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Introduction
The Village of Richfield has requested an Economic Development Plan (EDP) for property located generally
at the eastern corporate limit of the community along West Streetsboro Road (SR 303). The area covered
by this plan is the site of potential residential and commercial development which could have positive
impacts to the Village’s tax base and revenue. The property to be evaluated is located at the intersection
of West Streetsboro Road (S.R. 303) and Brecksville Road extending east along West Streetsboro Road to
a point approximately 2100 feet east of Interstate 77, then south to Interstate 271. The following plan
evaluates the residential and commercial economic development potential and estimates the associated
revenue of both types of development options. The Economic Development Plan also analyzes the effect
of the Village implementing a Tax Increment Financing (TIF) Incentive District on the potential
development to assist the buildout of the area by providing a funding source for the necessary public
improvements.
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Background
The Village of Richfield located in Summit County, Ohio desires to support the development of several
parcels of land in the eastern section of the Village. The Village wishes to consider the implementation of
a TIF Incentive District to support the necessary public infrastructure improvements that will be required
to support development in the area. The parcels under consideration are located on both sides of
Brecksville Road extending approximately 1,200 feet north of West Streetsboro Road intersection and
1,700 feet south of that intersection. The area includes parcels on both the north and south side of West
Streetsboro Road from approximately 550 feet west of Brecksville Road to the Interstate 77 overpass.
Also included is a large area of land east of Interstate 77 extending 2100 feet east to the Interstate then
south to the Interstate 77 and Interstate 271 interchange. The total area covered by this plan is
approximately 297.5 acres of land in various ownerships. The area east of Interstate 77 includes the
existing Richfield Hills Subdivision, known as Briarwood, and approximately 118 acres of land annexed
into the Village on August 9, 2021 effective September 8, 2021. The land east of Interstate 77 is zoned for
residential development. The acreage to the west of Interstate 77 is a mixture of zoning districts which
permit commercial, office, Industrial and residential development. When evaluating this property for
development and redevelopment it is easiest to describe the proposed TIF area in two parts; east of
Interstate 77 and west of interstate 77. However, infrastructure improvements will enhance the entire
TIF District.
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Zoning
The zoning of land impacts the parcels development potential and therefore the value. When calculating
potential property tax revenue, the type of development that may occur on a parcel will impact the
generated revenue. Typically, the value of commercial and industrial property is greater than residential.
In the State of Ohio, a reduction to the property tax rate is given to owner occupied residential property.
The revenue generated from TIF is based on the increased value of a property as a result of development
or improvement to that property. Therefore, understanding the zoning impacts the revenue potential.
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East of Interstate 77

The area east of Interstate 77 consists of approximately 148 acres of land that is zoned for residential
development. Approximately 30 acres adjacent to and south of West Streetsboro Road is developed
under the R-3 Cluster Residential zoning district. The Richfield Hills Subdivision is a mixture of singlefamily homes and multi-family condominiums. The remainder of the land east of Interstate 77 is vacant
and was recently annexed into the Village of Richfield from Richfield Township. As part of the annexation
process the land was designated as R-3 Cluster Residential District with a Conservation Overlay. The R-3
Cluster Residential District with the Conservation Overlay permits single family homes on various size lots
based on an approved plan. The zoning district also provides for various uses that are conditionally
permitted such as attached housing, senior housing and recreational and government buildings when
approved by the Village. The owner of the property has agreed to develop this acreage under the RCD
Single Family Conservation Development through an executed Development Agreement.
The R-3 RCD Single Family Conservation Development Overlay permits Single Family homes on a reduced
lot size provided the minimum acreage for the development is over 100 acres and the density does not
exceed 1.2 units per acre. Lots are generally 10,000 square feet in area although up to 20% of the lots
may be reduced to 8,000 square feet by the Planning Commission. Lot width is 65 feet with 30-foot front
setback, 10-foot side setback for each side and a 20-foot rear setback. The minimum floor area for a home
is 1,500 square feet for a one-story home and 2000 square feet for a two-story home. Maximum building
height is 35 feet.

West of Interstate 77
There are 67 parcels of land comprising 149 acres in the proposed TIF district west of interstate 77. The
zoning in the area is a mixture of single family, retail, and office/light Industrial. Figure I on the following
page identifies the zoning in the area. Each zoning district has a separate set of use and development
regulations that impacts the property’s value and potential tax revenue.
The R-2 Single Family residential zoning permits single family dwelling as a permitted use. Uses such as
schools, government buildings, churches for example may be conditionally approved by the Village in this
district. Lots are required to be two (2) acres in area where public sewer and water are not available or
one (1) acre in area if served by centralized sewer and public water supply. The width of a two (2) acre
lot shall be 200 feet at the building line. The width of a one (1) acre lots shall be 125 feet at the building
line. Homes are required to be a minimum of 1,500 square feet if single story, 2,000 square feet is multistory.
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Figure I
The
CHII
Historic
Commercial
District
is
located at the intersection
of Brecksville Road and
West Streetsboro Road. The
purpose of the district is to
“… to provide for uses which
will be compatible with
certain existing uses, the
historic structures in the
area,
and
the
rural
residential character of the
Village. This purpose shall
be accomplished in this
District by preserving the
historic character and architectural integrity of the
existing buildings in the district and setting forth guidelines for new development. The regulations
contained in this District are intended to encourage a predominance of neighborhood-scale retail, service
and office uses.“ Development is limited to 20% lot coverage provided no foot print is greater than 5,000
square feet.
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The Office and Limited Industrial District - OLI is located on Brecksville Road north of the intersection of
West Streetsboro and Brecksville Roads and permits uses such as administrative, professional, financial,
governmental, public utility, and medical offices, banks and other financial institutions, research and
development, laboratories and testing offices, medical centers including physical rehabilitation facilities
and public and private educational facilities and indoor training schools. There are also a number of
conditionally permitted uses such as day-care, warehousing and light manufacturing. The maximum lot
coverage in this zoning district is 20% for a multi-story building and 30% for a single-story structure. Lot
coverage is an important factor in determining development potential of a parcel.
Figure II

Infrastructure
Roadway Infrastructure

As evidenced by Figures II and
III, there are several right-ofway improvements that are
necessary for the residential
development east of Interstate
77 to proceed. The intersection
of Briarwood Road and West
Streetsboro Road has very
limited sight distance. To
mitigate the sight distance
limitation, the grade on West
Streetsboro Road will be
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lowered and the installation of a left turn lane will be added into the residential development. Without
these improvements the additional traffic generated by the proposed residential development will create
a hazardous condition.
Figure III
The proposed new residential development site will be accessed
through the existing Briarwoods development using existing platted
rights-of-way at the Sawbridge Drive and Scanwood Drive
intersection. This access will require the construction of bridge over
a ravine that exceeds 20 feet in depth. This roadway and bridge
improvement are necessary for access from the Village to the new
development. There will be an additional access on the southern
side of the development that will connect to existing Richfield
Township roads via an existing platted right-of-way.
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The intersection of West Streetsboro Road and Brecksville Road may
require improvements should the commercial development within
the TIF area occur.

Utilities
The following is a description of the public utility infrastructure
currently available and a description of the improvements that are necessary to permit or enhance
development in the TIF area.
Figure IV
Water: An off-site water main (Figure IV) will be required to be
extended along Briarwood Road from the West Streetsboro
intersection to provide adequate water supply and fire flow for the
residential development. Approximately 1,500 feet of 8-inch water
main will be constructed within Richfield Township to the utility
easement that will service the subdivision. This improvement is
estimated to cost between $60,000 and $80,000 to install. For this
analysis $70,000 estimate is used.
Figure V
Sanitary: The existing public
sanitary sewer system ends at the
West Streetsboro and Brecksville
Road intersection. The Brecksville
Road sewer is a trunk main that is
large enough to handle the
additional flow from the east. The
parcels
fronting
on
West
Streetsboro Road east of that
intersection are currently on septic
systems. However, these parcels
naturally flow to the east and
therefore cannot access the
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Brecksville Road Sewer without a pump station. This is hindering the development potential of the parcels
on both the north and south sides of West Streetsboro Road east of Brecksville Road.
The existing development in the area to the east of the I-77 overpass is served by a private sewer collection
system and treatment facility known as Richfield Hills Wastewater Treatment Plant (WWTP) (Figure V).
The system serves the existing Briarwood housing development. The treatment facility for this system,
which is located on and outlets into Furnace Run, has been failing for several years. It is also located
within the Cuyahoga Valley National Park. The system cannot handle any additional connections without
major upgrades. It also cannot service the area west of the I-77 overpass.
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Development in this area will require a significant upgrade and extension of the Village’s existing system
to permit any of the proposed development to occur. To convert the existing private system to a public
facility the following improvements are necessary. The proposed project will replace the existing WWTP
and connect all users to a newly constructed public system. (Figure VI) The current users will become part
of the Village's public system and thus will receive the benefit of lower user charges that are comparable
with those connected to similar public sewer systems. The project involves construction of one 350 gallon
per minute (gpm) duplex submersible pump station (PS 1) and approximately 4,172 linear feet of 6” force
Figure VI

main. The station discharges into another proposed pumping station (PS2) on West Streetsboro Road. The
West Streetsboro Road station has a capacity of 450 gpm and is also a duplex submersible system.
Approximately 2,226 lineal feet of 8-inch force main will convey the waste water from this station to the
trunk sewer on Brecksville Road which is tributary to the Cuyahoga Valley Interceptor. The Richfield Hills
WWTP will be abandoned, which will eliminate of the discharge to Furnace Run. The elimination of the
Richfield Hills WWTP will improve the quality in the river. The land currently occupied by the WWTP and
some of the sewers leading to the WWTP will be returned to the National Park Service (NPS). The total
cost of these off-site improvements is approximately $2,900,000. The improvement will permit parcels
fronting on West Streetsboro Road west of Interstate 77 to access the sanitary sewers by gravity.

Proposed Development
East of Interstate 77- Residential Development
Briarwood Estates is proposed to be constructed on the land in the TIF district east of Interstate 77. The
subdivision development and the single-family homes are proposed to be constructed by Pulte Homes.
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The development will contain 130 home sites that will be constructed in three (3) phases. Phase 1 will
contain 56 home site, Phase 2 - 50 home sites and Phase 3 - 24 sites (Figure VII). Pulte anticipates that
the homes will be constructed over a four-year period beginning in 2022 and completed in 2025. Home
values are anticipated to be between $450,000 and $542,000 depending on home style and lot size. Two
Figure VII
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(2) lot sizes are proposed, 60-foot-wide lots and 80-foot-wide lots. All homes will meet or exceed the
minimum floor area requirements of 1,500 square feet for a one-story home and 2,000 square feet for a
two-story home. The size of the lots will impact the value of the proposed home. Pulte Homes estimates
the average sales price of a home on a 60-foot lot is $451,000 and the average sales price of a home on
an 80-foot lot will be $542,000. This will impact the potential financial value of TIF. As indicated
previously, to construct and adequately service this new development off-site improvements to the
adjacent roadway system in the West Streetsboro Road right-of-way and utility upgrades will be required.
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West of Interstate 77 – Commercial Development
As depicted on Figure VIII, there are
several potential locations within the TIF
area west of Interstate 77 that could
support additional commercial and/or
light industrial development. The ten
(10) areas represent approximately 60
acres of developable land near the
intersection of Brecksville Road and West
Streetsboro Road (SR 303). The size and
development potential are found in the
following table.

Figure VIII

DRAFT

Map
Number

Developable
Acreage

Zoning District

Potential square
feet of building

1
2
3
4
5
6
7
8
9
10
Total

3.2
6.4
.65
2.1
5
4.45
2.49
9.4
10.63
15.9
59.58

OLI – Office and Limited Industrial
CHII – Historic Commercial
CHII – Historic Commercial
OLI – Office and Limited Industrial
OLI – Office and Limited Industrial
CHII – Historic Commercial
CHII – Historic Commercial
CHII – Historic Commercial
R-1 - Single Family Residential
CHII – Historic Commercial

40,000 -80,000
55,750
5,660
27,500 -36,600
65,340 -87,000
38,750
21,700
81,900
5 lots
131,900
467,600 – 533,600

The majority of the land is zoned CHII - Historic Commercial which promotes and encourages development
of neighborhood-scale retail, service and office uses. As previously noted, the zoning regulation’s limits a
parcel to a 20% building coverage and no foot print of a build can be large that 5,000 square feet. Several
parcels north of West Streetsboro Road are zoned OLI – Office and Limited Industrial. The property zoned
OLI is also limited to 20% lot coverage for a multi-story building and 30% lot coverage for a single-story
structure. One parcel is currently zoned R1 - Single Family Residential - and could be developed into five
(5) lots under that zoning. It also has the potential for more intensive residential development or to be
rezoned to CHII – Historic Commercial and be developed as a commercial complex with the extension of
sanitary sewers on West Streetsboro Road from Interstate 77 to Brecksville Road.
Based on the development potential of the parcels there could be a significant amount of development
in this corridor. It is unlikely that the total amount of the development as outlined in the table above will
occur during the purposed 10-year TIF period. However, with the extension of the sanitary sewer along
West Streetsboro Road there is now a greater likelihood that some development will occur. For purposes
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of this analysis the amount of potential development is estimated at approximately 141,000 square feet
with the estimated timeframe for it to occur is shown in the table below.

Map Number
1
5
7
8
Total

Development Square
Footage

Estimated New
value

Potential TIF Year
Added to Tax

40,000
36,000
15,000
50,000
141,000

$2,000,000
$1,800,000
$825,000
$2,750,000
$7,375,000

2030
2028
2025
2026
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The estimated new value of the building is based on the current Auditors valuation of existing buildings
within the CHII - Historic Commercial and the OLI - Office and Limited Industrial zoning districts. The
average rate $50 per square foot was used for the property in the CHII – Historic Commercial zoning. An
average rate $55 per square foot was used for property in the OLI - Office and Limited Industrial zoning
district.

Tax Increment Financing (TIF)
A TIF is an economic development tool that permits local governments to, among other things, finance
public infrastructure improvements. To create a TIF, the Village of Richfield must adopt an ordinance
declaring specified infrastructure needed to support the development of a particular parcel or parcels to
be for a public purpose. After approval of the TIF, the Village can collect a percentage of the increased
taxes that result from real property improvements to pay for the public improvements outlined by
ordinance. The Village is proposing an Incentive District TIF as outlined below that will ast for 10 years
and collect 75% of the increased value of the real property improvements. The Village has indicated a

willingness to TIF an area of approximately 297 acres to be developed into a residential subdivision and
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to promote commercial development. The most significant public improvement associated with this plan
is the construction of public sewers, which will facilitate connection of existing homes in the Briarwood
development to the new public sewer system.
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Financial Impact
Expenditures

The Village has provided an engineer’s estimate to construct the sanitary sewer extension from its current
terminus at the intersection of Brecksville Road and West Streetsboro Roads east to the Briarwood Estates
development. In addition, the waterline improvement, roadway improvements on West Streetsboro
Road, construction of a new bridge to access the residential site and the repair/replacement of existing
sewer collection lines in the existing Briarwood development are all projects to be supported by this TIF.
The estimated costs of all improvements are listed below.
Proposed Improvements Estimates
Sanitary Sewer
Repair/Replacement of Existing Collection Lines
Waterline Extension
Roadway Improvements
Bridge Into Residential Development
West Streetsboro Road (SR 303)
Improvements
Total Estimated Cost

Estimated cost
$2,900,000
$1,200,000
$70,000
$1,000,000
$500,000
$5,670,000

Revenue Assumptions
TIF Incentive District Assumptions:
•
•
•
•
•
•

The TIF is approved in 2021 and the first year the TIF will be in place is 2022.
The first year TIF payments will be received in 2023.
The TIF is for 10 years and will provide 75% of the increased property tax revenue to the Village.
The Township and all taxing authorities will continue to receive the taxes generated by the parcels
before any improvements.
No tax abatement will be permitted within the TIF area.
Tax rate is assumed to remain stable.

Residential Development:
•

•
•

The first lots will be developed in 2022 with an estimated twenty (20) homes being constructed
which will be taxable in 2023. In 2023 and 2024 forty (40) new home will be constructed each
year and in 2025 thirty (30) units will be constructed. The units will generate tax revenue the year
after construction is completed. The residential subdivision will build out in approximately four
(4) years.
The average new home value is based on the project’s sales values of $451,000 to $542,000.
The first-year property will be taxable is 2022 with collection in 2023. Taxes will be collected in
2023 through 2031
10

Commercial Development:
•
•

Development will be limited to approximately four (4) potential areas around the intersection of
Brecksville Road and West Streetsboro Road.
The development will occur in years 2025, 2026, 2028 and 2031 of the TIF period as outlined in
the discussion of development west of Interstate 77.

DRAFT

It is anticipated that there will be some commercial development during the TIF period as previously
discussed. However, the commercial development is speculative and should be considered as potential
additional revenue and not secured revenue.

Revenue

The developer of the proposed residential subdivision provided Richfield Village with an estimate of the
revenue projected to be collected from the residential development for 10 years at 75% TIF. The estimate
assumes that the sales value of the home will be the assessed value for taxing purposes. The developer’s
revenue estimates are found in the following table.
For this report, an estimate of the potential TIF revenue was calculated. The potential TIF revenue was
calculated using 95% of the home sales value as the assessed value for the homes in the residential
project. The 95% of sales price was determined by evaluating the current sales value to assessed value of
recent home construction in the Village of Richfield. Several homes constructed recently on Ashton Court
revealed that the assessed value averaged 95% of the sales price. The following table indicates the
comparison of the developers TIF revenues and the revenues calculated for this report. It is unknown
exactly what the final sales price of the proposed homes will be and it is likely that the homes sales will
increase in value over the construction term. The values listed in the table are considered a conservative
range of what may be obtained from utilizing a TIF on the residential development.
Developers Proposal
Report Analysis

TIF Revenues /Year at Buildout
$779,287
$755,115

75% 10 Year Collection
$5,844,652
$5,573,239

If any of the commercial development outlined in this report occurs during the 10-year TIF period, the
amount of the revenue would increase. Based on the assumptions outlined earlier the following table
suggests the potential financial resources if the development of the commercial land occurs.

Developers Proposal
This Report Analysis

75% 10 Year CollectionResidential
$5,844,652
$5,573,239

75% 10-Year Collection
Commercial
$483,762
$483,762

Total Potential
Revenue
$6,328,414
$6,057,001

Conclusion
A comparison of the estimated cost of the infrastructure improvements with the range of potential
revenue indicates that there are adequate financial resources available to cover the estimated costs over
the life of the TIF, as shown in the table on the following page.
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Estimated TIF Revenue- Residential
Only
$5,844,652
$5,573,239

Estimated Improvement Costs
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Developers Proposal
Report Analysis

$5,670,000

Even with only the residential project proceeding during the TIF period there are still adequate resources
to support the infrastructure costs provided the development occurs within the time frame outlined by
the developer.
The area of the Village contained in the proposed TIF Incentive District requires additional infrastructure
to achieve the vision and goals set forth by the Village’s zoning and long-range plans. Specifically, without
the sanitary sewer improvements the existing private system will continue to fail and degrade Furnace
Run, a tributary to the Cuyahoga River. That system will not support any additional development without
significant upgrades, which are unlikely to occur. The extension of the Village’s sanitary system will
enhance the service to the current customers of the private system, permit development of the residential
property east of Interstate 77 and allow for future development of West Streetsboro Road between
Brecksville Road and Interstate 77.
The infrastructure improvement to West Streetsboro Road will mitigate a hazardous situation at the
intersection of Briarwood Drive by improving the sight distance for left turns and installation of a turn lane
to protect vehicles turning into the development.
The various public improvements outlined in this report are not likely to occur in the immediate future
without additional revenue to support their implementation. The TIF is a useful mechanism to support
public projects that benefit a specific area of the Village without placing a burden on all the taxpayers of
the Village.
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