STRONGSVILLE PLANNING COMMISSION

MINUTES OF MEETING 

November 30, 2006
The meeting was called to order at 8:00 PM by the Chairman, Mr. Ice.  

Roll Call:
 Members Present:      Mr. Ice, Chairman





 Mrs. Walker


 Mr. McDonald


 Mr. Stehman



 Mrs. Barth


 Mr. Haseley, Council Rep. 


Also Present:
 
Mr. Biondillo, Bldg. Com.

   


            Mrs. Daley, Design Engineer




Mr. Kolick, Asst. Law Dir.




            Lt. Randy French, Fire Dept





Mr. Boron, ARB Chairman





Carol Oprea,Recording Secy.

Excuse MAYOR PERCIAK.
Mr. McDonald - Mr. Chairman

I move to excuse the Mayor for just cause.

Mrs. Walker – Second

Mr. Ice – Secretary, please call the roll

Roll Call:
All Ayes

APPROVED

Revised Agenda
Mr. McDonald – Mr. Chairman.

Mr. Ice – Mr. McDonald.

Mr. McDonald – I move to use the Amended Agenda for this evening.
Mrs. Walker – Second. 
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Mr. Ice – Secretary please call the roll.

Roll Call:
All Ayes

APPROVED
Approval of Minutes 
Mr. Ice – You have had a chance to review the minutes of  November 9, 2006, June 8, 2000, May 25, 2000, October 8, 1998 and June 13, 1996.  If there are no additions or corrections they will stand as submitted.

FINAL APPROVALS:  

STRONGSVILLE UNITED METHODIST CHURCH/ Dale Serne, Agent

a)
Modification of Parking  requirements pursuant to Zoning Code Section 1270.04(b) to permit 9 less parking spaces for property located on Royalton Road and where the Code requires 150 spaces and where only 141 spaces are intended, PPN 398-29-002 zoned Public Facility

b)
Site Plan approval of a new 25,800 SF Church and related structures to be located on Royalton Road, PPN 398-29-002 zoned Public Facility. * ARB Favorable Recommendation 9/5/06.

Mr. Ice – Item Number One, Strongsville United Methodist Church.  Please state your name and address for the record.
Mr. Serne – Dale Serne, Gaede Serne Architects, 820 W. Superior Ave., Suite 200, Cleveland, Ohio  44113.  
Mr. Ice – We will listen to the administration reports, Mrs. Daley  
Mrs. Daley – Thank you Mr. Chairman.   From the City Planner, the proposal meets the Public Facility zoning requirements except for the off-street parking.  The required number is 150, they are indicating 141 so they will be deficient 9.  Any Planning Commission approval must be confirmed by City Council.  From Engineering, the site plans are in approvable form.  Currently plans are being developed by the Engineering Department for a pump station and force main to be located within an easement on the church’s property.  This will immediately service the church.  The easement will be acquired from the church as the plans are being finalized.  The force main and pump station will be a City project with the church contributing their portion of the costs at this time.  The pump station will ultimately service portions of Webster Road, Royalton Road 
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and West 130th Street.  Traff Pro conducted a traffic study for the location of the drive on Royalton Road and found that to be acceptable and we have also received a letter from the applicants wetlands expert regarding the wetlands assessment.  There are two ephemeral streams and one intermittent stream located on the site.  The impact of these streams will remain within the allowable thresholds set forth by the Army Corps of Engineers.  Thank you.

Mr. Ice – Thank you.  Mr. Biondillo.

Mr. Biondillo – Thank you, Mr. Chairman.  From Building, the plans are in approvable form.  We do have an approved lighting plan and I have a CPTED report from the Police Crime Prevention Specialist.  The parking area will not be visible from either Royalton Road or Webster Road.  The greater part of the building will not be easily seen from the roadways.  Illumination of the parking areas is needed during evening hours events.  Shielding of the luminaries will be needed to prevent light spillage onto the residences on Webster Road.  Lighting above the doorways should be installed and lit during the evening hours, even if there are no events scheduled.  The new design will permit pick-up and drop-off without looping onto the roadways.  An alarm system is highly recommended for this building because of its limited visibility from the roadway and from neighboring properties.  Unfortunately there is no center turn lane at the Royalton Road access.  For vehicles coming from the west, the safer option of access will be to turn left onto Webster at the traffic signal, as opposed to waiting to turn left on Royalton Road in the passing lane.
Mr. Ice – Thank you.   Mr. Boron.

Mr. Boron – Thank you Mr. Chairman.  The ARB did give favorable recommendation on September 5, 2006.  We also requested additional landscaping down the entrance drive off Webster Road and that was provided on the revised plan.  Once clearing is complete on the site, any additional screening may be required per the direction of the City Forester after the clearing is complete.  Thank you.  
Mr. Ice – Thank you. Lt. French.

Lt. French – Thank you, Mr. Chairman.   From Fire, the applicant had moved the private yard hydrant as show on this latest plan, to a more acceptable location for the Fire Department.   A knox box on the exterior of this building will be needed for emergency access keys and the applicant states that this phase and all future phases of this building will be fully sprinkler protected.  Thank you.     

Mr. Ice – Thank you.  Mr. Kolick.
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Mr. Kolick - Thank you, Mr. Chairman.  As noted, we will need to grant a modification of the parking.  It’s a small one and I would trust as they get into phase 2, they will be able to pick up and make up the difference at that point.  There will need to be three contingencies; first of all subject to the ARB report, the Engineer’s report and receipt of an easement for the pumping station and related sanitary sewer.  We can’t get that now since they are not fixed as to exactly where we need them.  As noted by Mr. Hill, they will need, if they are approved here to proceed to City Council since they are zoned Public Facility.  Last we need from the applicant some commitment as to the time period on the church.  As this commission is aware, we have had a problem with one other institution and I don’t want to run into the same thing again so if the applicant can give us some time commitment on the construction of phase 2, we need to put that into the record.  It could be something that we . . .

Mr. Serne – I will have to follow up with the church on what their timing is.

Mr. Kolick – Ok, well we need to get some letter from the church that should be made subject to that too so that we will have something of record and again its something that could always come back to the commission and ask them to extend it, if necessary.  There has to be some time commitment.

Mr. Serne – I will notify them of that.  Thank you.
Mr. Ice - Thank you.  
Mr. Ice – Questions from the members?  
Mr. McDonald - Mr. Chairman.

Mr. Ice - Mr. McDonald.

Mr. McDonald - I move to give favorable consideration for the approval of a  Modification of Parking  requirements pursuant to Zoning Code Section 1270.04(b) to permit 9 less parking spaces for property located on Royalton Road and where the Code requires 150 spaces and where only 141 spaces are proposed, PPN 398-29-002 zoned Public Facility.

Mrs. Walker - Second.

Mr. Ice- Secretary, please call the roll.

Roll Call:




All Ayes



APPROVED
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Mr. McDonald - Mr. Chairman.

Mr. Ice - Mr. McDonald.

Mr. McDonald - I move to give favorable consideration for the Site Plan approval of a new 25,800 SF Church and related structures to be located on Royalton Road, PPN 398-29-002 zoned Public Facility, subject to the ARB and Engineering reports as read this evening as well as a future easement to the City regarding the pumping station and related sanitary sewer as well as a letter from the church regarding the anticipated construction of phase 2 for the church structure.
Mrs. Walker - Second.

Mr. Ice- Secretary, please call the roll.

Roll Call:




All Ayes



APPROVED
CVS 4300 OH, LLC/ Matt Casey, Agent

Parcel split of PPN’S 396-17-111, 396-17-106, 396-17-023 for property located at 14187 Pearl Road zoned General Business.  *BZA Variance granted on 10/25/06.

Mr. Ice - Item Number Two, CVS.  Please state your name and address for the record. 

Mr. Casey – Matt Casey, 14600 Detroit Avenue, Cleveland, Ohio 44107.  We are the applicant for CVS.
Mr. Ice - Thank you.  Mrs. Daley.

Mrs. Daley - Thank you Mr. Chairman.  From the City Planner, the CVS parcel meets the General Business zoning requirements.  The Pearl Road drive will be located on the split parcel.  Reciprocal easement will be needed.  The split parcel has only a 40’ lot width at Pearl Road.  The Minimum General Business lot width requirement is 200’ for Attached Use.  A Lot Width variance was granted by the BZA on 10/25/06.  From Engineering, the plans are in approvable form.  Thank you.

Mr. Ice - Thank you.  Mr. Biondillo.

Mr. Biondillo - Thank you Mr. Chairman.  From Building, there is no report.   Thank you.

Mr. Ice - Thank you.  Lt. French.
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Lt. French - Thank you, Mr. Chairman.  From Fire there is no report.
Mr. Ice - Thank you.  Mr. Kolick

Mr. Kolick – Thank you Mr. Chairman, I do have that easement, cross easements for ingress/egress for parking and utilities.  Any approvals should be made subject to the filing of that easement.
Mr. Ice - Thank you.  Any other questions, or comments?

Mr. McDonald - Mr. Chairman.

Mr. Ice - Mr. McDonald.

Mr. McDonald - I move to give favorable consideration for the Parcel split of PPN’S 396-17-111, 396-17-106, 396-17-023 for property located at 14187 Pearl Road zoned General Business, subject to the filing of the original easement.  

Mrs. Walker - Second.

Mr. Ice- Secretary, please call the roll.

Roll Call:




All Ayes



APPROVED
NEW APPLICATIONS:

HOULIHAN’S RESTAURANT/ Larry Beck, Agent
A Conditional Use Permit pursuant to C. O. Sections 1258.04(a), 1258.03(a)(3)(A)(7) and 1242.07(b) to utilize 845 SF as a outdoor patio for Houlihan’s Restaurant, located at 164 South Park Center, Part of  PPN 396-20-001 zoned Shopping Center.

Mr. Ice – Item Number Three, Houlihan’s Restaurant.  Please state your name and address for the record. 

Mr. Moscoti - Mathew Moscoti, from TR Architect, 448 Delaware Avenue, Buffalo, NY 14202.  I am the agent on behalf of the owner.
Mr. Ice – We will listen to the administration reports, Mrs. Daley  
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Mrs. Daley – Thank you Mr. Chairman.  From the City Planner there is no report.  From Engineering, the plans are in approvable form.  Thank you.

Mr. Ice – Thank you.  Mr. Biondillo.

Mr. Biondillo – Thank you, Mr. Chairman.  From Building, the plans are in approvable form. 

Mr. Ice – Thank you.   Lt. French.

Lt. French – Thank you, Mr. Chairman.  From Fire, we will need a knox box on the exterior of this building to service these tenants that will be to the west of the new front doors.  Thank you.    

Mr. Ice – Thank you.  Mr. Kolick.

Mr. Kolick - Thank you, Mr. Chairman.  We will need to set this for a Public Hearing.  We have the standards in the code.  It appears that the hours of operation are 11:00 a.m. to 11:00 p.m.  The only major concern would be the speakers and music and so forth that is kept at such a level that it’s not going to be disturbing the residents, although they are a good distance from the closest residence.  We should refer it as well over to the ARB.  One other comment and probably will go for this and the next one and maybe for the mall owners itself.  Do you have any other signage plan for the exterior of this?

Mr. Moscoti – Included in the package that was sent for this presentation, it was specifically just the signage for the Houlihan’s.  I understand that there is going to be some additional components to the review of the signage that involve other tenancies and their representative is here from the mall and you can speak to them. Thank you.
Mr. Kolick – Just to refresh you memory, we have a Master Signage Program for this.  When we get it, we send it to ARB, it comes back to us and then its got to go to City Council.  I guess I would prefer if they bring in as much as they can at one time, whether its Joseph Bank, Houlihan’s, Chipotle, Aladdin, whatever they can bring in because I would rather see it having to go through the process once with all the exterior signage on there and again I don’t know if it is going to fit in with their leases, but it is a whole lot easier to do that than to keep going through the process and keep going through the process.  So I just reference that and even if there is two or three, it would be better to do it that way than to take it one by one.
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Mr. Slagter – John Slagter, 1375 E. 9th Street, Cleveland, Ohio.  I am Counsel to Westfield/Southpark.  As you had indicated, Mr. Kolick, we really have for Houlihan’s, there are three components to their final approval for purpose of the Planning Commission.  One is obviously because they have an outdoor eating area, the special use or conditional use approval and that process which is started today.  Their submittal also included elevations, which it is also their intent that they go to ARB for review of that elevation, ultimately Planning Commission would look at that.  The third component is the signage.  As you indicate under 1272 of your Code, we have adopted for the Mall because of its regional, it is a regional mall, a Master Sign Program and we had been before this Board, and to Council and had that approved and actually it has been revised.  The issue becomes, and that process starts here at Planning Commission.  It needs to be submitted and then it goes to ARB, back to you again and then if its a substantial deviation from the previously approved plan, it goes to Council.   If it is not, you have the authority to approve it.  I guess whether it is substantial or not, that is your decision but we would at least like if we could get that step started too for Houlihan’s and the mall will also will consider if we can get some of the other tenants lined up, if they need to go to Council, which is probably the case.  

Mr. Kolick – Ok, well again, you need to come in, fill out an application for a Revision to the Master Sign Program.  Bring us in what you have and again put on as many as you can so that we don’t have to run everybody, one by one through the process.  I think Council would prefer to see it that way too.  If they can get one or two revisions to the Master Sign Plan rather than 8 of them for every single use that is in the front of the mall there.

Mr. Slagter – Is it the sense that each of these will need to go to Counsel.

Mr. Kolick – They will have to because there is no signage approved at all for the addition, other than maybe, main signs.  There has been no tenant signs approved of any type at this point.  It is certainly of substantial change in the plan because there is nothing there at all.  When you are moving from one store to another, that is another story.

Mr. Slagter – We provided some general outlines of locations, sizes, when we did that Design Criteria to help the tenants through the process.  I understand where you are coming from.  At least we are all on the same page.

Mr. Kolick – I was just bringing it up so you know, it would probably be best for you and for us to get it through.

Mr. Slagter – It is our intent, with the pleasure of this Board to really work with, obviously Ms. Oprea and also your Assistant Law Director, to help them through the process so all 
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the tenants, some are represented by outside architects or counsel can follow a procedure, so we will work with putting something like that together to make it easier for everyone.
Mr. Ice - Thank you.  We will set you for a Public Hearing on 12/21/06 and to ARB on 12/19/06.

Mr. Moscoti – Is there a deadline for submission you can give me for the ARB application?
Mrs. Oprea – By the end of the first week of December.

Mr. Moscoti – Ok, we will be more than happy to walk you through any of the information you received for today.

Mr. Ice – Thank you.
JOSEPH A. BANKS CLOTHIERS/ Mario Valdez, Agent

Site Plan Approval of a 4,164 SF men’s clothing store to be located at South Park Center, Part of PPN 396-22-001 zoned Shopping Center.

Mr. Ice – Item Number Four, Joseph A. Banks, Please state your name and address for the record. 

Mr. Roode - Allen Roode, 19358  Detroit Road, Rocky River, Ohio. 
Mr. Ice – We will listen to the administration reports, Mrs. Daley  
Mrs. Daley – Thank you Mr. Chairman.  From the City Planner there is no report.  From Engineering there is no report.  Thank you.

Mr. Ice – Thank you.  Mr. Biondillo.

Mr. Biondillo – Thank you, Mr. Chairman.  From Building, the plans are in approvable form. 

Mr. Ice – Thank you.   Lt. French.

Lt. French – Thank you, Mr. Chairman.  From Fire, as in the previous report, we will need a knox box on the exterior face of the small addition that will be to the east of the main front door.  Thank you.   
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Mr. Ice – Thank you.  Mr. Kolick.

Mr. Kolick - Thank you, Mr. Chairman.  We will need to send them to the ARB for the exterior elevations and the changes on the building.  Same comments would go as to signage.  Ultimately we need, for any signage, a revision to the Master Sign Plan.  Thank you.
Mr. Ice - Thank you.  So we will send you over to the ARB on 12/19/06 as well.
AT & T/ Bob Sterba, Agent

Approval of the Site and Landscaping Plan for an above-ground Equipment Cabinet and Cement Pad in a private easement for property located at 9166 Eldorado Trail, part of PPN 395-22-001, zoned R1-100.

Mr. Ice – Item Number Five, AT & T.   Please state your name and address for the record. 

Mr. Johnson – Eric Johnson, 13630 Lorain Avenue, Cleveland, Ohio 44111.
Mr. Ice – We will listen to the administration reports, Mrs. Daley  
Mrs. Daley – Thank you Mr. Chairman.  From the City Planner, there is no report.  From Engineering, the plans are in approvable form.  Thank you.

Mr. Ice – Thank you.  Mr. Biondillo.

Mr. Biondillo – Thank you, Mr. Chairman.  From Building, there is no report. 

Mr. Ice – Thank you.   Lt. French.

Lt. French – Thank you, Mr. Chairman.  There is no report from Fire.
Mr. Ice – Thank you.  Mr. Kolick.

Mr. Kolick - Thank you, Mr. Chairman.  You will recall, they were removed from the last agenda because we needed the easement.  They now have forwarded to me the easement that is necessary.  Second item I have is, the Commission is aware, there is a moratorium on our considering these boxes.  They did leave an exception, the legislative body, as to new subdivisions.  Obviously we have been informed that this will serve Schneider Reserve and is necessary so that is the reason you are considering 
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this one as opposed to other ones we have had.  The other item I have and I have raised it with the applicant.  I raised it with the individual who was here at the last meeting, the administration does have a big concern about the size of these boxes.  This is 52 x 48, its pretty big and obtrusive structure, we have softened it some with what ARB did but, has AT & T looked at doing something to break up these boxes, down, wider, lower or something?  I raised with the applicant.  The individual that was here last time said he would look into that.

Mr. Johnson – I think if AT & T could make those boxes smaller, I think they would.  I think what the Board has to consider is that 10 or 15 years ago, the requirement for homes was only 1.25 lines per home and when they designed those boxes to feed, that is what they used, based on how box needed to go there.  I think the average they based it on is 2.50, its nearly doubled from 15 years ago.  Either you get more smaller boxes closer together or you get larger boxes that will feed more.  

Mr. Kolick -  They may want to come in administratively and talk with us.  I am not so sure more boxes, but smaller may not be necessarily less inviting, it may be more inviting frankly to the City.  It is something we need to look at and consider but its not only our community.  I know Rocky River and a number of them are having the same problem with these boxes because they are big.  They are very big.  Here, as I mentioned in caucus, you get them on Whitney or Albion, the common area that maybe they are not so obtrusive but if they are going to start bringing them in, if you want to bring in your video capabilities, they are going to start coming in to the more established residential areas and to put that in front of someone’s home is a pretty big obstruction.  I know we have been talking to the AT & T individuals but again if you could relay that and maybe the other point might be more inviting to us.  If you are going to approve it, it just needs to be made subject to the filing of the easement.  Thank you.
Mr. Ice - Thank you.  
Mr. McDonald - Mr. Chairman.

Mr. Ice - Mr. McDonald.

Mr. McDonald – Who is responsible for the maintenance of the landscaping?

Mr. Johnson – AT & T will replace any plants, shrubs, trees that they plant for a period of one year.

Mr. McDonald – What happens after that?

Planning Commission Minutes 

November 30, 2006

Page 12

Mr. Johnson – After that it will be the responsibility of the property owner.

Mr. McDonald – Is this on private property?

Mr. Kolick – Mr. Chairman, I know we had some of this discussion with AT & T.  The City’s view point and I convey it again as a matter of record, if you take out the application, you go through the ARB,  the City will be looking to AT & T.  If you have some other agreement on your own or a personal agreement with the property owners, that is up to you.  The City will be asking AT & T to maintain anything because you are the applicant when you, being AT& T were the applicant, when it came in so you are responsible to maintain that landscaping.  I know you may have some agreement with your particular landscaper, he only has to do it for a year but again I just want to make the record clear, from the City’s standpoint, its AT & T, since they took out the application, they were the ones that went to the ARB, they were the ones who agreed to all the terms and conditions, they are the ones that have to maintain the landscaping.  Thank you.

Mr. Ice – Are there any questions or comments?

Mr. Haseley – Will you be back Eric?

Mr. Johnson – This is only my second meeting I’ve been too.  The first one was Westlake, they are both scary but it takes a little more than that.

Mr. McDonald – We would like to have a representative at least last the life of the landscaping warranty.

Mr. Johnson – It seems that as soon as they get us good at our job, they move us to something else.  I have been in this position for the past 6 years so hopefully I will still be there.

Mr. McDonald - Mr. Chairman.

Mr. Ice - Mr. McDonald.

Mr. McDonald - I move to give favorable consideration for the Approval of the Site and Landscaping Plan for an above-ground Equipment Cabinet and Cement Pad in a private easement for property located at 9166 Eldorado Trail, part of PPN 395-22-001, zoned R1-100, subject to the filing of the easement.

Mrs. Walker - Second.

Mr. Ice - Secretary please call the roll
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Roll Call:




All Ayes

APPROVED

Mr. Ice - You are all set.

Mr. Ice - Any other business to come before this Commission this evening?  Seeing none, we are adjourned.

Hearing no other business to come before the Commission, the Chairman adjourned the meeting at 8:20 p.m.







________________________________

Jeffrey A. Ice, Chairman

