
The Board of Zoning Appeals of the City of North Royalton 
 met on June 18, 2020 to hold a Public Hearing in  

Council Chambers at 14600 State Road.   
 

The meeting was called to order by Vice-Chair Marie DeCapite at 7:06 p.m.  
 
Present:  Board Members:  Vice-Chair Marie DeCapite, Janice Sadowski, Mark Vittardi, 
Secretary Diane Veverka.  Administration: Building Commissioner Dan Kulchytsky, Assistant Law 
Director Donna Vozar. 
 

Moved and seconded to excuse Cheryl Hannan and Dan Langshaw for cause. Motion carried. 

 
REGULAR ORDER OF BUSINESS 
 
Minutes:  Moved by Ms. Sadowski, seconded by Mr. Vittardi to approve the minutes of May 21, 
2020 as submitted.  Roll call: Yeas: Three.  Nays: None.  Motion carried.   

 
PUBLIC HEARING/ OPEN MEETING 
 
For the benefit of those in the audience, Madam Vice-Chair provided an overview of the BZA 
meeting process. The Secretary 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.   
 

The Assistant Law Director stated the variances before the Board today are area variances; 
practical difficulty standards apply. The applicants were given an opportunity to be heard tonight 
or if they choose they can table their application until next month when a full board would be 
present.  

 
NEW BUSINESS: 
 

1. BZA20-05 – RJV Properties, Inc. is seeking a variance for a parking lot expansion at 
12754 Royalton Road / Royal Park Centre, also known as PPN: 483-07-003 in Local 
Business (LB) District zoning. The variance being requested is as follows: 
 
Variance: Codified Ordinance Section 1276.09 Request is for a variance of 15 ft. less 
than the minimum required 20 ft. side yard parking setback when abutting a Residential 
District. The additional parking spaces are located at the east end of the property. 
 
Josephine Calabro Vice President of RJV Properties, Inc. stated she would like to proceed 
and be heard by the three-member board. The shopping center is just east of the 
intersection of Rt. 82 and W. 130th. Based on the current tenants, the parking lot is 
congested and sometimes a bit of a safety issue due to the parking lot overflowing and 
vehicles not parked within designated parking spaces. They currently have approximately 
87 parking spaces in the front and back of the building with two two-way drives on each 
end of the parking lot. They are proposing to add 17 diagonal parking spaces to the east 
end of the property where there is currently a grass area. She said they are seeking a 15 
ft. side yard variance on the east end of the property. This would be approximately 3,000 
sq. ft. feet of paved area; approximately 9 ft. x 19 ft.  
 
The Building Commissioner stated the applicant appeared before the PC in June. Prior to 
the PC meeting the proposal was discussed with the property owner of the adjacent multi-
family apartment building. They said they had no concerns with the application; however 
they did request a board-on-board six foot high privacy fence be placed on the eastern line 
to help block off any light trespass. PC’s approval of the site plan included two 
contingencies: 1) the installation of the fence, 2) the approval by BZA. The applicant 
agreed to that as part of the approval at the PC meeting.  
 
Vince Weimer Ward 5 Councilman spoke in favor of the variance for additional parking. He 
stated the entity in the Royal Park Centre which is in most need of parking is Niko’s. They 
have been a strong community member for the City. The ownership has done a great job 
in improving the restaurant and it brings in a lot of traffic from outside of the community to 
North Royalton.  
 
Council President Paul Marnecheck spoke in favor of the variance request. He said they 
have not received any feedback in opposition of the variance request. He agreed with the 
earlier comment and said Niko’s has been a great asset for our City.  
 



Board of Zoning Appeals 2                                    June 18, 2020 

 

Mr. Vittardi stated the additional parking is needed and he said he is in favor of the 
variance request.  
 
The applicant asked if a green fence, such as a row of arborvitaes could be an option. The 
Building Commissioner responded changes to the agreement would require the applicant 
to return back to PC. A board-on-board fence does not require maintenance, the deer will 
not eat it and it is guaranteed to stop the light trespass. He said he will meet with the 
applicant to discuss where the fence can stop; it may not need to be on the entire eastern 
property line.   
 
Madam Vice-Chair stated the findings of fact: The variance is not substantial, the essential 
character of the neighborhood will not be substantially altered and the adjoining properties 
will not suffer detriment from approval of the variance, it will not affect delivery of 
government services, the granting of the variance fall within the necessary need and 
reasonable requirement of the law. She stated for those reasons she supports the granting 
of the variance.  
 
Moved by Mr. Vittardi, seconded by Ms. Sadowski to adopt the findings of fact and 
conclusion of law as stated by the Vice-Chair and approve the variance of 15 ft. less 
than the minimum required 20 ft. side yard parking setback for a parking lot 
expansion contingent on the applicant installing a 6 foot board-on-board fence 
along the east property line. Roll call: Yeas: Three: (Vittardi, Sadowski, DeCapite).  
Nays: None. Variance approved. 

 
2. BZA20-06 – John and Jamie Jakus are seeking a variance for a second accessory 

structure to be located at 16223 Waterford Drive, also known as PPN: 484-18-048 in 
Residential (R1-B) District zoning. The variance being requested is as follows: 
 
Variance: Codified Ordinance Section 1270.12 (a) “Yards for Accessory Buildings and 
Uses”. Request is for a variance to allow for a second accessory structure in addition to 
the existing accessory structure. 
 
Mohammed Alrajabi of Precision Corporation spoke on behalf of the applicant. He stated 
they are putting a 16 ft. x 16 ft. open pavilion in the backyard as part of the landscape 
project. He said there is an existing 10 ft. x 12 ft. shed on the other corner of his backyard. 
He said it will not affect the neighboring properties. The Secretary stated an email from the 
applicant was received stating they are not part of an HOA.  
 
The Building Commissioner stated the parcel’s rear property line backs up to a commercial 
property which is for a higher density use and will not affect any property to its rear. The 
parcel is located on the outside of a curb therefore the parcels are wedged outward; the 
properties are wider as it gets to the back of the parcel. The location of the proposed 
pavilion is further than it would be on a standard rectangular lot. He said he does not feel it 
will affect adjacent property owners. Stipulation can be place on the approval that the 
pavilion cannot have sides and therefore be enclosed. The applicant stated the rear wall of 
the structure will be a cultured stone wall for a TV. The Building Commissioner responded 
it would still constitute that as essentially open. The applicant agreed to the stipulation.  
 
Madame Vic-Chair asked the Building Commissioner if there is a minimum distance from 
the house for this type of structure. The Building Commissioner stated because this isn’t a 
shed, there is no stipulation and is not applicable. The applicant stated the pavilion is 
approximately 15 ft. away from the garage portion of the house.  
 
Vince Weimer Ward 5 Councilman spoke in favor of the variance. He said the applicant 
has been doing some great work to improve the property which will increase the value of 
the homes in the area.  
 
Mr. Vittardi stated he is in support of the variance.  
 
Madam Vice-Chair stated the findings of fact: the applicant is able to have beneficial use 
of the property without the variance however the variance requested is minimal in nature. 
The essential character of the neighborhood would not be substantially altered, adjacent 
properties would not suffer detriment as a result of the variance, it will not affect delivery of 
government services and the granting of the variance falls within the necessary need and 
reasonable requirement of the zoning code. She stated for those reasons she supports the 
granting of the variance.  
 
Moved by Mr. Vittardi, seconded by Ms. Sadowski to adopt the findings of fact and 
conclusion of law as stated by the Vice-Chair and approve a variance to allow for a 
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second accessory structure with the contingency the structure will have no 
sidewalls except for the rear wall of cultured stone. Roll call: Yeas: Three: (Vittardi, 
Sadowski, DeCapite).  Nays: None. Variance approved. 

 
3. BZA20-07 – Archer Sign Corporation on behalf of JP Morgan Chase Bank and property 

owner Rite Royalton-OH/KFO Inc. is seeking two variances for proposed signage at 13955 
State Road, also known as PPN: 488-19-001 in Traditional Town Center/Main Street 
(TCD) District zoning. The variances being requested are as follows: 
 
Variance #1: Codified Ordinance Section 1284.12 (d) (1) “Signs in Town Center/Main 

Street Districts; Maximum Number Permitted.” Request is for a variance of three more wall 

signs than the one permitted. The proposal has one sign on each side of the building. 

Variance #2: Codified Ordinance Section 1284.12 (d) (1) “Signs in Town Center/Main 

Street Districts; Maximum Sign Face Area Allowance.”  Request is for a variance of 55 

square feet more than the 93 square feet permitted. The total square footage for the four 

wall signs is 148 square feet. 

Dan Bertke with Archer Sign Corporation spoke on behalf of JP Morgan Chase Bank. He 

stated he is seeking a variance to allow for three additional signs above the one allowed 

per city code on the sides of the building to go with the architecture elements of the 

building. He said the building is on a 45 degree angle to the corner of the street. The 

applicant wishes to have the sign seen from the east and the west elevations and the 

entrance to the parking lot. They feel it is important to have their name over the entrance 

into the building on the north side. The signs are all the same size and are illuminated. 

Council President Paul Marnecheck spoke in support of the variances. He stated the 

applicants have agreed to work with the city on some topographical problems in the area. 

He said the reasons for the variance meet many of the criteria for granting of the 

variances. He said he does not believe the spirit or intent behind the zoning requirement 

would be a substantial injustice and he does not believe the expansion or substitution of 

the nonconforming use will create a nuisance or a threat to public safety.  

The Building Commissioner stated the situation of the building on the site is unique; it is at 

a 45 degree angle to the streets so it makes the signage difficult to see if you put it on just 

one façade’. He said he has no particular issue with the recommendation for two 

additional signs at the sides facing Rt. 82 and State. He said the building is very rigidly 

symmetrical in both directions; it would be awkward to have signs on two of the four sides 

and not the other one. It lends itself to the design. He said if there are any signs that would 

be extraneous it would be the rear sign; the people at the site would know they are at 

Chase Bank. If it was not included, it would impact the design very minimally.  

Mr. Vittardi asked the applicant if he has had discussion with the bank of having signs on 

the sidewalls, the front and not the rear. The applicant responded he has had that 

discussion with them. Their response to him was you would be surprised how many 

people don’t know where they are as they roll into the parking lot even though it is the 

main entrance way. He said if he had to give up one that would be the one but they do not 

want to eliminate the third signage on the rear entrance.  

Ms. Sadowski stated the back area with the ATM is open and should not bother adjacent 

properties.  

Madam Vice-Chair went through the findings of fact for both variances. She said it is 

beneficial to have the sign over the rear entrance to eliminate confusion as to where to go 

into the building. She said the variance is not substantial, the essential character of the 

neighborhood will not be substantially altered and adjoining properties will not suffer 

substantial detriment as a result of the variance because it is highly commercial in that 

area. The variance will not affect delivery of governmental services. The property owner’s 

predicament can be obviated through some other method other than a variance but 

signage is necessary. With no further discussion, Madam Vice-Chair stated for those 

reasons she is incorporating the findings of fact and conclusions of law for both variances.  

Moved by Mr. Vittardi, seconded by Ms. Sadowski to adopt the findings of fact and 
conclusion of law as stated by the Vice-Chair and approve Variance #1 for a variance to 
allow for three additional wall signs more than the one permitted by code. Roll call: 
Yeas: Three: (Vittardi, Sadowski, DeCapite).  Nays: None. Variance approved. 
 
Moved by Mr. Vittardi, seconded by Ms. Sadowski to adopt the findings of fact and 
conclusion of law as stated by the Vice-Chair and approve Variance #2 for a variance of 
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55 square feet more than the 93 square feet permitted. The total square footage for 
the four wall signs is 148 square feet. Roll call: Yeas: Three: (Vittardi, Sadowski, 
DeCapite).  Nays: None. Variance approved. 

 
MISCELLANEOUS:   

The next BZA meeting is scheduled for July 23, 2020. 
 
ADJOURNMENT:   

Moved and seconded to adjourn the BZA meeting of June 18, 2020. Motion carried. Meeting 
adjourned at 7:56 p.m.  

 

 

 

 

APPROVED:  /s/ Cheryl Hannan                             DATE APPROVED:    July 23, 2020    .        
                            Chairperson 
                            
ATTEST:       /s/ Diane Veverka                    .   
                            B.Z.A. Secretary 

 


