
The Board of Zoning Appeals of the City of North Royalton met 
on March 25, 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. 

 
For the record, the date of today’s meeting was properly posted on the city website calendar. 
The agenda, however, showed Wednesday, March 25, rather than Tuesday, March 25, 2014. 
 
Present:  Chairman Dan Kasaris, Robert Jankovsky, Victor Bull, Dale Gauman, Assistant Law 
Director Donna Vozar, Building Commissioner Dan Kulchytsky, Secretary Diane Veverka. 
 
Moved by Mr. Bull, seconded by Mr. Jankovsky to excuse Mr. Rohloff  for cause.   
 
Roll call:  Yeas: Four (Mr. Kasaris, Mr. Jankovsky, Mr. Bull, Mr. Gauman). Nays: None. Motion 
carried. 
 
Moved by Mr. Bull, seconded by Mr. Jankovsky to approve the Minutes from January 28, 
2014 as submitted. 
 
Roll call:  Yeas: Four (Mr. Kasaris, Mr. Jankovsky, Mr. Bull, Mr. Gauman). Nays: None. 
Minutes are approved. 
 
Public Hearing / Open Meeting 
 
New Business: 
 
 (BZA14-02) Mark Breen / Breen Holdings, LLC. request a variance to Chapter 1284 
“Signs,” Section 1284.17 (s) “Prohibited Signs,” of the City of North Royalton Zoning Code, 
to allow relief from the signage requirements relative to the installation of a ground sign in a 
TCD-3 zoning district, for this proposed sign at a building to be located on the vacant lot at 
the northwest corner of State Road and Goodman Drive, also known as PPN: 488-05-012. 
 
Mr. Breen representing Breen Holdings, LLC. said he was here to request a variance to 
incorporate a sign consistent with his business, which is financial services, to be place at the 
corner of the east end of the property.  He said that the purpose of that positioning is that it will 
be able to be viewed from traffic traveling in both directions, north and south on State Road; this 
would get the maximum use of signage for the property.  He added that the sign is consistent 
with the other signs in that local and the placement is far away from the residential area of the 
property to keep it more toward the commercial/ retail end of the property. He concluded that 
this signage is the last part of the building phase.  
 
Mr. Kasaris asked Mr. Breen what issues would he run into if he were to place a sign(s) on the 
building itself. 
 
Mr. Breen explained that the building’s architectural design is not physically designed to have a 
sign on the building because of the columns in front and the sign would not be exposed. 
Visibility of the sign would be limited. He added that having a sign on the Goodman side of the 
building and the State Road side architecturally would not look good in keeping with the design 
and would not be pleasing to the neighborhood.  The sign would line up with the other signs 
along the street line and be consistent. The sign  will be an azec sign illuminated with low level 
LED lights and will be discreet with landscaping around it and brick pillars on both sides. It will 
be a nice focal point for the corner.  
 
Mr. Kasaris asked Mr. Breen if he has had any feedback from any of the property owners. Mr. 
Breen said he has not.  
 
Mr. Kulchytsky said the sign complies with the sign ordinance for local business, not for TCD. 
He added that in TCD, monument signs are not permitted. His sign is well within the limits that 
would be placed on a local business monument sign. He added that it is in compliant or similar 
to recommendations on previous variances in TCD District. 
 
Mr. Kasaris questioned whether future owners of the building would be able to add signs to the 
building in addition to keeping the monument sign.  
 
Mr. Kulchytsky said, currently in his location being on a corner, he would be permitted to add 
additional signage on the building without any variances.  He expounded that the Building 
Department’s recommendation is that should this variance be entertained by the Board, 
requirements be placed that no additional signage occur on this site, thereby limiting it.  
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Mr. Kasaris asked the applicant if he would agree not to place any signs on the structure of the 
business itself.   
 
Mr. Breen agreed to the stipulation.  
 
Ms. Vozar reminded the Board to look at each application on its own and not to look back to 
precedent to other decisions that the Board had rendered. The Board has the authority to grant 
variances but it is the City Council which has enacted the ordinances that apply here, in this 
case TCD and they prohibit ground signs; they take into consideration the goals and intent of 
TCD. As such, you need to look at the specific parcel and its location and based on specific 
facts of this location including, but not limited to, the fact that it is on State Rd on a residential 
street. 
 
Mr. Kulchytsky clarified that the actual distance from the curb is approximately 80-85 feet. 
 
Variance #1: 
 
Moved by Mr. Jankovsky, seconded by Mr. Bull to grant a variance from section 1284.17 (s) 
allowing installation of a ground sign in a TCD-3 zoning district with the amendment 
stipulating no additional signs be approved or permitted on the structure of the building. 
 
The Board shared comments in support of both the variance and the project.  
 
Mr. Kasaris said the Board will find that practical difficulties have been established. The 
variance is not out of character of the neighborhood and will not adversely affect governmental 
services and will enhance the safety of the people who are driving or walking down State Road. 
He added that the sign itself and this project will enhance the esthetic value of the area. 
 
Roll call: Yeas: Four (Mr. Kasaris, Mr. Jankovsky, Mr. Bull, Mr. Gauman). Nays: None. 
Variance #1 granted (4-0). 
 
Adjournment: 
 
Moved by Mr. Bull, seconded by Mr. Jankovsky to adjourn the BZA meeting for March 25, 
2014 
 
Roll call: Yeas: Four (Mr. Kasaris, Mr. Jankovsky, Mr. Bull, Mr. Gauman). Nays: None. 
Motion carried. 
 
Meeting adjourned at 7:18 p.m.  
 
 
APPROVED:    ______/s/   Dan Kasaris__________   

        Chairman 
 

DATE APPROVED: _______April 23, 2014____________ 
                               
 
ATTEST:         ______/s/  Diane Veverka________ 
                B.Z.A. Secretary 
 


