed to be harmonious with the architecture of the building that  

   they are to be placed on.  They shall be related in shape and proportion to the buildingôs  

   architectural elements such as window and opening shapes, façade articulation and  

   general character of the building and shall not cover architectural features. 
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Figure 12 :  Standardized Corporate Architecture Photo  

Illustration depicting use of uniform awning design and construction elements.     

 

 

  (6) Any proposed awning constructed of fabric shall utilize weather resistant waterproof  

   acrylic fabrics with a minimum five year manufacturerôs warranty on the fabric. 

 (E)      Landscape, fence and wall requirements. 

  (1)      Landscaped improvements in the public right-of-way and on-site must conform to those  

   applicable standards set forth in Chapter 302. 

  (2)      The materials used for fences, non-structural walls, railings, and trellises in the DT and  

   UT zoning districts are limited to natural materials or painted iron. 

 (F) Mechanical equipment and utility standards.    

 

  (1) Mechanical equipment, including air conditioning, piping, ducts, and conduits external to 

   the building shall be concealed from view from adjacent buildings or street level by an  

   enclosure constructed using the same exterior materials utilized in the construction of the  

   principal building.   

  (2) Electric and other utility service connections shall be placed underground for new  

   construction and expansion projects and shall be encouraged for all other utility service  

   connection change 

 (G)      Exterior lighting. 

  (1)      Exterior lighting poles and fixtures in this district shall conform to the following  

   specifications: 

   (a) DT and UT Zoning Districts.  New external light poles and fixtures installed in  

    the DT and UT zoning districts shall conform to one of the styles provided  
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    below.  The light pole material shall either be aluminum or steel.  Fiberglass  

    light poles shall be prohibited. 

Figure 13 :  Typical DT and UT District Light Pole & Light Fixture Diagrams  

   

                                                   

 

  (2)      Lighting shall be used in a very limited manner, and only to highlight architectural details 

   on a building, illuminate a sign, or to illuminate walkways and/or parking areas. 

  (3)      The use of incandescent, natural gas or halogen lights is permitted, but sodium,   

   colored or neon lights are prohibited.  Lighting must also comply with other sections of  

   this code. 

  (4) Additional exterior lighting standards may apply in §300.07. 

  



    

City of Berea, Ohio Zoning Code                June 6, 2012     83 
  

Commercial Zoning Districts  

 (H)  Window and door standards. 

  (1)      Windows and doors for commercial buildings, particularly those on the first story at  

   street level, may be larger than those typical of residential buildings.  They must show  

   proportion and symmetry to the building and to the windows of any other stories. 

  (2)      Mirrored glass is prohibited in this district.  Dark or opaque glass is appropriate only for  

   false windows on secondary facades. 

  (3) Glass windows shall occupy at least 75% of the front elevation area of the first floor of a  

   building in the districts.  All windows located above the first floor shall have a   

   coordinated appearance that remains in context with the first floor window design and  

   placement.   

  (4) Windows on the first floor shall be a minimum of two (2) feet above the finished floor  

   level. 

  (5)      The main entry of a building shall face the street.   

  (6) The entry of a corner building located in the DT and UT zoning districts shall be  

   located at an angle to the corner.  Entries may be flush with the building or recessed. 

 

 

Figure 14 :  Corner Building Orientation Photo  

Illustration of a corner building featuring the main entry angled toward the corner. 

 

 (I)      Exterior renovation or alterations of existing structures in the DT zoning district. 

  (1)      Renovations, alterations or additions shall be designed and executed in a manner that is  

   sympathetic to the particular architectural character of the structure being worked on.  
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   Architectural elements shall be sensitively designed to reflect the detailing and materials  

   associated with the particular style of the building.       

  (2)      Renovations and restorations of older buildings shall respect the original building design,  

   including structure, use of materials and details.  New materials or signs shall not cover  

   original materials and detailing.  Materials, such as brick, slate, glass, stone, and the like  

   shall be retained in their original state and shall not be covered with any other   

   contemporary materials.  Materials that are incompatible with the historic character of the 

   building shall be removed from the façade upon significant exterior renovation or  

   restoration of the existing structure. 

  (3)      Replacement windows shall fit the size and style of the original openings. 

  (4)      Original window and door openings shall not be enclosed or bricked-in at the corner on  

   the street elevation nor on any street exposure.  Where openings on the sides or rear of  

   the building are to be closed, the infill materials shall match that of the wall and be  

   recessed a maximum of three inches within the opening. 

 (J)      New construction in the DT zoning district. 

  (1)      New buildings shall be compatible with their surroundings.  Architectural style, bulk,  

   shape, massing, scale and form of new buildings and the space between and around  

   buildings shall be consistent with the area, and shall be in harmony with neighboring  

   buildings. 

  (2)      New buildings shall respond to the pattern of window placement in the district.  The  

   designs of new buildings shall avoid long unrelieved expanses of wall along the street by  

   maintaining the rhythm of windows and structural bays in the district.  The preferred  

   pattern of ground floor windows is open show windows, with inset or recessed   

   entryways; and landscaping, lighting and other amenities equivalent to those existing in  

   the district.  First floor window placement, design and quantity shall be compatible with  

   the window placement, design and quantity on the second and above floor levels of a  

   building. 

  (3)      Buildings shall de-emphasize secondary rear or side door entrances to commercial space,  

   unless the entrances are associated with public parking areas. 

Section 205 .13  Commercial Site Design Standards  

 Design and placement of new buildings in these commercial districts must consider the existing built 

environment of the surrounding area, in particular existing setbacks, building size and massing.  Towards this end, 

the following objectives should be considered: 

 (A) Buildings should be sited in a manner that complements adjacent structures.  Sites should  

  be developed in a coordinated manner to provide order and diversity and avoid an unplanned,  

  confused development pattern. 

  (B) When a development site features multiple integrated buildings and other structures, a visual link  

  between separate buildings and structures should be established, by various means, including  

  stamped concrete walkways, arcade systems, trellises or other open structures. 




