
The North Royalton Planning Commission held a Public Hearing in the Council Chambers, 13834 
Ridge Road, on Wednesday, January 4, 2012.  The meeting was called to order by Chairman Victor 
Bull at 7:00 pm. 
 

Present:  Chairman Victor Bull, Don Willey, 
Cheryl Hannan, Mayor Stefanik, Tim Miller, City Engineer Mark Schmitzer, 

Building Commissioner Rito Alvarez, Law Director Tom Kelly, 
Secretary Julie Broestl. 

 
Chairman Bull: Being 7:00, I welcome you to the Public Hearing portion of the North Royalton 
Planning Commission meeting for the 4th of January, 2012.  Prior to calling the roll, I would like to 
welcome Tim Miller to our midst as our newest member of the Planning Commission.  Mrs. Broestl, 
please call the roll. 
 
Roll was called. 
 
Chairman Bull:  Please join me in the Pledge of Allegiance to the flag of our Country. 
 
The Pledge was recited by all. 
 
Public Hearing: 
 
Purple Skies Farm/David and Visar Duane, 18802 State Road, Rural Residential Zoned, PPN: 
486-14-007 & 008. Site Plan Approval for a Bed and Breakfast and Accessory Structures. 
 
Chairman Bull:  Is the applicant present?  Could  you come up and make your proposal please. 
 
Mr. David Duane approached the microphone 
 
Mr. Duane: My name is David Duane and I'm a long term resident of North Royalton.  I've been here 
for about 20 years.  Can you hear me okay? 
 
Chairman Bull:  Yes.  We need your address as well. 
 
Mr. Duane:  I reside at 4980 Corkwood Drive in North Royalton.  It is in the Royal Valley Subdivision 
near Wallings and State.  I purchased the property at 18802 State Road in North Royalton 
approximately May of this year.  My wife and I feel it is  a dream come true.  We had the opportunity to 
purchase the property and our intent is to develop an organic farm.  We have a number of crops we are 
planning on growing on the property. In a significant manner we intend to grow various berries.  We are 
talking about blueberries, strawberries, raspberries, and in addition to that a number of produce items, 
things like Edam, soy beans, and painted corn.  Sorry, my mind is going blank but it will come back to 
me.  A number of organic produce items. 
 
Tom Jordan:  Mr. Chairman.  To the applicant, if he could describe the buildings that would be located 
out there.  19-acres, and you are building how many buildings and the square foot of each.  That would 
be of interest. 
 
Eric Newland approached the microphone 
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Eric Newland:  Hello.  I'm Eric Newland  and the acting architect on the project.  What we would like 
to do on this large parcel is create three buildings.  The first building that we would construct is the 
accessory cold storage building.  This would be a place that Mr. Duane would store his tractor, any kind 
of seeds,we would actually like to harvest rain water and keep that in barrels and keep that in the 
building as well.  Just a place where we could store farm equipment to get this farm up and going.  
Second structure would be on the northern end of the property.  We are looking at building an accessory 
building.  It's an odd duck really.  It would have many uses. First, being a place that Mr. Duane can 
gather vegetables and clean them.  A kitchen with some wash sinks to clean vegetables and do whatever 
else that they would need to do.  Secondly, we have a small gathering space in this building where we 
could hold things like baby showers, cooking classes maybe, maybe the boy scouts could meet there, 
I'm not sure.  But, it overlooks 20 acres of beautiful North Royalton views and we would really like to 
capitalize on that.   
 
David Duane:  In that building, in addition, we do intend to try and work with the school system so that 
we can have groups of students come out and learn about farming techniques and lean about natural 
resources.  It is a beautiful piece of property.  The topography drops off from State Road and goes 
down approximately 50-feet to the low end and a creek area.  It is just a beautiful piece of property.  
The reason why we chose Purple Skies Farms as a name is because when you look out over the vast 
area of the 19.5-acres, especially come the evening, there is beautiful skies with purple, pink and gold, 
and different shades of blue.  So I said, “That's it, we want to call it Purple Skies”, it is a beautiful area.  
In addition to the accessory building, I also intend to use it as a green house so that we can initiate 
small plants inside while it is still cold outside, so it would be an area to get production started. 
 
Tom Jordan:  Mr. Chairman to the applicant.  The size of the first building and when do you plan to 
build it? 
 
Eric Newland:  The first building is approximately 1,200-square feet. 
 
Tom Jordan:  The size of the second building and when do you plan on building it? 
 
Eric Newland:  We are estimating right now around 4700-square feet and that is about three to five 
years down the road. 
 
Tom Jordan:  Are you talking about the main residence or the second building? 
 
Eric Newland:  The second building. 
 
Tom Jordan:  Mr. Chairman to the applicant.  The third and final building that you are talking about? 
 
Chairman Bull:  Excuse Me, Mr. Jordan, the type of questions you are currently asking will be 
addressed in the Regular Order of Business. 
 
Tom Jordan:  I just wanted to direct them through their presentation.  Go ahead. 
 
Eric Newland:  Okay.  So, the main primary residence will be where Mr. and Mrs. Duane are  going to 
live and we are also going to add onto that building about three to four bedrooms that could be rented 
out to the Bed and Breakfast itself.  We are trying to create something quaint, small and kind of like a 
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really great atmosphere.  The time table we are looking at is probably around seven to ten years down 
the road, if you will. 
 
David Duane:  Down the road.  Once we get the farm operation up and running, and we are able to 
market the crops.  Financially speaking, we need to be able to do that before we build the home. 
 
Eric Newland: So, in summary, need to build one of the accessory buildings which is 1,200 square foot, 
as soon as we can we would like to build this.  Accessory building two, about 4,700 square foot, within 
the next two to three years.  And the primary residence, which we estimate should be around 5,000 
square foot, in about seven years. 
 
Chairman Bull:  Thank you.  Since this is the Public Hearing portion anyone from the community that 
would like to address this at this point, if they would come up to the microphone and state their name 
and address, and address all their comments to the Commission. 
 
Eric Newland:  Where would you like me to stand? 
 
Chairman Bull:  Just sit right there, that would be fine.  Since you do have a written presentation, turn it 
into the secretary upon completion.  That would be fine. 
 
Daniel Watson approached the microphone 
 
Daniel Watson: My name is Daniel Watson and I live at 5741 Cady Road.  Like I said before, thank you.  
(Daniel Watson read verbatim the letter attached to the back of these minutes.) 

Mr. Watson handed the letter to Julie Broestl, secretary. 

Chairman Bull:  Thank you. 
 
Larry Hebrink approached the microphone. 
 
Larry Hebrink:  Good evening.  My name is Larry Hebrink, I live at 5320 Cortland Reserve Drive.  My 
property and Mr. Duane's property abut each other.  The north end of my property and the south end of 
his property.  I have basically two questions that I would like answered.  Just north of my property is 
basically a bramble of old fruit trees, grape vines, and whatever.  I would like to know what the plans 
are, if any, for that portion.  I reviewed the plans at the Building Department and it didn't really show 
anything in that area.  I'm curious about what is going in there.  The second issue I have is that the prior 
house on that property used a septic system.  When the property was for sale, I had two perspective 
buyers, Mr. Duane was not one of them, come up to my house and asked me if they could purchase an 
easement for sewer lines that would run along side of my property.  The nearest sanitary sewer line to 
that property is a cul-de-sac which I live on.  It is my understanding that there is no sanitary sewer 
between Cady Road and Wiltshire Road along State.  There is water there because there are fire 
hydrants there, but no sewer lines there.  So, I'm curious how he plans on plugging into the City sewer 
system.  Thank you. 
 
Chairman Bull:  Does anyone else wish to be heard on this?  I would ask for a motion to move this to 
the regular order of business. 
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Moved by Don Willey, seconded by Mayor Stefanik, to move Purple Skies Farms to the regular 
order of business.   
 
Chairman Bull:  It has been moved and seconded.  Mrs. Broestl,  please call the roll. 
 
Don Willey:  Yes 
Cheryl Hannan: Yes 
Tim Miller:  Yes 
Mayor Stefanik: Yes 
Chairman Bull: Yes 
 
Yeas – all.  Nays – none. 
Motion carried. (5-0) 
 
Conrad's Tire Express/TDA Architecture, 5118 Royalton Road, TCD Zoned, PPN: 488-19-013. 
Site Plan Approval for new addition, parking lot and trash enclosure. 
 
Mayor Stefanik:  Mr. Chairman, if I may for a second.   
 
Chairman Bull: Mr. Mayor. 
 
Mayor Stefanik:  I see some confusion in the audience.  What you just heard will be moved over to the 
regular order of business.  In about 15 minutes we will be talking about it again.  So, don't go running 
out the door, you will get a chance to hear what the Commission has to say about it.  Thank you. 
 
Chairman Bull:  Thank you.  At that time the residence will also hear the comments of the City 
Engineer and the Building Commissioner and Law Director. 
 
Mr. Bob Orovets approached the microphone. Mr. Dominic Umek approached the microphone. 
 
Mr. Orovets:  Good evening.  I'm Bob Orovets, an architect of Benz Design Architecture.  4135 Erie 
Street, Willoughby, Ohio. 
 
Mr. Umek:  Dominic Umek, General Manager of Conrad Tire, 14575 Lorain Avenue, Cleveland. 
 
Mr. Orovets:  Good evening.  We are here tonight to ask to be able to put a 1,200 square foot service 
bay addition on the rear of the building. It will be three service bays.  We would also like to add some 
more parking in the back.  Obviously, we do need to do some engineering on the property for proper 
drainage and all that good stuff.  Where the addition is going to go there is currently a very old tire and 
trash enclosure that we are going to tear down and replace it with a new one that will match the 
materials of the building.  I think we submitted plans but just on this plan you can see the existing 
building is in the lighter shade and we are adding this addition in the back and here is the parking lot.  
In the back you will see the new trash enclosure.  I think that is all.  We can entertain any questions.  
Thank you. 
 
Chairman Bull:  Does anyone in the audience have anything they wish to add on Conrad's?  If not I 
need a motion to move to the regular order of business. 
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Moved by Mayor Stefanik, seconded by Don Willey, to move Conrad's Tire to the regular order of 
business. 
 
Chairman Bull:  It has been moved and seconded.  Mrs. Broestl, please call the roll. 
 
Cheryl Hannan: Yes 
Tim Miller:  Yes 
Mayor Stefanik: Yes 
Don Willey:  Yes 
Chairman Bull: Yes 
 
Yeas – all.  Nays – none. 
Motion carried. (5-0) 
 
Cuyahoga County Public Library/Richard Fleischman & Partners, Local Business Zoned. 
PPN: 448-08-003. Wallings Road.  Site Plan Approval for the new North Royalton Library. 
 
Mr. Jason Nolde approached the microphone 
 
Mr. Nolde: Jason Nolde here, with Richard Fleischman Architects. Can I use this easel here? 
 
Don Willey:  If you can get it to work. 
 
Laughter from the audience. 
 
Chairman Bull:  Turn it a bit so the residents can see it as well. 
 
Mr. Nolde:  We are coming to  you today for site plan approval. With me I have Mike McAndrews with 
Stoller, and  Roger Yatchee with Cuyahoga County Library systems.  We also brought a large size 
model as well to better represent the site. We are coming today to present to you the site plan we have 
developed thus far for the public library. For those that are not familiar, this is located near the YMCA 
project that is moving forward right now.  This is located off Wallings Road near the intersection of 
Wallings and State. We will be building 30,000 square foot building here and just to walk through our 
site layout.  We have met with the community on two occasions to gather some input to have open 
houses at the existing branch library which will be located here. Let me start with the layout of the site 
as it is right now.  It is a very vegetative site and we wanted to take advantage of that.  We were very 
conscience in terms of how we lay out the building in terms of being respectful to the residential zones 
that are located down on the drawings here. Where we have more of business districts here near the 
intersection of State Road.  Here is where the building will be and the parking is over here, further 
away from the residential area.  Also, due to the relationship of the State Road intersection and the 
private drive that is on the top of that drawing, we worked with Mr. Jordan and the City Engineering 
and have agreed upon showing the entrance and ingress and egress to the library off of that private 
drive rather than putting a new curb off of Wallings Road here.  Coming off of that private drive, we 
have an entrance that will take you in through two portions of the library that this will now offer to the 
patrons a service window that will allow people to call ahead and get materials and also an exterior 
book drop that again, will allow people to drive up and drop off their books. We also allow for a drop 
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off here and parking here up front.  The building entrance is located right here.  Again, to take 
advantage of the existing site. This vegetation will be used as a buffer to prevent some light pollution 
for the parking lots begin made.  In addition some other items here with this site plan we are showing 
vegetative swales in the mediums of the parking to try and  help the storm water run off for quality 
proposes. We are showing the service entrance to the library and this is where we will be placing the 
dumpster.  We obviously will be screening that in multiple ways with the screen wall and the vegetation 
we have shown here.  With that I guess I will open up to any questions you may have on the site plan. 
 
Chairman Bull:  Do any of the residents have any comments to make on this proposal?  Please come up 
and state your name and address and address the commission. 
 
Mr. Romano approached the microphone. 
 
Mr. Romano:  I'm Mr. Romano and I live 11431 State Road. The reason I am here is I want to know 
where is the water going to go?  On the north side of the building or on the east side?  Where will it be 
retained.  If you would like to know exactly what's on my mind, I'm not going to tell you.  The retainer 
next store to me can handle the water, but when it rains that really gets full.  Over full is the problem.  
If you coud direct the water to a specific space that would make me comfortable.  I appreciate what I 
say.  I thank you very much. 
 
Chairman Bull:  Does anyone else in the audience have anything else to say?  I would ask for a motion 
to refer this to the regular of business. 
 
Moved by Don Willey, seconded by Mayor Stafanik to move the North Royalton Library to the 
regular order of business. 
  
Chairman Bull:  It has been moved and seconded.  Mrs. Broestl, please call the roll. 
 
Tim Miller:  Yes 
Mayor Stefanik: Yes 
Don Willey:  Yes 
Chairman Bull: Yes 
Cheryl Hannan: Yes 
 
Yeas – all.  Nays – none. 
Motion carried. (5-0) 
 
Chairman Bull:  Motion  to adjourn. 
 
Moved by Don Willey, seconded by Mayor Stefanik, to adjourn the Public Hearing. 
 
Chairman Bull:  It has been moved and seconded.  Mrs. Broestl, please call the roll. 
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Mayor Stefanik: Yes 
Tim Miller:  Yes 
Cheryl Hannan: Yes 
Don Willey:  Yes 
Chairman Bull: Yes 
 
Yeas – all.  Nays – none. 
Motion carried.  (5-0) 
 
 
Public Hearing was adjourned at 7:32 pm 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
The North Royalton Planning Commission held a Regular Meeting in the Council Chambers, 13834 
Ridge Road, on Wednesday, January 4, 2012.  The meeting was called to order by Chairman Victor 
Bull at 7:32 pm. 

Present:  Chairman Victor Bull, Don Willey, 
Cheryl Hannan, Mayor Stefanik, Tim Miller, City Engineer Mark Schmitzer, 

Building Commissioner Rito Alvarez, Law Director Tom Kelly, 
Secretary Julie Broestl. 

 
Chairman Bull: I would like to call to order the regular meeting of the North Royalton Planning 
Commission.  Mrs. Broestl, please call the roll. 
 
Chairman Bull:  Mr. Law Director,  do we need a motion to excuse Mr. Miller from voting on the 
minutes? 
 
Tom Kelly:  It would be appropriate, yes sir. 
 
Chairman Bull:  Thank you.  I would ask for a motion to excuse Mr. Miller from voting on the minutes. 
 
Moved by Don Willey, seconded by Mayor Stefanik, to excuse Mr. Tim Miller from voting on the 
minutes. 
 
Chairman Bull:  It has been moved and seconded. Please call the roll. 
 
Don Willey:  Yes 
Cheryl Hannan: Yes 
Mayor Stefanik: Yes 
Chairman Bull: Yes 
 
Yeas – all.  Nays – none. 
Motion carried. (4-0) 
 
Chairman Bull:  Motion to approve the minutes of November 16, 2011. 
 
Moved by Mayor Stefanik, seconded by Don Willey, to approve the minutes of November 16, 2011. 
  
Cheryl Hannan: Yes 
Don Willey:  Yes 
Mayor Stefanik: Yes 
Chairman Bull: Yes 
 
Yeas – all.  Nays – none. 
Motion carried. (4-0) 
 
Chairman Bull:  A motion to approve the minutes of December 7, 2011. 
 
Moved by Mayor Stefanik, seconded by Cheryl Hannan to approve the minutes of December 7, 2011. 
 
Chairman Bull:  It has been moved and seconded. Please call the roll. 
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Cheryl Hannan: Yes 
Don Willey:  Yes 
Mayor Stefanik: Yes 
Chairman Bull: Yes 
 
Yeas – all.  Nays – none. 
Motion carried. (4-0) 
 
Old Business 
 
Woodcroft Glen, Royalton Road, GB and RMD Zoned.  Woodcroft Glen Phase 2 Final Plat 
 Approval.  Tabled. 
 
Julie Broestl:  I need a motion and a second to remove from the table. 
 
Moved by Mayor Stefanik, seconded by Don Willey, to remove Woodcroft Glen from the Table. 
 
Chairman Bull:  Please call the roll. 
 
Mayor Stefanik: Yes 
Don Willey  Yes 
Tim Miller:  Yes 
Cheryl Hannan: Yes 
Chairman Bull: Yes 
 
Yeas – all.  Nays – none. 
Motion carried. (5-0) 
 
Chairman Bull:  We need a motion and a second for a 90-day extension. 
 
Moved by Mayor Stefanik, seconded by Don Willey, to approve a 90-day extension for Woodcroft 
 Glen. 
 
Chairman Bull:  Please call the roll. 
 
Mayor Stefanik: Yes 
Don Willey  Yes 
Tim Miller:  Yes 
Cheryl Hannan: Yes 
Chairman Bull: Yes 
 
Yeas – all.  Nays – none. 
Motion carried. (5-0) 
 
Medina County Port Authority/One Community, Along St. Route 2 (Ridge Road) 
Approval to construct an Aerial Fiber Network Through N. Royalton along Ridge Road. Tabled. 
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Julie Broestl:  I need to have this removed from the table. 
 
Chairman Bull:  I need a motion and a second to remove from the table. 
 
Moved by Mayor Stefanik, seconded by Don Willey, to remove Medina County from the table. 
 
Chairman Bull:  Please call the roll. 
 
Tim Miller:  Yes 
Cheryl Hannan: Yes 
Mayor Stefanik: Yes 
Don Willey  Yes 
Chairman Bull: Yes 
 
Yeas – all.  Nays – none. 
Motion carried. (5-0) 
 
Chairman Bull:  Motion and a second for a 90-day extension. 
 
Moved by Don Willey, seconded by Mayor Stefanik, to approve a 90-days extension. 
 
Chairman Bull:  It has been moved and seconded.  Please call the roll. 
 
Don Willey  Yes 
Tim Miller:  Yes 
Cheryl Hannan: Yes 
Mayor Stefanik: Yes 
Chairman Bull: Yes 
 
Yeas – all.  Nays – none. 
Motion carried. (5-0) 
 
New Business 
 
Purple Skies Farm/David and Visar Duane, 18802 State Road, Rural Residential Zoned, PPN: 
486-14-007 & 008. Site Plan Approval for a Bed and Breakfast and Accessory Structures. 
 
Chairman Bull:  Mr. Duane, do you have anything that you would like to add to your presentation? 
 
David Duane:  Yes sir.  I appreciate the community members that expressed their concern of the 
number of items.  Is it appropriate to response at this point? 
 
Chairman Bull:  Yes.  And Mr. Jordan would you like to join in this as Community Director. 
 
Tom Jordan: Actually, I think you were taking good notes. 
 
David Duane:  Don't rely on these notes.  First off, I want to say we want to act in a very responsible 
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manner and fashion and environmentally conscience manner, as well.  No damage to any adjacent 
properties what-so-ever, that is not our intentions.  We will make every effort to make that possible.  As 
we go forward we will make sure that we are responsive to that as we go forward.  The walking path 
surface is loose stones, crushed stone type of path.  I'm very respectful of wetlands.  We would not 
upset a marsh.  We would work our way around any environmental issue like that.  We would certainly 
be respectful of any other properties.  We would be open to any type of signage that would let people 
know where property lines are and that they need to be respectful of others property.  Terms of 
illumination; so that we could use the path in the evening hours.  Especially during those evenings that 
have the purple skies  We certainly would not to want it to go on all night long or even after responsible 
hours.  I don't have an exact number to provide you with, but I think it would be somewhere along the 
lines of late evening but not nights.  Some time around 10:00 or 11:00 in the evening at the latest.  We 
would not want people traipsing around the property late at night. In terms of the area south of the 
property and north of Larry's property, our intentions at this point is that it is a vineyard area that is well 
overgrown, and we do intend to restore the vineyard area back.  We want to make it a rich and 
welcoming environment and we want to add to the value of our neighbors and not distract it in any way 
or fashion.  The septic is a issue that we will have to work on.  Larry has made a point to that as the 
sewers run along State Road to that area.  We will have to address that later.   
 
Eric Newland:  One more thing I need to mention is that there was an issue about draining  Being that 
we are trying to design a farm here, every ounce is gold to us.  If we could contain as much water on 
site as we can, that is our goal. We don't intend to overload any tributaries or watercourses nearby. That 
is our vision.  We would like to contain all tributaries/.  Pending your motion and approval of this site 
we are building a team of civil engineers and storm water engineers to tell us how much retention or 
how much collection we would need to have on site to keep.  Thank you. 
 
Chairman Bull:  Thank you. 
 
Tom Jordan:  Mr. Chairman, I do have one question for the applicant.  You actually didn't clarify one 
point that is important to the neighbors.  It is about the sanitary sewer.  It is my understanding that you 
are proposing a septic system for the facility, is that correct? 
 
Chairman Bull: Could you come up and talk into the microphone please because it is being recorded. 
 
Eric Newland:  Correct.  As of now,  we are proposing a septic system. However, there has been some 
talk with City Council that there is conversation about a major public land coming through along State 
Road.   
 
Tom Jordan: So that the public understands, the first building that you are building, which I will call a 
barn facility will not require any septic or any sanitary.  It's actually in the later phases that you are 
proposing to instal a septic system and that would facilitate the other two public buildings. 
 
Eric Newland: Correct.  The first building we want to construct has, and we want to collect all the run 
off water from the roof, and all the power will be generated via solar panels on site if we need power 
for the building, and there is no sewer water. 
 
Tom Jordan:  Right.  Mr. Chairman,  what the member of the public was talking about with the sanitary 
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sewer line, there was a prior proposal by a possible purchaser of the residential subdivision that needed 
a sanitary lines.  If they were putting ten or more houses on that 19-acres they would have needed to 
have that sanitary system.  But since they are building really one facility that has enough acreage for a 
sanitary system there is no need to tap into your system. 
 
Don Willey:  Mr. Chairman. 
 
Chairman Bull:  Mr. Willey. 
 
Don Willey:  I thought we tied into the sanitary on Wiltshire when Chief Fabish's mother built her 
house there.  I think that they put a 1000-feet in, if I remember correctly.  I have no idea how far from 
your property this tie in would be.  Am I correct there Mark? 
 
Mark Schmitzer: No.  They did not install sanitary there.  They did have a proposal to do it. They did 
have approval from our Department to do it.  But when it came down to the financial  portion they 
decided to go with the septic system. 
 
Don Willey:  Thank you.  Sorry. 
 
Tom Jordan:  Mr. Chairman, did you want to go through the rest of the comments  from the Building 
Department? 
 
Chairman Bull:  I was going to go to the Engineer first. 
 
Mark Schmitzer:Thank you Mr. Chairman.  I believed you received  a copy of my comments.  I think 
most of them have been addressed and with the commentary back and forth here tonight as part of the 
Public Hearing.  The site city plans and mostly important is stormwater management.  I applaud your 
attempt in preserving as much of the natural space as possible.  That does help keep our drainage ways 
cleaner and with stormwater management by not overloading downstream systems.  I would still like to 
see calculations and design to make sue that you are meeting the City Code with that. It also sounds 
like you are going to be phasing some of the development doing this.  In t+he plans indicate the time 
frames so that we could work on the future possible sanitary or septic or whatever you propose to do. If 
you are going to use a well, I will need to see that on the plans as well and that it meets the Code. I see 
that there is a proposed windmill.  We have Codes on record for various types of windmills.  I would 
differ you to the Building Commissioner to discuss the windmill with him.  Sidewalk, maybe it is 
actually required for any new development along the entire property frontage.  We would need to have 
that shown.  I believe that there is a process that you may request a waiver and that can be decided by 
the administration, but it still needs to be shown on the plans.  We are trying to tie the City by 
sidewalks as much as we can, and that is why we ask new developments to show that on their plans. 
Environmental reports.  I heard you talking about the stone and protecting wetlands and marsh areas,  
We need to see any environment reports done for the property.  We do have a riparian setback code for 
streams and environmentally sensitive areas to make sure we stay away from them depending on how 
much drainage so that we don't impact their buffer or actual environmental issue itself.  That's all I have.  
Thank you. 
 
Chairman Bull; Thank you. 
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Chairman Bull:  Mr. Willey 
 
Don Willey:  Because you are phasing in these buildings and I guess the thing that comes to mind is, 
we are sitting here as the Planning Commission today and seven years from now it may be someone 
else.  I'm wondering and I direct this to our Law Director and the Engineer; should this be phased, like 
phase one, two and three, to simplify the process?  Especially where there are variances needed for this 
particular proposal. 
 
Chairman Bull:  Mr. Law Director. 
 
Tom Kelly:  Mr. Chairman.  Mr. Willey, you right on. The applicants seeking the approval of the 
Planning Commission and then subsequently a building permit, would be issued a building permit for 
the first building they are seeking approval for.  They may very well be back here two more times 
because the Planning Commission's approval and the building permit has a life span.  And when that 
life span is up and I think it is only six months from the issuance of the permit to complete the structure  
or else the permit will expire.  There are certain revival techniques that can be engaged in but as a 
practical matter even though you are being told about  three buildings, technically you are only 
approving one.  The plan calling for an eight year build out exceeds what the Ordinances permit.  At 
least that's my view of it. 
 
Tom Jordan:  Mr. Chairman, the issue which is noted in the notes provided to the applicant, deals with 
their first building and the Rural Residential zoning issue.  They will have to go before the BZA on 
their very first building.  They have 19-acres of vacant land, their very first building which they plan to 
erect will need a variance before it goes up.  So, if their intention is to move forward on the plan, they 
will go before the BZA.  They will apply to them for a variance on it and they most probably be back 
before you again.  If they construct the first building and complete it, and the time expires on their 
overall approval of the site plan, they will again come back to you and get the next building approved.. 
I believe that they will be okay.  The gentlemen plan on going before BZA and come back to you.  
Tonight was really in a large part a benefit of the neighbors who have been calling my department 
about the overall development and for them to understand the whole scope of the project. 
 
Eric Newland:  We don't want transparency.  We want the neighbors to know what we are doing and 
what the Duane's vision is. 
 
Chairman Bull:  Mr. Jordan, do you have any other comments on behalf of the Building Commissioner? 
 
Tom Jordan: The main point is about the accessory buildings and there use. 
 
Chairman Bull:  Thank you.  To the Law Director, any comments? 
 
Tom Kelly:  Nothing further Mr. Chairman. 
 
Chairman Bull:  Thank you.  Do any of the commission members have any comments?  Do any of the 
residents has any additional comments at this time?  Come up and identify yourself again and give your 
address. 
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Daniel Watson approached the microphone 
 
Daniel Watson:  Daniel Watson, 5741 Cady Road.  Two small things.  I did note on the plans that there 
is a small meditation studio planned, which would represent a fourth structure.  It is small and in the 
center.  I just wanted to mention that.  Also, I don't know how relevant this is, but I have no objections 
to having a septic system installed on that property.  My opinion is that I would not like to see sewers in 
the south end of city because it represents a substantial cost to me if they were to be  installed.  It would 
devastate my estate.  Thank you. 
 
Chairman Bull:  I believe at this point we need a motion to table and refer to BZA for the January 25, 
2012 meeting. 
 
Moved by Don Willey, seconded by Tim Miller, to table and refer Purple Skies Farm to Board of 
Zoning Appeals meeting of January 25, 2012 meeting. 
 
Chairman Bull:  Mrs. Broestl, please call the roll. 
 
Cheryl Hannan: Yes 
Tim Miller:  Yes 
Mayor Stefanik: Yes 
Don Willey:  Yes 
Chairman Bull: Yes 
 
Yeas – all.  Nays – none. 
Motion carried. (5-0) 
 
Chairman Bull:  Thank you.  It's tabled. 
 
 
Conrad's Tire Express/TDA Architecture, 5118 Royalton Road, TCD Zoned, PPN: 488-19-013. 
Site Plan Approval for new addition, parking lot and trash enclosure. 
 
Chairman Bull:  Does the applicant have anything else that they wish to add to their presentation? 
 
Don Willey:  Mr. Chairman. 
 
Chairman Bull:  Mr.. Willey. 
 
Don Willey:  I have a question if you don't mind. That shed that you put the old tires in out back, I 
notice that there is a four foot drop from the front to the back, that is going to accelerate when we get 
one of our 100 year rains.  Of course,the apartments right next store have had some flooding, what do 
you anticipate doing with the water run off?  Also, plus you will have more parking area, not a great 
deal, but there will be. That was the concern that I had.  Maybe the engineer has already addressed that. 
 
Mr. Dominic Umek approached the microphone. 
 
 



Planning Commission   Page 15    1-4-2012 
 
Dominic Umek:  First I will address the shed.  It is a covered storage area with doors.  It's a masonry 
structure that will be put up back there. As far as the water control, Bob could answer. 
 
Bob Orovets approached the microphone. 
 
Bob Orovets: We will follow the correct  engineering practices as far as we need.  It will be a hard 
surface pavement, it's just going to be a hard roof structure and it will shed to the back and the water 
that will be picked up either in underwater detention or in impervious material like grass or stones.  We 
understand that we can't dump water on any other properties. 
 
Dominic Umek:  There is currently a swale effect on that property on the east side of the property that 
has water that runs along our building and back around to a stoned retention area, behind the property 
and down the other side to the west.  It doesn't do an effective job of handling the water that is there 
now, so we intend to put in under water culverts to carry that out to the main storm.  It has been a 
problem and a parking lot problem for years ad years. 
 
Don Willey:  Thank you Mr. Chairman. 
 
Chairman Bull:  Thank you Mr. Willey. To the Engineer. 
 
Mark Schmitzer:  Thank you Mr. Chairman.  I believed you received a copy of my comments.  Storm 
water management, you already answered some of my questions.  That's great, we have a concern 
down stream.  I know that the stone area has been functioning as a detention but it hasn't done much.  I 
want to work through with your engineer,  you get, to make sure we get everything taken care of and 
make sure the entire site is handled and management of all the stormwater for that entire site is handled 
and no issue down the road.  I don't know if there has been any environmental reports or if you plan on 
doing anything.  Over the years if you have a detention basin sometimes wetland plants like to grow in 
there. 
 
Dominic Umek:  I've been to the site a couple times and there is nothing growing in those rocks.  We 
will definitely have it looked at.  We have a survey completed, we just haven't done any civil 
engineering yet.  We are waiting on approval. 
 
Mark Schmitzer:  Other than that; after approval from this commission, we need to see full plans with 
all utility extensions, and final plans need to be submitted.  That's all I have. 
 
Chairman Bull:  Mr. Jordan, representing the Building Commissioner. 
 
Tom Jordan: Nothing to add sir. 
 
Chairman Bull:  To the Law Director. 
 
Tom Kelly:  No comment.  Thank you Mr. Chairman. 
 
Chairman Bull:  Anyone else on the Commission have anything?  Anyone in the audience have 
anything they would like to ask or add?  I request a motion and a second to approve Conrad's Tire 
Express site plan. 
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Moved by Don Willey, seconded by Tim Miller to approve Conrad's Tire Express site plan. 
 
Chairman Bull:  It has been moved and seconded.  Mrs. Broestl, please call the roll. 
 
Don Willey:  Yes 
Mayor Stefanik: Yes 
Cheryl Hannan: Yes 
Tim Miller:  Yes 
Chairman Bull: Yes 
 
Yeas -all.  Nays – none. 
Motion carried (5-0) 
 
Cuyahoga County Public Library/Richard Fleischman & Partners, Local Business Zoned. 
PPN: 448-08-003. Wallings Road.  Site Plan Approval for the new North Royalton Library 
 
Chairman Bull: To the applicant, would like to add anything additionally to your application? 
 
Jason Nolde approached the microphone 
 
Jason Nolde:  Jason Nolde with Richard Fleischman Architects.  We are going to bring a site model that 
we completed for the project as well.  If you have some time please take a moment to look at it. 
 
Don Willey:  These guys look like they work for Babbitt Funeral Home. 
 
Laughter from the audience. 
 
The set up for the library was completed on a table for viewing. 
 
Jason Nolde:  We can light it up if you would like. 
 
Chairman Bull:  Could we let that remain after the meeting for anyone that would like to take a look at 
it.  Maybe you could light it up for us.  Do you have anything else you would like to add besides that? 
 
Jason Nolde: Just to respond to the one comment that we received from the audience member. We met 
with the City Engineer and we reviewed the storm water and we have a swale here at the lower portion 
of the property that ends in a bio-cell to o and clean the stormwater before it returns back to the 
ecosystem. We are very conscience about how the stormwater is being handled on our property. 
 
Tom Jordan:  Mr. Chairman, to the applicant, Mr. Romano specifically questioned; you do not empty 
into the storm basin that is located on State Road currently? 
 
Jason Nolde:  Correct. 
 
Tom Jordan:  Mr. Romano, it doesn't empty into that basin.  You are currently handling all the 
stormwater on your site? 
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Jason Nolde: That is correct. 
 
Don Willey:  Mr. Chairman.  So, where is the water from the library going to go.  Go east, southeast, 
southwest, do you know? 
 
Jason Nolde: Any water that makes it way to the detention pond will collect there and anything extra 
and we reviewed this with the City Engineer, will make it's way onto the city parcel that is located to 
the south and replenish the wetlands that are located on that parcel. 
 
Don Willey:  Okay.  Thanks. 
 
Chairman Bull:  To the City Engineer. 
 
Mark Schmitzer:  Yes, to clarify, Mr. Nolde is correct.  The storm water is going to go into the detention 
basin and go south through the city property, and recharge the category three wetland that we have in 
that area.  So, it is contained.  The design is phenomenal and has gone above and beyond and are very 
conscience of the environment.  It exceeds our Code at this point and they haven't even done the final 
design. I'm very pleased with that. Final plans and see my comments and cross sections we will work to 
make sure that we have any of our City's standard details given to you so that it meets your design and 
make sure you have them on the plans.  Environmental reports can be given at the time that you submit 
the final plans.  Traffic impact study will be required to be submitted to my department to be reviewed 
in occurrence with the Community Development Director to see if there are any imposed impacts.  The 
Avalon Event Center, which is currently being built as the YMCA, had a traffic impact study done that 
was prior to the intersection at State and Wallings, even being improved to what it is.  So, the proposed 
impacts on that development with an undersized intersection still did not call out for a traffic light.  I 
think with the improved flow that we have for that intersection and level of service, I think the traffic 
study will show very little, if any, may be required.  We have talked in the past to have the library try to 
budget some monies in there for a worst case scenario if anything that may need to be improved on any 
of the roads, Wallings Road, for a turning lane.  We will need to see that study and work with you to see 
if any improvements need to be made. 
 
Chairman Bull:  Thank you.  Mr. Jordan. 
 
Tom Jordan: The applicant has done a great job of working with us for months on developing it, there 
is one area in addition to the traffic study, actually two other areas I want to mention is the height 
restriction issue.  That is going to need a 10-foot variance from the BZA for a height restriction. 
However, I would ask that the Board proceed forward on consideration of their application.  The reason 
why Mr. Olde can exemplify is it is purely an architectural element to the structure. If for some reason 
it isn't granted it would not effect the overall site plan.  Mr. Nolde, could you explain where the issue is 
on the model. 
 
Mr. Nolde: Right now the parcel is zoned Local Business and since we are abutting a Residential 
District, the Ordinance has height restriction of 35-feet.   
 
Tom Jordan:  30-feet. 
 
Mr. Nolde: So, one of the items that we want to do is to conceal some of the mechanical equipment 
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that we.  The units that we have are located within the building and are a little higher than the building 
height then we typically have.  If the parcel was zoned as the use of Public Facilities, we would be well 
within the height restrictions that are noted within that zoning.  We feel we are still within the spirit of 
the zoning code. That is why we are seeking the variance. 
 
Tom Jordan:  The last one I wanted to mention the Law Director may comment is that typically on 
these applications we would require a letter from the neighboring property owners for the use of their 
driveway. The driveway that they are showing as their entrance and exit is actually owned by the City 
of North Royalton, I believe the Law Director could state for the record that they have granted approval. 
However, we are requiring that the applicant enter into a formal easement, an ingress, egress, with a 
maintenance agreement with the City for it's continued care and the use. 
 
Chairman Bull:  Thank you.  To the Law Director. 
 
Tom Kelly:  I just wanted to ask Jason a question myself, I take it that the BZA variance concern is at 
the far southern end of the building, and in response to Mr. Jordan's question it's a little ironic but there 
was an easement agreement in place for quite some time on that property which we negated at the time 
when we took title to it, but it will now need to be recreated, is that fair.  We would encourage the 
commission to move forward with this this evening. 
 
Chairman Bull:  Thank you Mr. Law Director.  Does anyone else on the Commission have any 
questions? 
 
Don Willey:  Mr. Chairman. 
 
Chairman Bull:  Mr. Willey. 
 
Moved by Don Willey, seconded by Tim Miller, to approve the proposal contingent upon the traffic 
impact study being completed by a recognized traffic engineering company with the parameters 
determined in conjunction with the city administration and upon the applicants agreement to 
comply with any and all recommendations resulting from the study. 
 
Chairman Bull:  It has been moved and seconded.  Mrs. Broestl, please call the roll. 
 
Don Willey:  Yes 
Mayor Stefanik: Yes 
Cheryl Hannan: Yes 
Tim Miller:  Yes 
Chairman Bull: Yes 
 
Yeas -all.  Nays – none. 
Motion carried (5-0) 
 
Chairman Bull:  Mrs. Broestl, do you have anything under miscellaneous? 
 
Julie Broestl:  No, I have nothing under miscellaneous. 
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Chairman Bull:  Under miscellaneous, normally when we have students here Mr. Willey likes to 
welcome them. 
 
Don Willey:  Thank you.  Welcome to the students of North Royalton High School, and all of them that 
left early, we have a photo camera downstairs that we will be sending to the teacher tomorrow.  I think I 
gave each of you a copy of the Constitution before the meeting, if not, please come up and I will give 
you a copy of the United States Constitution. Next month we will have a quiz on page 12.  Thanks. 
 
Chairman Bull: Thank you Mr. Willey.  Motion to adjourn. 
 
Moved by Mayor Stefanik, seconded by Don Willey, to adjourn the Planning Commission meeting 
of January 4, 2012. 
 
Chairman Bull:  Mrs. Broestl, please call the roll. 
 
Cheryl Hannan: Yes 
Tim Miller:  Yes 
Mayor Stefanik: Yes 
Don Willey:  Yes 
Chairman Bull: Yes 
 
Yeas – all.  Nays – none. 
Motion carried. (5-0) 
 
 
Planning Commission meeting adjourned at 8:22 pm 
 
 
Approved: ____________________________________________ 
 
 
Date: _________________________________________________ 
 
 
Attest: __________________________________________________ 
 
 
 
 
 
 
 
 


