Memorandum
To:

Members of Council

From:

Kamla Lewis, Director, Director of Neighborhood Revitalization

cc:

Mayor David E. Weiss
Jeri Chaikin, CAO

Date:

July 20, 2020

Re:

Application for Option and Acquisition of City Owned Vacant Lot at 22469
Fairmount Boulevard (PPN 734-03-018) for Construction of Custom Home

Summary
The City has received an application from a custom home builder, Keystate Homes Development
of 3187 Old Brainard Road, Pepper Pike. Keystate is interested in acquiring the city owned vacant
lot located at 22469 Fairmount Boulevard (PPN 734-03-018) in order to market the lot and build
a custom home on it should they find a buyer. They are requesting a 6 month option on the lot
(with a second 6 month extension), during which time they would have sole rights to market the
lot for sale. This item was reviewed and recommended by the Neighborhood Revitalization &
Development and the Finance Committees at their July meetings. There was discussion about
the following:
• Was the greater benefit to the City of having a home built on the lot vs. use as a side
lot discussed? Yes, and it has always been determined that the long term value of a new
home exceeds that of a side lot.
• Is the $1 offer price by Keystate was consistent with the purchase price by developers
of other city owned vacant lots? Yes, all 6 vacant lots sold so far for new single family
home development have been sold for $1. There is not a set price as there is a for the side lot
program, but no developer has offered us more than $1. Because of the high cost of
redeveloping infill housing regionally, particularly in Shaker Heights, and the frequent gap
between development costs and sales prices, incentives are often needed to spur single family
home redevelopment. In most of the city, the only incentive we have is the contribution of
the value of our available vacant lots.
• How do we choose between 2 applications for the same lot? Our policy has always been
to accept “first best application”, so both timing and what the proposed improvements would
contribute to the community are considered. Any application for a lot can be rejected because
it is determined that there is a higher and better use, even if there is no competing application
at the time. In this case, the developer’s application both came in first and provides greater
overall benefit to the community.

Background & Discussion
Application Summary
 Applicant: Keystate Homes Development (http://keystatehomes.com/)
 Proposal summary : to enter into an agreement with the city for a six month option on this
vacant lot at a cost of $1.00, with the opportunity for an extension of this option for an
additional six months. If they find a buyer during this time, they will buy the lot from the city
for $1.00. They are flexible on the style of the home subject to the buyer’s preferences and
adherence to the city’s infill guidelines. They expect the sales price to be in the $300,000 range
(see attached sample design and floorplan).
Staff Review of Application
 Keystate Homes Development has not yet built a home in Shaker Heights, but they have
been building homes in NE Ohio since 1979. They have won Best Custom Green home for
the past 3 years from the Greater Cleveland Home Builders Association, as well as best
custom design from the Building Industry Association of Central Ohio.
 The applicant’s proposal is consistent with the City goal of developing new homes on vacant
lots, and diversifying the housing options available.
 The City has no redevelopment plans for this vacant lot. We have, however, received a side
lot application from the adjacent neighbor to the east. They wished to acquire the lot but had
no planned improvements proposed.
 Neighborhood Revitalization Department have been in discussions with Keystate for years
about building infill in Shaker Heights. They have also met with Planning Department staff
to review various potential designs and ensure an understanding of the city’s infill design
guidelines and Architectural Board of Review (ABR) requirements.
 The City has previously sold 7 vacant lots to builders for new homes: 2 in Moreland to Knez,
2 to Rysar in Lomond and 3 to Zaremba in Lomond. In all these cases, the homes were spec
homes. This is our first application to instead enter into an option agreement while the builder
seeks a buyer for a custom home.
 The prior home was demolished in 2009 and the lot bought by an adjacent homeowner. The
vacant lot became tax delinquent and was transferred to the city through tax foreclosure in
August 2015. Since that time, this is the only serious interest we have received in constructing
a home on this lot.
Background Information
 If the application is approved by Council, the City will enter into an agreement with the
applicant that will include all of the conditions and responsibilities. If a buyer is found by
Keystate, then approvals of the final design by ABR and of a site plan by the Planning
Commission, will be required before transfer of the property to Keystate.
Recommendation
Council is being asked to approve the Keystate application to enter into a 6 month renewable
option agreement for the City owned vacant lot at 22469 Fairmount Boulevard (PPN 734-03018) for $1.00, for the lot to be marketed for the construction of a custom home, and for this
to be approved on first reading and as an emergency to enable Keystate to begin marketing the
property as soon as possible.

Vacant lot at 22469 Fairmount Boulevard

First floor 697 sq. ft.

Second floor 997 sq. ft.

ORDINANCE NO.
BY:
Approving and authorizing a Purchase Option Agreement to sell, and
the sale, of City-owned property located at 22469 Fairmount Boulevard,
Parcel No. 734-03-018, to Keystate Development, LLC, dba Keystate Homes,
for a purchase price of $1.00, authorizing the disposition of City-owned
property without competitive bidding, and declaring an emergency.
WHEREAS, the City received an application from a custom home
Keystate Homes, to purchase the City-owned vacant lot located
Fairmount Boulevard (Parcel No. 734-03-018) (the “Property”), in
market the Property and build a custom home on it should they find
and

builder,
at 22469
order to
a buyer;

WHEREAS, Keystate is requesting a 6 month option on the Property
(with a second 6 month extension), during which time it would have sole
rights to market the Property for sale; and
WHEREAS, Keystate’s proposal is consistent with the City goal of
developing new homes on vacant lots, and diversifying the housing options
available in the City; and
WHEREAS, the Director of Neighborhood Revitalization has recommended
that the City enter into a Purchase Option Agreement with Keystate
Development, LLC, dba Keystate Homes, granting two option periods, for $1.00
for each period, and for the sale of the Property for the purchase price of
$1.00, and to transfer the Property to Keystate should it exercise its
option; and
WHEREAS, this Council has determined that the value to the City of the
proposed purchase option and transfer of this vacant lot for the development
of a new home on the Property, as well as the elimination of the City’s
maintenance costs, provides sufficient consideration and value to the City to
justify the sale of the property for $1.00, and Council hereby declares that
this property is not needed by the City for governmental purposes.
NOW, THEREFORE, BE IT ORDAINED by the Council of the City of Shaker
Heights, Ohio, as follows:
Section 1. This
Council
hereby
accepts
the
offer
of
Keystate
Development, LLC, dba Keystate Homes, to purchase the City-owned Property
located at 22469 Fairmount Boulevard, Shaker Heights, Ohio, Parcel No. 73403-018, for ONE DOLLAR ($1.00).
Section 2. The Mayor is hereby authorized and directed to enter into a
Purchase Option Agreement granting Keystate Development, LLC, dba Keystate
Homes, two 6 month option periods to purchase the City-owned property
located at 22469 Fairmount Boulevard, Parcel No. 734-03-018, at an option
price of $1.00 for each period, and authorizing the sale of the Property to
Keystate, if it should exercise its option.

Section 3. Pursuant to the terms of said Purchase Agreement, the Mayor
is further authorized and directed to sell the City-owned property located at
22469 Fairmount Boulevard, Parcel No. 734-03-018, on the terms and
conditions set forth in the Purchase Agreement and without advertising
further for competitive bids.
Section 4. This ordinance is hereby declared to be an emergency measure
necessary for the immediate preservation of the public peace, health, safety
and welfare for the reason that it is necessary to enter into the Purchase
Agreement in order to expedite the marketing and sale of this City-owned
property to reduce the use of City resources to maintain the lot for which
there is no municipal purpose, and, therefore, this ordinance shall take
effect immediately upon its enactment and approval by the Mayor.
Enacted

Approved this ____ day of _______________ 2020.

______________________________
DAVID E. WEISS, Mayor
Attest:

_________________________
JERI E. CHAIKIN
Clerk of Council
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