
The Board of Zoning Appeals of the City of North Royalton 
 met on May 17, 2018 to hold a Public Hearing in  

the Council Chambers at 14600 State Road   

 
The meeting was called to order by Chair Dan Kasaris at 7:00 p.m.  
 
Present:  Board Members: Chair Dan Kasaris, Tim Miller, Janice Sadowski, Christine Ragone, 
Marie DeCapite, Secretary Diane Veverka. Administration: Building Commissioner Dan Kulchytsky, 
Assistant Law Director Donna Vozar. 

 
REGULAR ORDER OF BUSINESS 
 

MINUTES: 
 

Moved by Ms. Sadowski, seconded by Ms. DeCapite to approve the minutes of March 22, 2018 as 
submitted.  Roll call: Yeas: Three.  Nays: None.  Motion carried. 
 

Moved by Ms. Sadowski, seconded by Ms. DeCapite to approve the minutes of April 19, 2018 as 
submitted.  Roll call: Yeas: Four.  Nays: None.  Motion carried. 
 

 
PUBLIC HEARING/ OPEN MEETING 
 

For the benefit of those in the audience, Mr. Kasaris provided an overview of the BZA meeting 
process. The Clerk stated public hearing notices were sent to property owners within 500 feet of the 
property in question and posted for the required period of time.  

 
NEW BUSINESS: 

 
a) BZA18-12 – North Royalton Elementary School.  Request is being made by TDA 

(ThenDesign Architecture) on behalf of the North Royalton City School District on the 
question of granting a variance to Chapter 1274 “Public Facilities Districts”, of the City of 
North Royalton Zoning Code. Request is for proposed elementary school to be located at 
16400 State Road, also known as PPN: 487-18-015 and PPN: 487-22-001. The variance 
being requested is as follows:    
 
Variance:  Codified Ordinance Section 1492.06 (f) (2) “Establishment of Riparian Setbacks 
and Wetland Setbacks”. The Applicant is requesting a variance of 75 ft. for relief from the 
minimum required 75 ft. wetland setback to allow a use not permitted in a wetland setback 
under C.O. No. 1492.08. 
 
Jim Presot, Assistant Superintendent, spoke on behalf of North Royalton City Schools. He 
stated they are waiting for a report back from the U.S. Army Corps of Engineers and also 
from an organization called ATC (inaudible) Performance and Workforce. Their intent is to be 
ready for the June meeting but he is unsure of their timelines. The Applicant consented to 
table the application and to extending the normal time for the Board to make a decision on 
the application. The Assistant Law Director stated it will be continued only until the next BZA 
meeting, not for an indefinite period of time. If the Applicant is not able to comply and come 
forward to present, they would need to notify the BZA Secretary and request a continuance 
at that time or withdraw the application until ready. The public will be re-notified at that time.  
 
Moved by Mr. Miller, seconded by Ms. DeCapite to continue BZA18-12 until the June, 
2018 meeting. Roll call: Yeas: Five (Miller, Sadowski, DeCapite, Ragone, Kasaris).  Nays: 
None. Continuance granted. 

  
b) BZA18-13 – North Royalton High School Project.  Request is being made by TDA 

(ThenDesign Architecture) on behalf of the North Royalton City School District on the 
question of granting two variances to Chapter 1274 “Public Facilities Districts”, of the City of 
North Royalton Zoning Code. Request is for proposed parking lot and driveway at 14713 
Ridge Road, also known as PPN: 487-07-001. The variances being requested are as follows: 
 
Variance #1: Codified Ordinance Section 1274.04 (a) “Yard Regulations” request is for a 

variance of 24.5 ft. less than the minimum 75 ft. front yard parking setback requirement. The 

applicant is proposing to place the parking lot 50.5 ft. from the front property line.  

Variance #2: Codified Ordinance Section 1274.04 (b) (2) “Yard Regulations” request is for a 

variance of 4 ft. less than the minimum 10 ft. side yard driveway setback requirement. The 

applicant is proposing to place the driveway 6 ft. from the side property line.  

 



Board of Zoning Appeals 2                                    May 17, 2018 

 

The Chair stated Christine Ragone, who is an employee of the North Royalton School 

System, will be abstaining from discussions, participation and voting on both BZA18-12 and 

BZA18-13.  

Jim Presot, Assistant Superintendent, spoke on behalf of North Royalton City Schools. He 

stated members of the architectural team from TDA and John Urbanick from Greenland 

Engineering are present.   

Abby Rainieri of TDA gave a brief discussion regarding the proposed site development. 

Preliminary site plan approval was received by the PC on March 28, 2018. She said the 

1950’s portion of the existing High School building will be demolished as part of the project 

and they will be reallocating parking on site. She said they are maintaining and expanding 

existing ingress and egress points along Ridge Road as part of the project. The new 

improvements include doing a loop road around the back of the site. She said they are 

seeking variances to deal with some of the existing conditions on site. The District already 

has parking spaces within the 75 ft. front yard setback from Ridge Road. They are improving 

upon that wherever possible in the new proposed site plan while maintaining the required 

number of parking spots. The southernmost drive is an existing drive that already is within 

the required 10 ft. side yard setback. She said they are seeking a variance of 24.5 ft. less 

than the minimum 75 ft. front yard parking setback requirement. This would allow them to 

maintain the required parking count per code requirements based on their use as an 

educational facility. They are unable to achieve that parking count without affecting that 

setback. They are unable to add parking in any other location on site.  

John Urbanick, Civil Engineer of Greenland Engineering spoke on the topic of stormwater 

runoff.  The parking lot northwest of the High School and the parking areas south of the High 

School currently have a detention basin in the lawn area south of the athletic fields that outlet 

to the south. That basin is limited to the area of runoff; it picks up a few acres of the high 

school site and the entire athletic facility east of the basin totaling 15 to 20 acres. He said 

they are aware of the existing drainage issues to the south of the site; the lots that are 

adjacent to Akins Road abuting the School District. He said improvements to the basin 

weren’t necessarily going to fix the problem. What was going to assist in improving the 

problem was eliminating how much water goes into the basin. As part of the plan, the water 

flow from the parking lot and the “L” shaped roof portion of the building both currently drain 

into that basin and ultimately go to those lots. He said they are proposing to intercept those 

drains that went toward the basin and bring them around to the Ridge Road side of the 

building which will contain an underground stormwater chamber system.  The 2 ½ acres of 

hard surface with alot of concentrated flow will be removed from the basin completely. The 

amount of water represents half the water which goes into that basin. So instead of 

modifying the basin, they have been more proactive to remove the water going into the 

basin. He said the basin in the other area will outlet to another existing underground basin 

which was built for the Middle School and ultimately exits west across Ridge Road. He said 

the Ridge Road storm sewer outlet has significantly more capacity than the outlet exiting the 

school site going through the back of the Akins Road properties. He gave details of what an 

underground basin is: three rows of arched shaped pipes 6 ft. high, approximately 8 ft. wide 

and runs 300 plus feet long. It is approximately 25 ft. wide of underground chambers in a 

void space in the lawn area just outside the pavement which holds the water and releases it 

into another underground detention system. He said the City Engineers have been working 

with them to come up with the solution to eliminate storm water issues. He said the plan 

significantly decreases the runoff going into the basin and the amount of water exiting the 

basin underground through the backyards on Akins Road will be significantly decreased. In 

addition to that they will be proposing some volume increases to the basin. There is room on 

the west and north side of the basin to create additional volume; possibly 3,000 – 5,000 more 

cubic feet of volume can be generated in that basin. He said the City Engineer is supportive 

of the concept being proposed.  

The Chair asked if this will create any adverse effects on governmental services. 

Mr. Urbanick responded no it will not. The Chair asked if the people who live on Ridge Road 

will be affected by the storm water that flows south on Ridge Road. Mr. Urbanick stated the 

water actually goes under Ridge Road and continues west passing through a development 

and then goes into a deep valley and then heads south towards the turnpike. The slope and 

size of the pipe has ten times the capacity as the pipe that goes down to the backyards on 

Akins.  
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Mr. Urbanick stated a part of the existing driveway is in the same location as it was but will 

require a variance. Part of the driveway closer to road will shift five or six feet further away 

from the property line. He stated the variance for the driveway is needed because of the 

parking issue. If the paving line were to be pushed back they would lose parking spaces. 

Eli Zegarac, 14978 Ridge Road, expressed his concerns about the front parking lot. He said 

he lives south of the southernmost driveway and on the west side of Ridge Road by the 

bridge. He said he has had water issues since 2002 and has dealt with the City and the 

School Administration. He asked if all of the water from that lot will be sent north rather than 

passing over the tree lawn and heading south into his property. Mr. Urbanick responded the 

topography of the parking lots and driveways are very steep. As storm water runs down 

towards Ridge Road, it bypasses the small drains that are in place and then ends up flooding 

the road. In the proposed design, the lot will have a curb around it with a series of catch 

basins which will outlet directly into the underground stormwater chamber system. The crown 

centerline driveway is designed to have a pitch and larger curb inlets on each side of the 

driveway. The amount of the water running out to the road will basically only be from 

driveway apron, not the whole driveway. The water going across the street will be reduced.  

The Chair stated the variance is only good if the PC gives approval on the final site plan. 

Mike Maminskas, corner of Ridge and Akins, stated the storm water flows like a river 

between his yard and the neighbor’s yard. He has installed a French drain and two storm 

sewers at his own expense. He said this is a major problem.  

The Chair stated the Board has heard the School District offer testimony that they are aware 

of the issues on Akins Road and Ridge Road and recognizes the issues are legitimate. He 

said the applicant is here seeking variances on the parking lot and the drive. The testimony 

heard tonight is that the variance request will not adversely affect the delivery of 

governmental services; in fact it will help it by containing the water in an underground 

detention basin and then allowed to meander into a larger system that can handle the water. 

The variance will not adversely affect the character of the neighborhood; adjoining property 

owners will not suffer substantial detriment. The school system has an issue with parking 

that they need to deal with and it is peculiar to this land. The predicament cannot be obviated 

by means other than a variance request. The Chair stated for those reasons he supports 

both variance requests; Mr. Miller concurred. With no further discussions, the Chair adopted 

his findings as the findings for the Board.  

Moved by Mr. Miller, seconded by Ms. Sadowski to approve BZA18-13 Variance #1 for a 
variance of 24.5 ft. less than the minimum 75 ft. front yard parking setback 
requirement.  Roll call: Yeas: Four (DeCapite, Sadowski, DeCapite, Kasaris).  Nays: None. 
Abstain: Christine Ragone. Variance granted. 
  
Moved by Mr. Miller, seconded by Ms. Sadowski to approve BZA18-13 Variance #2 for a 
variance of 4 feet less than the minimum 10 foot side yard driveway setback 
requirement.  Roll call: Yeas: Four (DeCapite, Sadowski, DeCapite, Kasaris).  Nays: None. 
Abstain: Christine Ragone. Variance granted. 

  
c) BZA18-14 – Michael and Barbara Michalski will be heard on the question of granting two 

variances to Chapter 1270 “Residential Districts”, of the City of North Royalton Zoning Code. 
Request is for a proposed accessory structure at 9954 Royal Valley Drive, also known as 
PPN: 489-23-040 in a R1-A District. The variances being requested are as follows: 
 
Variance #1: Codified Ordinance Section 1270.05 “Schedule of Area, Yard and Height 

Regulations” as referenced by Section 1270.12 (b) “Yards for Accessory Buildings and Uses” 

request is for a variance of 7 ft. less than the minimum 10 ft. side yard setback requirement 

for an accessory structure. The applicant is proposing to place the accessory structure 3 ft. 

from the side property line.  

Variance #2: Codified Ordinance Section 1270.12 (b) “Yards for Accessory Buildings and 

Uses” request is for a variance of 7 ft. less than the minimum 10 ft. rear yard setback 

requirement for an accessory structure. The applicant is proposing to place the accessory 

structure 3 ft. from the rear property line.  

James Suchocki spoke on behalf of Michael and Barbara Michalski owner of the property at 

9954 Royal Valley Drive. He said the Applicant is looking to build a shed in the southwest 

corner of his backyard. He said HOA common property is adjacent to his backyard on the 

west side. Mr. Suchocki’s parcel is located on the south end of the Applicant’s property. Due 
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to the topography and slope of the yard, it is the flattest portion of the yard to build a shed. 

He added other sheds exist in his area.  

David Detwiler, 6025 Bay Leaf Lane, expressed his concern regarding the size of the shed. 

He said Royal Valley HOA has bi-laws on the size and height of sheds and he believes there 

have been no setback variances issued for sheds. The Chair stated an email was received 

from the Royal Valley HOA approving both applicants’ requests. 

The Building Commissioner stated the Building Division is not against the approval of the 

variances; however the applicants need to be aware that anything within five feet of the 

property line needs to be fire rated. The drawings will need to be designed to that standard. 

The Engineering Department will review the site to make sure any swales or waterways are 

not constricted or diverted incorrectly.  

The Chair stated the character of the neighborhood will not be substantially altered and the 

adjoining property owners are not going to suffer a substantial detriment if the variance is 

granted. The variance will not affect the delivery of governmental services. Special 

circumstances and conditions exist that are peculiar to the land; the predicament cannot be 

obviated through some method other than granting a variance request. The Chair stated for 

those reasons he supports both variance requests. With no further discussion the Chair 

adopted his findings for the findings of the Board. 

Moved by Mr. Miller, seconded by Ms. Ragone to approve BZA18-14 Variance #1 for a 
variance of 7 feet less than the minimum 10 foot side yard setback requirement for an 
accessory structure.  Roll call: Yeas: Five (DeCapite, Ragone, DeCapite, Kasaris, 
Sadowski).  Nays: None. Variance granted. 
 
Moved by Mr. Miller, seconded by Ms. Ragone to approve BZA18-14 Variance #2 for a 
variance of 7 feet less than the minimum 10 foot rear yard setback requirement for an 
accessory structure.  Roll call: Yeas: Five (Sadowski, DeCapite, Ragone, DeCapite, 
Kasaris).  Nays: None. Variance granted. 
 

d) BZA18-15 – James Suchocki will be heard on the question of granting two variances to 
Chapter 1270 “Residential Districts”, of the City of North Royalton Zoning Code.  Request is 
for a proposed accessory structure at 9964 Royal Valley Drive, also known as PPN: 489-23-
039 in a R1-A District. The variances being requested are as follows:  
 
Variance #1: Codified Ordinance Section 1270.05 “Schedule of Area, Yard and Height 

Regulations” as referenced by Section 1270.12 (b) “Yards for Accessory Buildings and Uses” 

request is for a variance of 7 ft. less than the minimum 10 ft. side yard setback requirement 

for an accessory structure. The applicant is proposing to place the accessory structure 3 ft. 

from the side property line.  

Variance #2: Codified Ordinance Section 1270.12 (b) “Yards for Accessory Buildings and 

Uses” request is for a variance of 7 ft. less than the minimum 10 ft. rear yard setback 

requirement for an accessory structure. The applicant is proposing to place the accessory 

structure 3 ft. from the rear property line.  

James Suchocki stated he is seeking a variance request due to the topography of the land. 

The best place for the shed is in the area specified by the variance request. The HOA 

approved the placement of the shed.  

The Building Commissioner stated the comments are the same as the previous applicant: 

the applicants need to be aware that anything within five feet of the property line needs to be 

fire rated. The drawings will need to be designed to that standard. The Engineering 

Department will review the site to make sure any swales or waterways are not constricted or 

diverted incorrectly.  

The Chair stated the need for the variance is due to special circumstances of the land; the 

slope of the land meets one of the factors set forth by City Council. The owner’s predicament 

cannot be obviated through another means other than a variance; this will not affect the 

delivery of governmental services, and it will not alter the character of the neighborhood. For 

those reasons he stated he supports both variance requests. With no further discussion the 

Chair adopted his findings for the findings for the Board.  

Moved by Mr. Miller, seconded by Ms. Ragone to approve BZA18-15 Variance #1 for a 
variance of 7 feet less than the minimum 10 foot side yard setback requirement for an  
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accessory structure.  Roll call: Yeas: Five (DeCapite, Ragone, DeCapite, Kasaris, 
Sadowski).  Nays: None. Variance granted. 
 
Moved by Mr. Miller, seconded by Ms. Ragone to approve BZA18-15 Variance #2 for a 
variance of 7 feet less than the minimum 10 foot rear yard setback requirement for an 
accessory structure.  Roll call: Yeas: Five (Sadowski, DeCapite, Ragone, DeCapite, 
Kasaris).  Nays: None. Variance granted. 

 
MISCELLANEOUS:  
 

The next BZA meeting will be held on June 21, 2018. 

 
ADJOURNMENT: 
 

Moved by Mr. Miller, seconded by Ms. Sadowski to adjourn the BZA meeting of May 17, 2018. 
Motion carried.  
 

Meeting adjourned at 8:04 p.m.  

 

 

APPROVED:  /s/ Dan Kasaris                             DATE APPROVED:  June 21, 2018  .        

                            Chairman 

                            

ATTEST:       /s/ Diane Veverka                    .   

                          B.Z.A. Secretary 

  

 


