
The Board of Zoning Appeals of the City of North Royalton 
 met on September 23, 2014 to hold a Public Hearing in  

the Council Chambers at 13834 Ridge Road.   
 

The meeting was called to order by Chairman Dan Kasaris at 7:00 p.m. 
 
Present:  Chairman Dan Kasaris, Robert Jankovsky, Victor Bull, Dale Gauman, Anthony Rohloff, 
Assistant Law Director Donna Vozar, Building Commissioner Dan Kulchytsky, Secretary Diane 
Veverka. 
 
Moved and seconded to approve the Minutes from June 24, 2014 as submitted. 
Roll call:  Yeas: Five (Mr. Kasaris, Mr. Jankovsky, Mr. Bull, Mr. Gauman, Mr. Rohloff). 
Nays: None.  Minutes approved. 
 
Public Hearing / Open Meeting 
 
Old Business: 
 

(BZA14-08) GT Investments, LLC, George Troicky, and York Delta Parking is 
appealing the Decision of the Building Commissioner as set forth in Codified Ordinance 
Sections 1264.01(b) and 1486.05. The applicant is appealing the Building Commissioner’s 
decision that the nonconforming use and occupancy, consisting of a storage business 
(semi-truck, semi-trailer, truck, boats, etc.) does not comply with the “Use Regulations for 
General Industrial Districts” as described in Section 1278.04.  Furthermore the applicant is 
appealing Building Commissioner’s decision that the certificate of occupancy must be 
obtained as a condition precedent to the occupancy and/or use of a building, structure 
and/or land as set forth by C.O. 1446.02.  The property is located at 12662 York Road, also 
known as PPN: 483-14-008, in a General Industrial district. 

Mr. Kasaris stated that this item was “continued” at the July 22, 2014 BZA meeting for 
various reasons.  Ms. Vozar stated that on September 22, 2014, she spoke with the 
attorney, David Leneghan. He indicated that they were going to be withdrawing their 
appeal. Ms. Vozar added that she is submitting the letter dated 9/22/14 (Exhibit A) to 
the BZA for their actions.   

Moved by Mr. Jankovsky, seconded by Mr. Rohloff to dismiss the appeal.  
Roll call: Yeas: Five (Mr. Kasaris, Mr. Jankovsky, Mr. Bull, Mr. Rohloff, Mr. Gauman).  
Nays: None.  BZA14-08 was dismissed (5-0). 

 

New Business: 
 

(BZA14-17) Bob Cutler Signs, Inc. is requesting two variances to Chapter 1284 “Signs”. 

Variance #1: A variance is being requested to Section 1284.04 (b)(1) “Building and Lot 
Frontages”, of the City of North Royalton Zoning Code. They would like to vary from the 
use of the principal façade of the building to calculate sign area for the property located at 
9921 York Alpha Drive, PPN: 483-13-017, in a General Industrial district. 

Variance #2: A variance is being requested to Section 1284.04 (f)(1) “Corner Lots”, of the 
City of North Royalton Zoning Code to install a sign on a façade that does not have 
frontage on a public street for the same proposed sign located at 9921 York Alpha 
Drive, PPN: 483-13-017. 
 
Lynn Schreiber, owner of Industrial Grinders, stated her company is a specialized company 
and needs more presence for the existence of the facility and needs to promote the 
business actively. She added that they have a sign on the front of the business but would 
like to take advantage of the luxury of facing the turnpike to promote the business with 
additional signage. Scott Hixon from Bob Cutler Signs, Inc., stated the proposed non-
illuminated sign has 2 ft. letters.  Dan Langshaw, Ward 3 City Councilman, stated he is in 
support of the approval of the signage in the hopes of keeping this company viable and in 
the city of North Royalton. He added that a neighboring business has a similar sign facing 
the turnpike.  
 
Mr. Kasaris said his findings for both Variance #1 and Variance #2 for the Board are as 
follows:  the applicant is not asking for a substantial variance, the character of the 
neighborhood will not be substantially altered by the sign and it will not adversely affect the 
delivery of governmental services.  
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Variance #1:  Moved by Mr. Jankovsky, seconded by Mr.  Bull to approve the applicant’s 
use of a Façade that does not face a street or contain the main entry to calculate 
signage. 
Roll call: Yeas: Five (Mr. Kasaris, Mr. Jankovsky, Mr. Bull, Mr. Rohloff, Mr. Gauman).  
Nays: None.  Variance approved. 
 
Variance #2:  Moved by Mr. Jankovsky, seconded by Mr. Bull to approve the installation 
of signage on a façade that does not face a street.  
Roll call: Yeas: Five (Mr. Kasaris, Mr. Jankovsky, Mr. Bull, Mr. Rohloff, Mr. Gauman).  
Nays: None.  Variance approved. 
 
 
(BZA14-18) Gerald Miller is requesting a variance to Chapter 1270 “Residential 
Districts”, Section 1270.05 “Schedule of Area, Yard and Height Regulations”, of the 
City of North Royalton Zoning Code for relief from the minimum 10 ft. side yard setback 
requirement for the proposed awning addition they wish to construct at 8430 Parkdale 
Drive, also known as PPN:482-05-023, in a R1-A zoning district. 
 
Mr. Kulchytsky clarified that the use of the word “awning” here is more closely defined as a 
car port or roof cover. He said it would be considered a portion of the building. He added 
that it would not increase the amount of impervious area and given the amount of space 
between the properties he does not anticipate seeing any problems with drainage.  
 
The applicant, Gerald Miller, said he would like to cover the area where the concrete is to 
have an additional covered area for parking. The applicant was asked if it would have 
gutters; he replied yes. Mr. Kulchytsky asked that the Engineering Department review 
design for water runoff. Applicant stated that the neighbors have no issues with the 
installation of this awning. 
 
Mr. Kasaris said his findings for the Board are as follows:  the character of the neighborhood 
will not be altered by the car port, it will not adversely affect the delivery of governmental 
services and the applicant is not asking for a substantial variance. 

 
Moved by Mr. Jankovsky, seconded by Mr. Bull to approve a variance of 5 ft. less than 
the minimum required side yard setback per Section 1270.05 of the Zoning Code.   
Roll call: Yeas: Five (Mr. Kasaris, Mr. Jankovsky, Mr. Bull, Mr. Rohloff, Mr. Gauman).  
Nays: None.  Variance approved. 
 
Ms. Vozar requested a 5 minute recess. Recess granted. 
 
 
(BZA-14-19) Andrew Fabris et al. is requesting a variance to Chapter 1270 “Residential 
Districts”, Section 1270.05 “Schedule of Area, Yard and Height Regulations”, of the 
City of North Royalton Zoning Code to allow for relief from the minimum 20,000 sq. ft. lot 
requirement for PPN:489-15-064 located on State Road in a R1-A district. 
 
Mr. Kasaris stated that after meeting with the Law Department, they expressed a need to 
have further discussion with the applicant as to the appropriate way for the Board to proceed 
with this request; therefore, she recommended a continuance on this request. The 
Applicant, Andrew Fabris, came forward and consented to the continuance.  Mindi Kasper 
was present and said she is interested in purchasing this property. She does not want to 
move forward on the plans until she knows if it is a buildable lot. Ms. Vozar said there is 
nothing for the Board to move forward on at this time. A variance may not be required. She 
said she would meet with the applicant and Ms. Kasper after the meeting or at a later time if 
they choose. 
 
Moved by Mr. Bull, seconded by Mr. Rohloff to continue this request. 
Roll call: Yeas: Five (Mr. Kasaris, Mr. Jankovsky, Mr. Bull, Mr. Rohloff, Mr. Gauman).  
Nays: None.  Continuance granted. 
 

 
(BZA14-20) Ted Plechaty is requesting a variance to Chapter 1270 “Residential 
Districts”, Section 1270.14 “Landscape Features, Fences, Walls”, Paragraph (c) of the 
City of North Royalton Zoning Code to allow for relief from the minimum 50 foot required 
setback for a fence that is proposed at 10150 Boston Road also known as PPN:485-21-
006 in a R1-A district. 
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The applicant, Ted Plechaty, stated that he lives on a corner lot and is looking for a variance 
to enclose his whole back yard. The current ordinance would divide his property and only 
permit him to fence in 1/3 of his back yard. Mr. Kulchytsky said the Building Department is 
currently looking at making a change to our requirement for a corner lot.  
 
Mr. Kasaris said his findings for the Board are as follows:  this is an area currently before the 
Building Codes Board, it will not affect the delivery of governmental services, it is the 
minimum necessary to make reasonable use of the land since it is a corner lot, it will not 
alter the character of the neighborhood and the applicant’s predicament cannot be obviated 
by any other method other than a variance.    
 
Moved by Mr. Jankovsky, seconded by Mr. Bull to approve a variance of 48 feet less 
than the required side yard setback line for this proposed fence per Section 1270.14 
(c) of the Zoning Code. 
Roll call: Yeas: Five (Mr. Kasaris, Mr. Jankovsky, Mr. Bull, Mr. Rohloff, Mr. Gauman).  
Nays: None.  Variance approved. 
 
 
(BZA14-21) Pascal Boutros / Subway is requesting a variance to Chapter 1284 “Signs”, 
Section 1284.05 “Design Standards”, paragraph (n) “Style and Color”, of the City of 
North Royalton Zoning Code for relief from the requirement which states that the style or 
design of signs shall be consistent throughout a particular building and that the colors of 
signs shall be compatible with the color of the building façade and other existing and 
proposed signs. His request is for the property located in Plaza DiAngelo, 5660 Wallings 
Road, also known as PPN:489-11-016 in a Local Business district.   
 
Mr. Kasaris stated he has a request signed by the Applicant stating he would like the matter 
to be withdrawn. 
 
Moved by Mr. Jankovsky, seconded by Mr. Bull to remove BZA14-21 from the agenda.  
Roll call: Yeas: Five (Mr. Kasaris, Mr. Jankovsky, Mr. Bull, Mr. Rohloff, Mr. Gauman).  
Nays: None.  Request to remove granted. 
 
 
(BZA14-22) Ryan & Annelise Sullivan is requesting three variances to Chapter 1270 
“Residential Districts” of the City of North Royalton Zoning Code for a proposed 
accessory building on their property located at 3001 Wiltshire Road, also known as 
PPN:486-30-002 in a RRZ (Rural Residential district).   
 
Variance #1: A variance being requested is to Section 1270.04 (g) “Area, Yard and 
Height Regulations”, proposing to vary from the required 15 ft. maximum height for 
accessory buildings.  Applicant would like to erect a 20 ft. high accessory structure.  
 
Variance #2: A variance is being requested is to Section 1270.05 “Schedule of Area Yard 
and Height Regulations”, proposing to vary from the required 45 ft. front yard setback. 
The applicant would like to erect a structure 10 ft. from the right-of-way.   
 
Variance #3: A variance being requested is to Section 1270.12 (a)(1)(B.) Yards for 
Accessory Building and Uses”, proposing to vary from the 1,925 sq. ft. maximum 
permitted for an accessory structure. The applicant is proposing to erect a two-story 
2,640 sq. ft. accessory structure. 
 
The applicant, Ryan Sullivan stated he would like to make changes to the home. He said 
they would like to add a second story for two home offices for both him and his wife that 
would be secure as well as space for additional storage. He said he would also like to make 
the attached garage a family room, and add an additional garage onto the front of his home. 
The detached garage is not visible from the road because of the difference in elevation.  He 
said the second story would increase the height by an additional 8 ft. Mr. Kulchytsky said the 
buildings would not significantly impact the area atheistically. 
 
Mr. Kasaris said his findings for the Board are as follows:  the variance will not affect the 
delivery of governmental services, it will not alter the character of the area, and for variance 
#1 and #3 it is a minimum amount necessary to accomplish what the applicant is proposing.  
He added that variance #2 has special circumstances because of the terrain that cannot be 
feasibly obviated by some other method other than a variance. 
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Variance #1:  Moved by Mr. Jankovsky, seconded by Mr. Bull to approve a variance of 5 
feet more than the maximum height allowed for an accessory structure per Section 
1270.04 (g) of the Zoning Code to erect a 20 ft. high accessory structure.  
Roll call: Yeas: Five (Mr. Kasaris, Mr. Jankovsky, Mr. Bull, Mr. Rohloff, Mr. Gauman).  
Nays: None.  Variance approved. 
 
Variance #2:  Moved by Mr. Jankovsky, seconded by Mr. Bull to approve a variance of 35 
ft. less than required front yard setback per Section 1270.05 of the Zoning Code to 
erect a structure to be located 10 ft. from the right-of-way.   
Roll call: Yeas: Five (Mr. Kasaris, Mr. Jankovsky, Mr. Bull, Mr. Rohloff, Mr. Gauman).  
Nays: None.  Variance approved. 
 
Variance #3: Moved by Mr. Jankovsky, seconded by Mr. Bull to approve a variance of 
715 sq. ft. more than the maximum permitted per Section 1270.12 (a)(1)B. of the 
Zoning Code with regard to the proposed accessory structure. 
Roll call: Yeas: Five (Mr. Kasaris, Mr. Jankovsky, Mr. Bull, Mr. Rohloff, Mr. Gauman).  
Nays: None.  Variance approved. 
 
 
(BZA14-23) Laura Elek is requesting a variance to Chapter 1270 “Residential Districts”, 
Section 1270.12 (a)(1)B. “Yards for Accessory Buildings and Uses”, of the City of North 
Royalton Zoning Code to allow for relief from the maximum 991 square footage for an 
accessory building of 1,104 sq. ft. that is proposed at 19761 State Road, also known as 
PPN:486-28-025 in a RRZ (Rural Residential district). 
 
The applicant, Laura Elek stated they have done extensive renovation to the house and 
cleaned up the yard. They are asking for a variance for storage of their recreational 
equipment and two vehicles.  Mr. Kulchytsky stated the variance is not significant compared 
to some of the other heard at tonight’s meeting. He added that the small shed in the back 
yard was not considered as part of the application and would need to be removed. The 
applicant agreed that it would be removed. 
 
Mr. Kasaris said his findings for the Board are as follows:  the variance request of 113 sq. ft. 
is minimum; it will not adversely affect the delivery of governmental services and it will not 
alter the character of the neighborhood. 

 
Moved by Mr. Jankovsky, seconded by Mr. Bull to approve a variance of 113 sq. ft. more 
than the maximum permitted per Section 1270.12 (a)(1)B. of the Zoning Code with 
regard to the proposed accessory structure. 
Roll call: Yeas: Five (Mr. Kasaris, Mr. Jankovsky, Mr. Bull, Mr. Rohloff, Mr. Gauman).  
Nays: None.  Variance approved. 
 
 
(BZA14-24) Paul Jenkins is requesting two variances to Chapter 1270 “Residential 
Districts”. 

 
Variance #1: A variance is being requested to Section 1270.12 (a)(1)B. “Yards for 
Accessory Buildings and Uses”, of the City of North Royalton Zoning Code to allow for 
relief from the maximum 792 square footage permitted for a proposed accessory 
building of 864 sq. ft. that is proposed at 7264 Edgerton Road, also known as PPN:487-
20-018 in a RRZ (Rural Residential district). 
   
Variance #2: A variance is being requested to Section 1270.04 “Area, Yard and Height 
Regulations”, Paragraph (g), of the City of North Royalton Zoning Code to allow for relief 
from the maximum 15 foot height restriction for the same accessory building located at 
7264 Edgerton Road.  
 
The applicant, Paul Jenkins stated he has an attached two-car garage and needs additional 
space for storage and additional vehicles. He said he will be removing the existing wooden 
12 ft. x 16 ft. barn. 
 
Mr. Kasaris said his findings for the Board are as follows:  the character of the neighborhood 
would not be substantially changed, it will not adversely affect the delivery of governmental 
services and it is in conformity with the sprit and intent of the zoning code. He added that 
variance #2 is not a substantial variance. 
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Variance #1: Moved by Mr. Jankowski, seconded by Mr. Bull to approve a variance of 72 
sq. ft. more than the maximum permitted per Section 1270.12 (a)(1)B. of the Zoning 
Code with regard to the proposed accessory structure. 
Roll call: Yeas: Five (Mr. Kasaris, Mr. Jankovsky, Mr. Bull, Mr. Rohloff, Mr. Gauman).  
Nays: None.  Variance approved. 

 
Variance #2: Moved by Mr. Jankowski, seconded by Mr. Bull to approve a variance of 3 
feet more than the maximum height allowed for an accessory structure per Section 
1270.04 (g) of the Zoning Code.  
Roll call: Yeas: Five (Mr. Kasaris, Mr. Jankovsky, Mr. Bull, Mr. Rohloff, Mr. Gauman).  
Nays: None.  Variance approved. 

 
 
Adjournment: 
 
Moved by Mr. Bull, seconded by Mr. Jankowski to adjourn the BZA meeting for September 23, 
2014.  Roll call: Yeas: Five (Mr. Kasaris, Mr. Rohloff, Mr. Jankovsky, Mr. Bull, Mr. Gauman). 
Nays: None. Motion carried. 
 
Meeting adjourned at 8:10 p.m.  
 
 
APPROVED:  /s/ Dan Kasaris            ______      DATE APPROVED: _ November 25, 2014__  
                               Chairman 
 
                            
ATTEST:       /s/ Diane Veveverka_________  
                               B.Z.A. Secretary 
 


