
  
 
  

  
  
Board of Zoning and Building Appeals 
CITY HALL COUNCIL CHAMBERS 
AGENDA OF APRIL 24, 2025 
7:00 PM 

  
 
CALL TO ORDER  

PLEDGE OF ALLEGIANCE  

ROLL CALL  

APPROVAL OF MINUTES  

Regular Meeting Minutes of March 27, 2025 

PLANNING COMMISSION REPORT  

OTHER REPORTS OR CORRESPONDENCE  

PUBLIC HEARINGS  

PPZ2025-0331: UH Urgent Care, 34548 Center Ridge Rd, PPN 07-00-016-101-054 
Owner: The Shops on Center Ridge, LLC, 5050 Detroit Rd, Sheffield Village, OH 
44035. Applicant: Marie Cipolletta, Signarama Cleveland, 18200 S. Miles Rd, 
Warrensville Hts, 44128. Proposal consists of a sign package. Property is zoned B-3 
Highway Commercial District. Requests: 
1. A 126.88 square foot variance for area of building signs. Applicant shows 259.48 

square feet, code allows 132.60 square feet, Section 1286.11(a)(1)(A). 
2. A variance for a second monument sign. Applicant shows two ground signs (existing 

Scooter’s and proposed UH), code allows one, Section 1286.11(c)(1). 

PPZ2025-0341 James & Deborah Koestler, 37079 Center Ridge Rd, PPN 07-00-034-
000-042 
Proposal consists of constructing an outbuilding. Property is zoned B-5 Architectural 
Business District/R-1 Residence District. Requests: 
1. A 2-foot variance for setback of an outbuilding from a side lot line. Applicant shows 

pole barn located 3 feet from side lot line (east), code requires setback of 5 feet, 
Section 1294.03(e)(1). 

PPZ2025-0342 Kevin Callahan, 6149 Dorow Dr, PPN: 07-00-029-000-563 
Proposal consists of constructing an outbuilding. Property is zoned R-1 Residence 
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District. Request: 
1. A 3 ft. 9 in. variance for side setback of an outbuilding. Code requires 5 ft., applicant 

shows 1 ft. 3 in., Section 1294.03(a). 
2. A 3 ft. 6 in. variance for rear setback of an outbuilding. Code requires 5 ft., applicant 

shows 1 ft. 6 in., Section 1294.03(a). 

PPZ2025-0345 Joseph Neroni, 37387 West Fenwick Dr, PPN: 07-00-035-102-165 
Proposal consists of installing a fence on a corner lot. Property is zoned Planned 
Community Development District. Requests: 
1. A 1-foot height variance for a fence in the front yard on a corner lot. Applicant shows 

a 5-foot-high black aluminum fence, code allows a fence no greater than 4 feet in 
the front yard, Section 1294.01(h)(2)(A). Note: Fence extends approximately 19 feet 
beyond the front building line. 

PPZ2025-0346 St. Peter Catholic Church, 35777 Center Ridge Rd, PPN: 07-00-021-
117-076 
Proposal consists of a ground sign. Property is zoned R-1 Residence District. Request: 
1. A 20% variance for changeable copy of a monument sign. Code allows a maximum 

of 50%, applicant shows approximately 70% changeable copy, Section 
1286.11(c)(7). 

ADJOURNMENT  
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NORTH RIDGEVILLE BOARD OF ZONING AND BUILDING APPEALS 
MINUTES OF 

REGULAR MEETING – THURSDAY, MARCH 27, 2025 

CALL TO ORDER: 

Member Masterson called the meeting to order with the Pledge of Allegiance at 7:00 PM. 

ROLL CALL:  

Present were members James Cain, Brad Weaver, Planning Commission Liaison Frank Toth, Vice-
Chairman Paul Graupmann and Chairwoman Linda Masterson. 

Also present were Council Liaison Cliff Winkel, Chief Building Official Guy Fursdon, Planning and 
Development Director Kimberly Lieber, Assistant Law Director Toni Morgan and Deputy Clerk of Council 
Tina Wieber. 

MINUTES: 

Chairwoman Masterson asked if there were any corrections to the minutes of the regular meeting on 
Thursday, February 27, 2025.  

None were given. 

Minutes were approved as submitted.  
 
PLANNING COMMISSION REPORT 

Chairwoman Masterson asked if there was a Planning Commission Report. 

Planning Commission Liaison Toth stated that the North Ridgeville Planning Commission took action on 
one item at its regular meeting on March 11th, 2025. He discussed the application from Victory Park that 
was reviewed for the construction of two new artificial turf fields and other site improvements. He stated 
that the application was conditionally recommended for approval by a 3-0 vote, contingent upon the 
applicant satisfying identified engineering and safety requirements and that the applicant was also 
required to submit a separate application for anticipated lighting improvements to their facility. He 
mentioned that Director Lieber informed the Commission of one Administrative Approval and that a 
zoning certificate issued to Little Ranger Rumble, an indoor toddler playground which will be located in 
a portion of the space formerly occupied by Bullfrogs on Center Ridge Road. He said that she also 
mentioned the work being done with respect to the zoning code update was moving along with portions 
of the update approaching draftable status. He indicated that Director Lieber stated that the results of 
the Lear/Lorain Road traffic study and recommendations to improve traffic flow in that area would be 
the subject of a public meeting to be scheduled in late April or early May 2025.  

OTHER REPORTS OR CORRESPONDENCE 
 
PUBLIC HEARINGS: 
 
PPZ2025-0336: South Ridge Inn, 32801 Lorain Rd, PPN: 07-00-003-102-085 
Owner: Rahi Hotels, LLC, 32801 Lorain Rd, North Ridgeville, OH 44039. Proposal consists of signage. 
Property is zoned B-4 Commercial Parkway District. Requests: 
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1. A variance for a pole sign. Code expressly prohibits pole signs, Section 1286.05(g). 
2. A variance for excessive sign area and height of a ground sign. Code allows a maximum of 65 square           
feet at 8 feet high or 50 square feet at 10 feet high, Section 1286.11(c)(2). Note: Applicant shows new sign 
area of 150 square feet plus existing changeable copy. Sign height not provided but previous “freeway-
oriented signs” could be up to 75 feet high. 
 
Application was read. 
 
Chairwoman Masterson asked if there was a representative for the application. 
 
Aldo Dure, 5109, Clark Ave, Cleveland, OH 44102, was sworn in. 
 
Sunny Patel, 32801 Lorain Rd, North Ridgeville, OH 44039, was sworn in. 
 
Chairwoman Masterson asked Director Lieber to present her report. 

Director Lieber explained that in 2024, the former Super 8 Motel on Lorain Road was rebranded to the 
South Ridge Inn and part of that rebranding process involved sign replacement. She stated that the 
applicant was issued a notice of violation on January 1st for two signage items, with the first being work 
without a permit because new signs were installed without having application made or permit issued by 
the City and the second violation was that one of the signs was a prohibited sign type and indicated that 
the City no longer permitted pole signs. She explained that the applicant had gotten square on the wall 
signs, the building signs that were installed, but the subject of that particular case that evening was the 
non-conforming pole sign. She stated that the applicant had replaced the entire sign cabinet of the 
existing pole sign and in doing so, the sign lost its legal non-conforming status. She stated that the sign 
cabinet was not maintained or refaced, but completely removed and replaced, therefore, the sign was 
considered structurally altered and then once structurally altered, the sign must come into conformance 
with the current zoning code requirements. She added that she wanted to point out that she had sent out 
an updated report to the Board members and what the clerk read that evening was not based on the 
updated report. She discussed that the applicant, in filing their application referenced a variance 
request, but due to the fact that pole signs were a prohibited sign type, they could not make that request 
of the Board and the Board did not have authority to grant such a variance. She said that the other option 
that they could possibly seek was an appeal of a decision of an administrative official, which would, in 
that case, be the fact that the sign had become no longer a legal non-conforming sign, but an illegal sign. 
She explained that they had rewritten the staff report to better reflect the appeal given the fact that the 
variance was really off the table in terms of available options for the applicant and therefore also the 
Duncan factors did not apply when they were considering appeals as they would if it they were 
considering a variance.  

Assistant Law Director Morgan stated that the main difference was the way that the Board was instructed 
to look at an appeal as opposed to a variance. She explained that for a variance they would take into 
account the Duncan factors, what the land looked like and a variety of things, but in an appeal, the only 
thing they would be looking at, because it was a prohibited type sign, was whether or not they would 
need a permit to do it and they couldn’t get a permit because it was specifically prohibited, so whether or 
not the administrative official made a correct decision in not issuing a permit for the pole sign. 

Chairwoman Masterson asked the applicant to present their application. 
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Mr. Dure stated that he was from BNext Signs & Awnings and that they did apply for a refacing of the 
Super 8 sign and that they got the permit for that, but then Super 8 approached them and said that they 
had to remove the cabinet and then they did not know that they had to conform. He said that they didn't 
know that it was going to be a nonconforming sign, so they took the sign down from Super 8 and 
replaced the cabinet. He mentioned that they had kept the same design that they originally got the 
permit for the refacing the Super 8. He stated that if they had known that they would have talked to 
Super 8 and tried to keep the sign there the way it was. He stated that the height of the sign was not 75 
feet to the top but was 16 feet plus 10 feet plus 15 feet from the Super 8. 

Chairwoman Masterson asked if Super 8 made them take down the sign and the cabinet but the City gave 
them permission to reface.  

Mr. Dure stated that was correct. 

Chairwoman Masterson asked Chief Building Official Fursdon if that was correct. 

Chief Building Official Fursdon stated that yes, they applied for a permit to reface both the building sign 
and the pole sign, which they did, and permission was granted because all they needed was the drawing 
of what was going in the can. He mentioned that they discovered later that the entire can was removed 
and that a new can and sign was installed with no permit structurally altering the sign and as the 
Director pointed out, pole signs with the new ordinance, which had been in effect for about a year and a 
half now, two years, were prohibited. 

Chairwoman Masterson stated that they replaced the entire structure except for the sticks basically 
holding it up. 

Member Cain stated that they replaced the sign cabinet.  

Mr. Dure mentioned that after they got the permit, they sent them an e-mail saying that they had to 
replace the shape of Super 8 because that was their brand, and they weren’t allowed to use that. He 
explained that what they did was kept the same square footage of 15’ by 10’ and instead of going 
vertically they did horizontally. He stated that the sign was lower to the existing poles and that they did 
not replace the pole or touch anything else but kept the same square footage. He stated that they did the 
same thing on the building and got the permit for the building cabinet already. He indicated that they 
approached the City right away and tried to comply. He added that they said that now that was not a 
confirming sign and truthfully, they did not know because if he would have known from the get go, he 
would have tried to contact them and maybe add something on top of the existing sign or make it square, 
put in some sort of filler and leave it there. He stated that from Route 10 to the building, the way the 
building sits, driving south or west you cannot see the building and driving the opposite way on Route 
10, you cannot see the building.  

Mr. Patel stated that they were a roadside business and that there were only two hotels in the area. He 
discussed that the way that they relied on business, because they were not branded and were not a 
franchise anymore was that they really wanted their customers to see them or where they were located. 
He discussed that they sat kind of low, lower than the road and the building was obviously a two-story 
building, so not very many people could see them and especially at night, which was when a lot of their 
customers would come and look for them or find them online when they wanted directions. He stated 
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that if they didn't have a sign or if their sign was lower, they were not going to see them. He mentioned 
that everybody else had a slightly higher sign that was still visible. He indicated that even if they came in 
off the turnpike, they could see the Motel 6 sign, but they wouldn’t see their sign currently. He stated 
that if they were to go even lower, it would be detrimental for their business, and they were obviously 
competing against the hotels in North Olmsted. He indicated that it was just a very different situation 
and obviously they didn’t want Wyndham to send them a letter of cease-and-desist because that would 
again mean that they would end up paying more fines and it was just a very messy situation. 

Chairwoman Masterson asked if anyone had any questions or concern.  

Assistant Law Director Morgan asked if the Super 8 sign shape and colors were trademarked. 

Mr. Patel stated that was correct. 

Chairwoman Masterson asked Chief Building Official Fursdon if when they issued the sign permit, they 
assumed that they were just going to keep the same cabinet from the Super 8 and they were just going to 
put in a new sign. 

Chief Building Official Fursdon stated that was correct. He indicated that was all they did initially was 
that Super 8 sign had the South Ridge logo in it originally, when they approved it the first time. 

Chairwoman Masterson stated that she was familiar with where they were located and the signs in that 
area but that the City had decided to not let signs like that go forward and a lot of the signs in that area 
were not going to be replaced. She commented that she understood that currently they might be 
competing with those signs, but in the future that would probably not be the case. She stated that she 
understood their problem of not knowing the rules, however, that did not make them exempt from the 
rules. She explained that the Board was looking at it from an appeal standpoint and when they removed 
that and replaced it in its entirety, she didn’t have any reason to grant the appeal. She asked if any Board 
members had any questions or comments.  

None were given. 

Chairwoman Masterson asked if anyone from the Administration had any further questions or 
comments. 

Mr. Patel stated that he understood what the Board was saying that it was an ordinance and had been in 
place for a year and a half but for them, as a small business, they were trying to move away from going 
the economy route and were trying to scale up. He explained that with a lot of those types of properties, 
what happened was that if they went downhill or if they didn’t have the right clientele, it could cause a 
lot of trouble like overdoses and those types of things. He mentioned that they hadn’t had to call the 
police and hadn’t had any nuisances because they were trying to be stricter about that and were trying to 
clean the property up as it had been in distress and since it was Super 8. He commented that when 
people would come to North Ridgeville to visit, what could they do to try and keep that business within 
North Ridgeville rather than them going to North Olmsted, because it was all those tax dollars from the 
6% for North Ridgeville and that Elyria charged 3% and North Olmsted charged 3% as well, so what 
could they do to try and keep that business within the city. He asked how they could try and keep the 
existing business there if the sign didn’t happen and remarked that it would be detrimental to the 
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business. He added that he understood that they had mis stepped there by not understanding and that it 
didn’t exempt them from not knowing what the law was, but they wanted to request some sort of 
variance or some sort of middle ground so that they could actually keep the sign, because going down 
the Super 8 route or going down and keeping that same shape was just trying to make the franchise mad, 
which would mean unnecessary attorney fees and they couldn’t possibly go down that path. He stated 
that he was more than happy to take any recommendations of what they could do. 

Chairwoman Masterson stated that as far as a variance they were very clear that the Board couldn’t 
change that. She stated that the Board was there to hear the merits of their appeal. She mentioned that 
the City, the Building Department and the Law Department always wanted to keep businesses in town 
and that they had done a beautiful job maintaining it and bringing positive changes to the buildings and 
of course they didn’t want it to turn into anything other than that but she also didn’t believe that by the 
Board approving or disapproving the sign, that it was not going to cause that to be in effect.  

Moved by Cain and seconded by Masterson  to deny the application.  

A roll call vote was taken and the motion carried. 
 
 Yes – 5 No – 0  
 
PPZ2025-0334: Javier Feliciano, 5884 Rosebelle Ave, PPN 07-00-020-108-019 
Proposal consists of a detached garage. Property is zoned RS-2 General Residence District. Requests: 
1.  A 1-foot setback for setback of a detached garage from a side lot line. Applicant 
     shows 4 feet, code requires 5 feet, Section 1294.03(a). 
2.  A 10-foot variance for setback of a detached garage from proposed porch. Applicant 
     shows 0 feet, code requires 10 feet, Section 1294.03(a).   
 
Application was read. 
 
Chairwoman Masterson asked if there was a representative for the application. 
 
Javier Feliciano, 5884 Rosebelle Ave, North Ridgeville, OH 44039, was sworn in. 
 
Chairwoman Masterson asked Director Lieber to present her report. 

Director Lieber indicated that the Board was pretty familiar with the background of the project but 
stated that as a reminder, the applicant had appeared before the BZBA on three previous occasions 
seeking variances to remedy a violation that he incurred in April of 2024 in relation to the construction of 
a garage addition. She explained that the first was in July of 2024, for two variance requests that were 
denied and then later in December of 2024, the request was reduced to a single area variance which was 
denied and then most recently in February 2025, with one variance for area of a detached garage where 
that area had been reduced from the previous request, which was also denied. She stated that the 
applicant had further amended their project and was seeking a new approach to convert the original 
portion of that detached garage into a covered porch and then to retain the addition constructed in 2024, 
that would be a garage attached to that porch. She discussed that the front and rear walls of that original 
garage would be removed, and support beams added. She stated that if the porch was no longer 
considered a garage, it could not be used as a carport because that was just another type of garage, but 
the area of the recent addition would comply with the zoning code in terms of overall area, however, 
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now the variance had become the set back from the side property line was the first, and the second was 
that detached garages must be set back at least 10 feet from any other building or structure located on 
the same lot and because it would be attached to the covered porch, that would be the second variance. 

Mr. Feliciano stated that he came up with that design, hoping that they could work something out with 
the design to be able to keep the new garage by taking the other one out and make that a porch for his 
kids. He mentioned that because there weren’t really a lot of trees around, they would have at least an 
overhang for them to play. He stated that they would put a picnic table there and stuff because his yard 
was not that big.  

Chairwoman Masterson asked if he understood that no vehicles could be parked there and that it could 
not be enclosed at any point in time. 

Mr. Feliciano stated that he did. 

Chairwoman Masterson asked if any of the Board members had any questions, comments, concerns. 

Planning Commission Liaison Toth stated that he had a question for Chief Building Official Fursdon and 
remarked that he noticed in his report that he characterized the porch area of the drawing as a building 
and asked if he would elaborate on that.  

Chief Building Official Fursdon stated that the definition of a building would simply be a structure which 
that was, that porch.  

Planning Commission Liaison Toth stated that he looked at that specific chapter and there was a 
definition for a porch, which seemed to be a little bit different than what they were looking at there.  

Chief Building Official Fursdon stated that whether he called a porch or a gazebo, it was another 
structure on the lot that the garage had to be 10 feet away from. He stated that ordinance said that the 
detached garage had to be 10 feet from other structures on the lot, a house or any other and that porch 
would now become another structure on the lot that was not 10 feet away from the garage. 

Planning Commission Liaison Toth stated that when he read that definition of the porch, it had some 
specific characteristics such as nothing 30 inches above the floor and he believed it was three sides open. 

Chief Building Official Fursdon stated that the applicant called it a porch, but they were calling it a 
structure.  

Member Cain asked what would keep them from enclosing it in later and then coming back in  before 
the Law Department because they had similar structures like that in the past where they couldn’t really 
judge what they were going to do later on, but if it was attached to a garage already and three sides were 
open, who was to say a year from now when nobody was looking that they didn’t have four walls back 
up. He commented that they had something similar happen in the past like that. 

Chief Building Official Fursdon stated that there was no way that he could prevent that other than if that 
were to occur, it would be in violation, and he would be back before the Board or he would be in court. 
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Chairwoman Masterson stated that he was asking for some big asks again. She commented that his one-
foot setback was a small one and was about 20%, but the 10 foot variance he was asking for was a 100% 
variance. She asked why he was asking for such a large variance and what was the reason for it. 

Mr. Feliciano stated that he wanted to be able to have his kids have something to play under if it was 
raining or something like that, because there was really no yard for them to play in, so that would be 
perfect. He stated that he would never enclose it back in and that it would always be a porch. 

Chairwoman Masterson asked Chief Building Official Fursdon if that structure was taken down, and the 
garage that he built, would that meet the building code. 

Chief Building Official Fursdon stated that it would be a legal sized garage on that lot and all he would 
need would be the side yard setback variance if the existing old garage were removed.  

Chairwoman Masterson asked if he still needed the setback. 

Chief Building Official Fursdon stated that he did because it was only four feet off the property line. 

Chairwoman Masterson stated that he built a garage with no permit and because he built a garage 
without obtaining permits that was not the fault of the City. She stated that while he kept coming up with 
different solutions for the problem, she didn’t understand why granting him a variance made sense. She 
then read through the Duncan factors, “Can the property yield a reasonable return without the 
variance?” She stated that yes, it could. She read, “Is the variance substantial?” and stated that yes, it was 
100%. She read, “Will the essential character of the neighborhood be substantially altered or will 
adjoining property suffer a substantial detriment?” and commented that the lots in that neighborhood 
were fairly small and under an acre. She added that as he had stated, he didn’t have a big yard and his 
children need a place to play, but she didn’t think that having the existing garage turned into a porch 
would help that. She read, “Will the variance adversely affect the delivery of governmental services?” 
and stated that it would not. She read, “Did you purchase the property with the knowledge of the zoning 
restrictions?” She stated that yes, he was a business owner, so he should know that. She read, “Can the 
owner's predicament be precluded through some other method other than a variance?” and said that Mr. 
Fursdon did state that yes, it could be, he could take down the old garage. She read, “Would the spirit 
and intent behind the zoning requirements be observed and substantial justice done by granting the 
variance?” She stated that the garage addition was constructed without the City's approval, so the desire 
to keep the structure with a minimal modification was not in and of itself a practical difficulty or 
hardship. She stated that the applicant had considered a new way to reduce the variance request by 
converting the original detached garage and reclassified it as a covered porch. She commented that the 
openness of a covered porch may reduce the visual impact, but the lot coverage would be unchanged 
and that the potential concern was that the porch was not a storage building and could not be used as 
such, however, enforcement could be problematic. She asked if there was anything else that he wanted 
to add. 

Mr. Feliciano stated that in order to keep the new building, he figured that he would tear down the old 
building, because what was happening was since they were attached, right in on the wall they got like 
holes where they put everything together. He stated that he figured if he just left the new one and then 
they could take the old one and just make it, you know use it as a porch, so he kept the existing garage, 
the new one, and that would meet the square footage for the City. 

Page 9 of 66



BOARD OF ZONING AND BUILDING APPEALS  PAGE 8 
REGULAR MEETING–THURSDAY, MARCH 27, 2025 

Chairwoman Masterson asked if anyone from the Administration had any comments, concerns or 
anything to add. 

Planning Commission Liaison Toth asked for clarification from the Law Director regarding whether the 
Board was allowed to consider the physical presence of the structure on the lot in their deliberation or 
were they to work specifically off the drawings. He asked if they were allowed to consider that the 
building already existed in a non-compliant form while they debated a variance to allow it. 

Assistant Law Director Morgan stated that when looking at the variance and what the applicant was 
asking for, he was sort of asking them to look at the building and make a determination. She mentioned 
that they would have to look at it, see its impact when deciding the one-foot variance, and the 10-foot 
variance because they were two different variance requests. She remarked whether it was a factor, a 
negative or a positive factor in and of itself, just that it existed, to the degree that it needed a variance, 
yes. She mentioned that beyond that, she wasn’t sure exactly what kind of impact he was anticipating 
because there wouldn't be a variance required if the building weren't built. She discussed that by him not 
getting a permit was something certainly that they would consider, but just its existence without 
attaching it to some other significant factor that they could consider standing alone, probably not if she 
understood what he was asking. 

Chairwoman Masterson asked if anybody else had any comments, questions or concerns. 

None were given. 

Chairwoman Masterson asked Mr. Feliciano if there was anything else that he wanted to add. 

Mr. Feliciano stated that he did not. 

Moved by Masterson and seconded by Cain to deny the variance request. 

Assistant Law Director asked if Chairwoman Masterson could indicate if they were voting on the 
variance requests separately or together. 

Chairwoman Masterson stated that they could do them separately, so the vote would be for the first 
variance request. 

A roll call vote was taken and the motion carried. 
 
 Yes – 5 No – 0  

Moved by Masterson and seconded by Cain to deny the second variance request. 

A roll call vote was taken and the motion carried. 
 
 Yes – 5 No – 0  
 
ADJOURNMENT: 
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The meeting was adjourned at 7:40 PM. 

 

 
 
    
Linda Masterson   Tina Wieber 
Chairwoman   Recording Secretary/Deputy Clerk of Council 
 
 
Thursday, April 24, 2025 
Date Approved 
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PLANNING & DEVELOPMENT DEPARTMENT 7307 Avon Belden Road 

North Ridgeville, OH 44039 
(440) 490-2078 
nridgeville.org 

 

 
Board of Zoning & Building Appeals Staff Report 
 

Case PPZ2025-0331 
Property Owner The Shops on Center Ridge LLC 
PPN 07-00-016-101-054 
Property Address 34548 Center Ridge Road 
Zoning  B-3 Highway Commercial District 
Applicant Name Signarama Cleveland, Marie Cipolletta 
Applicant Address 18200 S. Miles Road, Warrensville Heights OH 
Project Sign package 
Meeting Date April 24, 2025 
Report Date March 27, 2025 

 
REQUESTED VARIANCES CODIFIED REFERENCES 

1. A 126.88 square foot variance for 
area of building signs. Applicant 
shows 259.48 square feet, code 
allows 132.60 square feet, Section 
1286.11(a)(1)(A). 

 
 

1286.11 - Permanent sign allowances 
 
(a) Building Signs. Building signs shall not be permitted as 
accessory to single-family or two-family dwellings. In 
residential districts, building signs may be accessory to 
nonresidential permitted or conditional uses. In all other 
districts, building signs are permitted on principal 
structures in accordance with the following: 
(1) Building Sign Allowance. The building sign area 
allowed in this section shall include the total amount of all 
wall, canopy, and projecting signs on each façade. 
A. Maximum permitted building sign area for a single 
tenant building shall be two (2) square feet per lineal foot 
of the façade width of the principal building. 
 

2. A variance for a second monument 
sign. Applicant shows two ground 
signs (existing Scooter’s and 
proposed UH), code allows one, 
Section 1286.11(c)(1). 

(c) Monument Signs. Monument signs shall not be 
permitted as accessory to single-family or two-family 
dwellings. In residential districts, monument signs may be 
accessory to nonresidential permitted or conditional uses. 
In all other districts, monument signs are permitted on 
lots in accordance with the following: 
(1) One monument sign shall be permitted per lot with the 
exception of lots having either a total area in excess of five 
(5) acres or total street frontage in excess of 500 linear feet, 
in which case two (2) monument signs are permitted 
provided each sign complies with the standards of this 
section. 
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Summary of Request:  
 
The applicant has proposed a sign package for the UH Urgent Care project on Center Ridge Road. The 
sign package consists of building signs and a new ground sign.  
 
The UH building shares a parcel with the former Scooter’s Coffee. One ground sign is permitted per lot, 
unless the parcel has frontage in excess of 500 linear feet or is greater than 5 acres. The lot has about 146 
feet of frontage and is approximately 2.4 acres, so neither of those conditions are met. The sign itself 
would otherwise meet code requirements in terms of height, area and setback. 
 
Additionally, the applicant proposes building signage in excess of code allowances. Two square feet of 
signage are permitted for each linear foot of building width. The building itself is 60 feet wide but has an 
overhang, increasing total building frontage to 66.3 feet. Therefore, the building is allocated 132.6 square 
feet of signage.  
 
The applicant’s request for building signage is shown in the table below. Modifications have been made 
since the original submittal. The original proposal is in black and the revised proposal is in red. The 
applicant has reduced their request by 172 square feet and has eliminated the proposed sign on the north 
elevation. 
    

H W Area 
 

E01 North Wall 5.135 32.604 167.42 Original E01 
   0 0 0 Eliminated E01 
E02 South Wall 7 23.333 163.33 Original E02 
   5 31.73 158.65 Reduced E02 
E03 East Wall 5.5 18.333 100.83 Original E03 
   5.5 18.333 100.83 No change to E03      

431.58 Original Total 
     259.48 Revised Total      

132.60 Permitted      
298.98 Original Variance 

     126.88 New Variance 
 
Review of Duncan Factors: 
 
Can the property yield a reasonable return or can there be any beneficial use of the property without 
the variance? 
 
The property can be used for its intended purpose without the variance. 
 
Is the variance substantial? 
 
The building sign variance, while significant, has been substantially reduced from the original request, a 
58 percent reduction. The ground sign variance request is less substantial. The property owner provided 
testimony that there is a future tenant secured for the Scooter’s building that intends to reuse the sign. It 
is not easily evident if or how the existing sign could be successfully altered to accommodate multiple 
businesses. 
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Will the essential character of the neighborhood be substantially altered or will adjoining properties 
suffer a substantial detriment as a result of the variance? 
 
A unique feature of the UH Urgent Care is that the main entrance is at the rear of the building. This is a 
more unusual configuration in that the entrance is not visible from the public right-of-way. Signage 
helps to direct customers and delivery services to the proper entrances, typically not on the rear of 
buildings. The applicant has responded to concerns expressed by the Board that a large sign on the rear 
of the building would serve little purpose for wayfinding and potentially have negative impacts on 
residential properties to the north. 
 
The existing ground sign is positioned in a location in front of the former Scooter’s. Once the building is 
repurposed, the pending new business will have need for that signage. A second sign for UH, while not 
as desirable as a single sign serving both businesses, will allow UH identification while not requiring 
removal of an existing sign that is intended for reuse. 
 
Will the variance adversely affect the delivery of governmental services (e.g. water, sewer, garbage)? 
 
No. 
 
Did the property owner purchase the property with knowledge of the zoning restriction? 
 
These zoning requirements have been in place prior to the application for the project. 
 
Can the property owner’s predicament be precluded through some method other than a variance? 
 
There is no way to accommodate the amount of signage requested without a variance. Given the rear 
entrance to the building and the pre-existing ground sign, evidence has been provided that some level of 
relief would be appropriate. 
 
Would the spirit and intent behind the zoning requirement be observed and substantial justice done by 
granting the variance? 
 
Variances may be appropriate where property conditions create unique circumstances. In this case, 
there are a few unique circumstances related to the building orientation and the multiple businesses on 
one lot, as previously detailed. The applicant’s suggestion that a greater amount of signage be afforded to 
a certain type of business, an urgent care facility in this case, does not follow the US Supreme Court’s 
guidance that review of signage should be content neutral. Signage is speech. Favoring one speaker, 
such as medical offices, over other business types would not pass constitutional review. It is my 
recommendation the Board not take into account the fact that the business is an urgent care in their 
consideration of the variance requests. 
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Board of Building and Zoning Appeals 
 

 

 BC010-1022 

 

PROJECT INFORMATION   

Sign Package for UH Urgent Care 
Proposed project   

34548 Center Ridge Rd  07-00-016-101-054 
Location  Parcel number 

March 27, 2025  March 14, 2025 
Meeting date  Comments due 

 
RECOMMENDATIONS  
Type comments here. Attach additional sheets as necessary. 
 
 

1. 1286.11 (a)(1)A. Wall signs on single tenant building allowed 2 square foot of signage per one linear foot 
of façade. Applicant allowed 120 square foot of wall signage (60 foot of building façade x 2 square foot of 
allowable signage = 120 total allowable wall signage). Applicant requesting 260 square foot of wall signs 
requiring a 140 square foot variance. BZA approval required. 

2. 1286.11 (c)(1) One monument sign allowed per lot. Applicant requesting second monument sign on lot. 
BZA approval required. (Applicant needs to keep monument sign minimum 5 foot setback from R.O.W. 
and not in the sight visibility triangle). 

 
SUBMITTED BY  
 

Guy M. Fursdon 
  

Chief Building Official 
Administrative officer signature  Title 
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RECEIPT NUMBER CITY OF NORTH

00030300
ES 1810

City of North Ridgeville Paid By

7307 Avon Belden Road SHOPS ON CENTER RIDGE LLC

North Ridgeville, OH 44039 5550 DETROIT RD

(440) 490-2081 SHEFFIELD VILLAGE, OH 44035

01/24/2025

Type Record Category Description Amount

PZE Process PPZ2025-0331 Standard Item BZBA Commercial Application $ 125.00

34548 CENTER RIDGE RD Total $ 125.00

0700016101054 Cash

Check $ 125.00
Check# 22438

Credit

Transferred

Tendered $ 125.00

Change $ 0.00

To Overpayment $ 0.00
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r rr
To Whom it may concern: JAN 24 2D25

As an urgent care faciLity, it is important to achieve optimal visibiLity

and accessibility for patients in need of immediate medical attention.

It is imperative that the sign stand out clearLy and effectiveLy, and that

is why we are seeking a variance. Given the nature of the services

performed, the increased visibility will not only enhance the safety and

efficiency of emergency responses but also aligns with the critical

mission of providing timeLy medical support to the community. Given

the prominence of University Hospital and the essentiaL nature of their

services, we believe that aLlowing a Larger sign is justified and

beneficiaL for public health and safety.
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PRINTS ARE THE EXCLUSIVE PROPERTY OF STRATUS.  THIS MATERIAL SHALL NOT BE USED, DUPLICATED, OR OTHERWISE REPRODUCED WITHOUT THE PRIOR WRITTEN CONSENT OF STRATUS.

ADDRESS:

ORDER NUMBER:

SITE NUMBER:

ELECTRONIC FILE NAME:

PROJECT NUMBER:

PROJECT MANAGER:

PAGE NO.:onestratus.com

8 8 8 . 5 0 3 .1 5 6 9

8959 Tyler Boulevard
Mentor, Ohio  44060

Rev # Req # Date/Artist DescriptionRev # Req # Date/Artist Description
Rev 7 000000 00/00/00 xxx1222396

34548 Center Ridge Rd North 
Ridgeville, OH 44039

86536

CODY CLOUD5050

1

CLIENT:
Original

Rev 1

Rev 2

Rev 3

Rev 4

Rev 5

Rev 6

498863

501036

501492

502682

504041

504497

505533

10/24/24 BB

11/04/24 AS

11/06/24 AS

11/14/24 BB

11/22/24 KF

11/27/24 KF

12/06/24 KFG:\ACCOUNTS\P\PIEDMONT URGENT CARE\2024\OH\5050_North Ridgeville\

5050_North Ridgeville_R10.cdr

Rev 7

Rev 8

Rev 9

Rev 10

516982

518208

518747

520241

02/25/25 KF

03/03/25 CSB

03/07/25 KF

03/17/25 KF

Infinite possibilities, ideal solutions.

onestratus.com
888.503.1569

SIGN CODE:

Wall Signs: 2 square feet per 1 foot of lineal frontage on widest elevation of building. 
66.3 x 2 = 132.6 square feet allowed.
Freestanding Signs: Maximum height = 10’. If 8’ or less in height, 65 square feet permitted. 
If 8’ or more feet in height, 50 square feet permitted. 5’ setback from right of way required

SITE ADDRESS:

34548 Center Ridge Rd North 
Ridgeville, OH 44039

LOCATION NUMBER:

5050

View in Google Maps

RECEIVED 3.18.2025
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PRINTS ARE THE EXCLUSIVE PROPERTY OF STRATUS.  THIS MATERIAL SHALL NOT BE USED, DUPLICATED, OR OTHERWISE REPRODUCED WITHOUT THE PRIOR WRITTEN CONSENT OF STRATUS.

ADDRESS:

ORDER NUMBER:

SITE NUMBER:

ELECTRONIC FILE NAME:

PROJECT NUMBER:

PROJECT MANAGER:

PAGE NO.:onestratus.com

8 8 8 . 5 0 3 .1 5 6 9

8959 Tyler Boulevard
Mentor, Ohio  44060

Rev # Req # Date/Artist DescriptionRev # Req # Date/Artist Description
Rev 7 000000 00/00/00 xxx1222396

34548 Center Ridge Rd North 
Ridgeville, OH 44039

86536

CODY CLOUD5050

2

CLIENT:
Original

Rev 1

Rev 2

Rev 3

Rev 4

Rev 5

Rev 6

498863

501036

501492

502682

504041

504497

505533

10/24/24 BB

11/04/24 AS

11/06/24 AS

11/14/24 BB

11/22/24 KF

11/27/24 KF

12/06/24 KFG:\ACCOUNTS\P\PIEDMONT URGENT CARE\2024\OH\5050_North Ridgeville\

5050_North Ridgeville_R10.cdr

Rev 7

Rev 8

Rev 9

Rev 10

516982

518208

518747

520241

02/25/25 KF

03/03/25 CSB

03/07/25 KF

03/17/25 KF

NTS - Not to Scale

SITE PLAN

E03

N

E05

E04

E02

E06

Added E06

Revised E03 & E05 location 
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PRINTS ARE THE EXCLUSIVE PROPERTY OF STRATUS.  THIS MATERIAL SHALL NOT BE USED, DUPLICATED, OR OTHERWISE REPRODUCED WITHOUT THE PRIOR WRITTEN CONSENT OF STRATUS.

ADDRESS:

ORDER NUMBER:

SITE NUMBER:

ELECTRONIC FILE NAME:

PROJECT NUMBER:

PROJECT MANAGER:

PAGE NO.:onestratus.com

8 8 8 . 5 0 3 .1 5 6 9

8959 Tyler Boulevard
Mentor, Ohio  44060

Rev # Req # Date/Artist DescriptionRev # Req # Date/Artist Description
Rev 7 000000 00/00/00 xxx1222396

34548 Center Ridge Rd North 
Ridgeville, OH 44039

86536

CODY CLOUD5050

3

CLIENT:
Original

Rev 1

Rev 2

Rev 3

Rev 4

Rev 5

Rev 6

498863

501036

501492

502682

504041

504497

505533

10/24/24 BB

11/04/24 AS

11/06/24 AS

11/14/24 BB

11/22/24 KF

11/27/24 KF

12/06/24 KFG:\ACCOUNTS\P\PIEDMONT URGENT CARE\2024\OH\5050_North Ridgeville\

5050_North Ridgeville_R10.cdr

Rev 7

Rev 8

Rev 9

Rev 10

516982

518208

518747

520241

02/25/25 KF

03/03/25 CSB

03/07/25 KF

03/17/25 KF

ALL SIGN SIZES HAVE BEEN CALCULATED OFF
ARCHITECTURAL PRINTS AS SHOWNScale: 3/16"=1'-0"

41'-7"

21'-0"

60'-0"

NORTH ELEVATION

E04

Increased size

Option B selected; removed Option A and tags

Removed E01 from scope
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PRINTS ARE THE EXCLUSIVE PROPERTY OF STRATUS.  THIS MATERIAL SHALL NOT BE USED, DUPLICATED, OR OTHERWISE REPRODUCED WITHOUT THE PRIOR WRITTEN CONSENT OF STRATUS.

ADDRESS:

ORDER NUMBER:

SITE NUMBER:

ELECTRONIC FILE NAME:

PROJECT NUMBER:

PROJECT MANAGER:

PAGE NO.:onestratus.com

8 8 8 . 5 0 3 .1 5 6 9

8959 Tyler Boulevard
Mentor, Ohio  44060

Rev # Req # Date/Artist DescriptionRev # Req # Date/Artist Description
Rev 7 000000 00/00/00 xxx1222396

34548 Center Ridge Rd North 
Ridgeville, OH 44039

86536

CODY CLOUD5050

4

CLIENT:
Original

Rev 1

Rev 2

Rev 3

Rev 4

Rev 5

Rev 6

498863

501036

501492

502682

504041

504497

505533

10/24/24 BB

11/04/24 AS

11/06/24 AS

11/14/24 BB

11/22/24 KF

11/27/24 KF

12/06/24 KFG:\ACCOUNTS\P\PIEDMONT URGENT CARE\2024\OH\5050_North Ridgeville\

5050_North Ridgeville_R10.cdr

Rev 7

Rev 8

Rev 9

Rev 10

516982

518208

518747

520241

02/25/25 KF

03/03/25 CSB

03/07/25 KF

03/17/25 KF

ALL SIGN SIZES HAVE BEEN CALCULATED OFF
ARCHITECTURAL PRINTS AS SHOWNScale: 3/16"=1'-0"

E02

42'-9"

21'-0"

60'-0"

C/L

SOUTH ELEVATION

±18'-11"
TOP OF SIGN

TO GRADE

C/L
9'-10" 
SIGN 
BAND

E02

VARIANCE OPTION UHUC-L-FL-60

Revised to 84" variance option

Option B selected; removed Option A and tags

Added Linear option

CUMULATIVE SIGN SF:

PROPOSED SIGN SF:

132.6

158.65

Increased size

Revised per notes

5'-0" x 31'-8" x 5" DEEP
CONTINUOUS ENCLOSURE

BEHIND PARAPET
POWERS CHANNEL LETTERS
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PRINTS ARE THE EXCLUSIVE PROPERTY OF STRATUS.  THIS MATERIAL SHALL NOT BE USED, DUPLICATED, OR OTHERWISE REPRODUCED WITHOUT THE PRIOR WRITTEN CONSENT OF STRATUS.

ADDRESS:

ORDER NUMBER:

SITE NUMBER:

ELECTRONIC FILE NAME:

PROJECT NUMBER:

PROJECT MANAGER:

PAGE NO.:onestratus.com

8 8 8 . 5 0 3 .1 5 6 9

8959 Tyler Boulevard
Mentor, Ohio  44060

Rev # Req # Date/Artist DescriptionRev # Req # Date/Artist Description
Rev 7 000000 00/00/00 xxx1222396

34548 Center Ridge Rd North 
Ridgeville, OH 44039

86536

CODY CLOUD5050

5

CLIENT:
Original

Rev 1

Rev 2

Rev 3

Rev 4

Rev 5

Rev 6

498863

501036

501492

502682

504041

504497

505533

10/24/24 BB

11/04/24 AS

11/06/24 AS

11/14/24 BB

11/22/24 KF

11/27/24 KF

12/06/24 KFG:\ACCOUNTS\P\PIEDMONT URGENT CARE\2024\OH\5050_North Ridgeville\

5050_North Ridgeville_R10.cdr

Rev 7

Rev 8

Rev 9

Rev 10

516982

518208

518747

520241

02/25/25 KF

03/03/25 CSB

03/07/25 KF

03/17/25 KF

4'-10-1/8"5'-0"
1'-1-1/8"

12-3/4"

 6'-5-5/8" 

 7'-1-1/4"  3'-2-7/8"  20'-7/8" 

31'-8-3/4"

2'-9"

Revised to 84" variance option

Option B selected; removed Option A and tags

ALL SIGN SIZES HAVE BEEN CALCULATED OFF
ARCHITECTURAL PRINTS AS SHOWN

RETURNS:

BACKS:

INSTALL:

5” deep .063 alum. returns - pre-painted black

.090 alum. backs - insides painted White

Thru bolted using all thread into blocking as required;
12" standard length of threaded rod will be supplied unless otherwise noted;
3/8" threaded rod into blocking or Stratus approved equivalent

WALL MAT.: Not provided at this time

FACE LIT CHANNEL LETTERS

SIMULATED NIGHT VIEW

STUD 

WALL

CONCRETE

MASONRY

WALL

FACE LIT LED | REMOTE, FLUSH | GENERIC INSTALL

Thru bolt - all thread fasteners w/ wood blocking or angle iron stringer
Toggle bolts w/ hollow core- plywood backing

Kwik Bolts or Expansion lag bolts & shields  w/ solid concrete

*MOUNTING METHOD:
(Use appropriate method following wall inspection)

Trimcap

Aluminum returns

Pan head screw

Acrylic Face

Spacer
(optional)

Aluminum back

18 ga PLTC Wire

Crimp Connector

LED modules

Weep holes 5/16” dia
w/ light baffle if req’d.

Exterior locations only

3/8” Riv nut & bolt

SS Threaded Rod w/
Hex Nut & Lock Washer
Silicone caulk all penetrations

Steel Angle or approved
blocking

Plastic Bushing

Wire Nut
Junction Box

Electrical conduit
& fitting

Anchor bolt (may vary)
w/ mounting angleBolt, Hex head, 1/4”-20

w/ nut & washer

#18ga PLTC Wire

Power supply box

Stud for Grounding

Power supply

12 ga Stranded THHN Wire
Fitting & Conduit - To Primary

12 ga Stranded THHN Wire
Fitting & Conduit - To Primary

Disconnect Switch w/ lock

Thru bolt - all thread fasteners w/ wood blocking or angle iron stringer
Toggle bolts w/ hollow core- plywood backing

Kwik Bolts or Expansion lag bolts & shields  w/ solid concrete

*MOUNTING METHOD:
(Use appropriate method following wall inspection)

FACES: LOGO: 3/16" white polycarbonate with surface applied vinyl to match colors shown;
LETTERS: 3/16" # 2447 white acrylic with surface applied vinyl to match colors shown;
Black letters and arch to illuminate white at night

TRIMCAP: LOGO: 2" standard black jewelite trimcap
LETTERS: 1" standard black jewelite trimcap

E02

3M 3632-33 Red

COLOR PALETTE

3M 3635-222
Dual-Color Black

All paint finishes to be Satin
unless otherwise noted

ILLUM.: White LEDs as required by manufacturer;
All electrical wiring and power supplies to be housed within 
weather tight enclosure on backside of parapet

WIREWAY: Fab’d .080 Aluminum wireway; painted white

White

5'-0" x 31'-8" x 5" DEEP
CONTINUOUS ENCLOSURE

BEHIND PARAPET
POWERS CHANNEL LETTERS

QUANTITY:

Scale: 1/4"=1'-0" 158.65 square feet

UHUC-L-FL-60

(1) ONE REQUIRED FOR NORTH ELEVATION

VARIANCE OPTION

Added Linear option
Increased size

THIS SIGN IS INTENDED TO BE INSTALLED IN
ACCORDANCE WITH THE REQUIREMENTS OF
ARTICLE 600 OF THE  NATIONAL ELECTRICAL
CODE AND/OR OTHER APPLICABLE LOCAL
CODES. THIS INCLUDES PROPER GROUNDING
AND BONDING OF THE SIGN.

THE LOCATION OF THE DISCONNECT SWITCH
AFTER INSTALLATION SHALL COMPLY WITH
ARTICLE 600.6(A) (1) OF THE NATIONAL
ELECTRIC CODE.

ALL SIGNS TO COMPLY WITH UL 48 AND WILL
BE MARKED AS SUCH WITH APPROPRIATE 
LABORATORY LABELS.

Revised per notes
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PRINTS ARE THE EXCLUSIVE PROPERTY OF STRATUS.  THIS MATERIAL SHALL NOT BE USED, DUPLICATED, OR OTHERWISE REPRODUCED WITHOUT THE PRIOR WRITTEN CONSENT OF STRATUS.

ADDRESS:

ORDER NUMBER:

SITE NUMBER:

ELECTRONIC FILE NAME:

PROJECT NUMBER:

PROJECT MANAGER:

PAGE NO.:onestratus.com

8 8 8 . 5 0 3 .1 5 6 9

8959 Tyler Boulevard
Mentor, Ohio  44060

Rev # Req # Date/Artist DescriptionRev # Req # Date/Artist Description
Rev 7 000000 00/00/00 xxx1222396

34548 Center Ridge Rd North 
Ridgeville, OH 44039

86536

CODY CLOUD5050

6

CLIENT:
Original

Rev 1

Rev 2

Rev 3

Rev 4

Rev 5

Rev 6

498863

501036

501492

502682

504041

504497

505533

10/24/24 BB

11/04/24 AS

11/06/24 AS

11/14/24 BB

11/22/24 KF

11/27/24 KF

12/06/24 KFG:\ACCOUNTS\P\PIEDMONT URGENT CARE\2024\OH\5050_North Ridgeville\

5050_North Ridgeville_R10.cdr

Rev 7

Rev 8

Rev 9

Rev 10

516982

518208

518747

520241

02/25/25 KF

03/03/25 CSB

03/07/25 KF

03/17/25 KF

ALLOWED SIGN SF:

PROPOSED SIGN SF:

132.6

100.8
ALL SIGN SIZES HAVE BEEN CALCULATED OFF

ARCHITECTURAL PRINTS AS SHOWNScale: 3/16"=1'-0"
E03

24'-8"

66'-4"

C/L

EAST ELEVATION

C/L
9'-10" 
SIGN 
BAND

E03 5'-6" x 18'-4" x 5" DEEP
CONTINUOUS ENCLOSURE

BEHIND PARAPET
POWERS CHANNEL LETTERS

VARIANCE OPTION

21'-0"
±18'-8"

TOP OF SIGN
TO GRADE

E05

UHUC-S-FL-66

STAFF ENTRANCE

E05
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PRINTS ARE THE EXCLUSIVE PROPERTY OF STRATUS.  THIS MATERIAL SHALL NOT BE USED, DUPLICATED, OR OTHERWISE REPRODUCED WITHOUT THE PRIOR WRITTEN CONSENT OF STRATUS.

ADDRESS:

ORDER NUMBER:

SITE NUMBER:

ELECTRONIC FILE NAME:

PROJECT NUMBER:

PROJECT MANAGER:

PAGE NO.:onestratus.com

8 8 8 . 5 0 3 .1 5 6 9

8959 Tyler Boulevard
Mentor, Ohio  44060

Rev # Req # Date/Artist DescriptionRev # Req # Date/Artist Description
Rev 7 000000 00/00/00 xxx1222396

34548 Center Ridge Rd North 
Ridgeville, OH 44039

86536

CODY CLOUD5050

7

CLIENT:
Original

Rev 1

Rev 2

Rev 3

Rev 4

Rev 5

Rev 6

498863

501036

501492

502682

504041

504497

505533

10/24/24 BB

11/04/24 AS

11/06/24 AS

11/14/24 BB

11/22/24 KF

11/27/24 KF

12/06/24 KFG:\ACCOUNTS\P\PIEDMONT URGENT CARE\2024\OH\5050_North Ridgeville\

5050_North Ridgeville_R10.cdr

Rev 7

Rev 8

Rev 9

Rev 10

516982

518208

518747

520241

02/25/25 KF

03/03/25 CSB

03/07/25 KF

03/17/25 KF

4'-11-3/4"
5'-6"

18'-4"

14'-7-7/8"3'-3-3/4"

1'-1-1/2"

1'-8-1/8"

12'-4-3/4"

E03
FACE LIT CHANNEL LETTERS
Scale: 3/8" = 1'-0"

ALL SIGN SIZES HAVE BEEN CALCULATED OFF
ARCHITECTURAL PRINTS AS SHOWN

BACKS:

INSTALL:

.090 alum. backs - insides painted White

Thru bolted using all thread into blocking as required;
12" standard length of threaded rod will be supplied unless otherwise noted;
3/8" threaded rod into blocking or Stratus approved equivalent

WALL MAT.:

3M 3632-33 Red

COLOR PALETTE

3M 3635-222
Dual-Color Black

All paint finishes to be Satin
unless otherwise noted

SIMULATED NIGHT VIEW

STUD 

WALL

CONCRETE

MASONRY

WALL

FACE LIT LED | REMOTE, FLUSH | GENERIC INSTALL

Thru bolt - all thread fasteners w/ wood blocking or angle iron stringer
Toggle bolts w/ hollow core- plywood backing

Kwik Bolts or Expansion lag bolts & shields  w/ solid concrete

*MOUNTING METHOD:
(Use appropriate method following wall inspection)

Trimcap

Aluminum returns

Pan head screw

Acrylic Face

Spacer
(optional)

Aluminum back

18 ga PLTC Wire

Crimp Connector

LED modules

Weep holes 5/16” dia
w/ light baffle if req’d.

Exterior locations only

3/8” Riv nut & bolt

SS Threaded Rod w/
Hex Nut & Lock Washer
Silicone caulk all penetrations

Steel Angle or approved
blocking

Plastic Bushing

Wire Nut
Junction Box

Electrical conduit
& fitting

Anchor bolt (may vary)
w/ mounting angleBolt, Hex head, 1/4”-20

w/ nut & washer

#18ga PLTC Wire

Power supply box

Stud for Grounding

Power supply

12 ga Stranded THHN Wire
Fitting & Conduit - To Primary

12 ga Stranded THHN Wire
Fitting & Conduit - To Primary

Disconnect Switch w/ lock

Thru bolt - all thread fasteners w/ wood blocking or angle iron stringer
Toggle bolts w/ hollow core- plywood backing

Kwik Bolts or Expansion lag bolts & shields  w/ solid concrete

*MOUNTING METHOD:
(Use appropriate method following wall inspection)

UHUC-S-FL-66
100.8 square feet

QUANTITY: (1) ONE REQUIRED FOR RIGHT SIDE (WEST) ELEVATION

ILLUM.: White LEDs as required by manufacturer;
All electrical wiring and power supplies to be housed within 
weather tight enclosure on backside of parapet

WIREWAY: Fab’d .080 Aluminum wireway; painted white

5'-6" x 18'-4" x 5" DEEP
CONTINUOUS ENCLOSURE

BEHIND PARAPET
POWERS CHANNEL LETTERS

FACES: LOGO: 3/16" white polycarbonate with surface applied vinyl to match colors shown;
LETTERS: 3/16" # 2447 white acrylic with surface applied vinyl to match colors shown;
Black letters and arch to illuminate white at night

White

VARIANCE OPTION

TRIMCAP: LOGO: 2" standard black jewelite trimcap 
            LETTERS: 1" standard black jewelite trimcap 
                   

RETURNS: 5" deep .063 alum. returns - pre-finished Black 

Not provided at this time

THIS SIGN IS INTENDED TO BE INSTALLED IN
ACCORDANCE WITH THE REQUIREMENTS OF
ARTICLE 600 OF THE  NATIONAL ELECTRICAL
CODE AND/OR OTHER APPLICABLE LOCAL
CODES. THIS INCLUDES PROPER GROUNDING
AND BONDING OF THE SIGN.

THE LOCATION OF THE DISCONNECT SWITCH
AFTER INSTALLATION SHALL COMPLY WITH
ARTICLE 600.6(A) (1) OF THE NATIONAL
ELECTRIC CODE.

ALL SIGNS TO COMPLY WITH UL 48 AND WILL
BE MARKED AS SUCH WITH APPROPRIATE 
LABORATORY LABELS.
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PRINTS ARE THE EXCLUSIVE PROPERTY OF STRATUS.  THIS MATERIAL SHALL NOT BE USED, DUPLICATED, OR OTHERWISE REPRODUCED WITHOUT THE PRIOR WRITTEN CONSENT OF STRATUS.

ADDRESS:

ORDER NUMBER:

SITE NUMBER:

ELECTRONIC FILE NAME:

PROJECT NUMBER:

PROJECT MANAGER:

PAGE NO.:onestratus.com

8 8 8 . 5 0 3 .1 5 6 9

8959 Tyler Boulevard
Mentor, Ohio  44060

Rev # Req # Date/Artist DescriptionRev # Req # Date/Artist Description
Rev 7 000000 00/00/00 xxx1222396

34548 Center Ridge Rd North 
Ridgeville, OH 44039

86536

CODY CLOUD5050

8

CLIENT:
Original

Rev 1

Rev 2

Rev 3

Rev 4

Rev 5

Rev 6

498863

501036

501492

502682

504041

504497

505533

10/24/24 BB

11/04/24 AS

11/06/24 AS

11/14/24 BB

11/22/24 KF

11/27/24 KF

12/06/24 KFG:\ACCOUNTS\P\PIEDMONT URGENT CARE\2024\OH\5050_North Ridgeville\

5050_North Ridgeville_R10.cdr

Rev 7

Rev 8

Rev 9

Rev 10

516982

518208

518747

520241

02/25/25 KF

03/03/25 CSB

03/07/25 KF

03/17/25 KF

QUANTITY: (1) ONE SET REQUIRED FOR NORTH ELEVATION

Scale: 1-1/2"=1'-0"

DOOR VINYL UHUC-DV-D

3.1 square feet

GRAPHICS: Surface applied opaque vinyl to match colors shown

3M 7725-10 White

COLOR PALETTE

1.3 square feet

2'-1-1/8"

Scale: 3/4"=1'-0"

2'-5"

EQ EQ

5'-0"
TO GRADE

7-1/2"

Pantone 1805 C Red

Pantone 185 C Red

2-7/8"

2-7/8"

1-1/4"

1-1/4"

1-3/4"

2-7/8"

1-5/8"

1'-5-3/4"

3.1 square feet

2-7/8"

1-1/4"
1-3/4"

2"

2-7/8"

2'-1-1/4"

3'-0"
TO GRADE

ALL SIGN SIZES HAVE BEEN CALCULATED OFF
ARCHITECTURAL PRINTS AS SHOWN

E04

2'-5"
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PRINTS ARE THE EXCLUSIVE PROPERTY OF STRATUS.  THIS MATERIAL SHALL NOT BE USED, DUPLICATED, OR OTHERWISE REPRODUCED WITHOUT THE PRIOR WRITTEN CONSENT OF STRATUS.

ADDRESS:

ORDER NUMBER:

SITE NUMBER:

ELECTRONIC FILE NAME:

PROJECT NUMBER:

PROJECT MANAGER:

PAGE NO.:onestratus.com

8 8 8 . 5 0 3 .1 5 6 9

8959 Tyler Boulevard
Mentor, Ohio  44060

Rev # Req # Date/Artist DescriptionRev # Req # Date/Artist Description
Rev 7 000000 00/00/00 xxx1222396

34548 Center Ridge Rd North 
Ridgeville, OH 44039

86536

CODY CLOUD5050

9

CLIENT:
Original

Rev 1

Rev 2

Rev 3

Rev 4

Rev 5

Rev 6

498863

501036

501492

502682

504041

504497

505533

10/24/24 BB

11/04/24 AS

11/06/24 AS

11/14/24 BB

11/22/24 KF

11/27/24 KF

12/06/24 KFG:\ACCOUNTS\P\PIEDMONT URGENT CARE\2024\OH\5050_North Ridgeville\

5050_North Ridgeville_R10.cdr

Rev 7

Rev 8

Rev 9

Rev 10

516982

518208

518747

520241

02/25/25 KF

03/03/25 CSB

03/07/25 KF

03/17/25 KF

ALL SIGN SIZES HAVE BEEN CALCULATED OFF
ARCHITECTURAL PRINTS AS SHOWN

E04E05
Scale: 3"=1'-0"

DOOR VINYL

GRAPHICS: Surface applied opaque vinyl to match colors shown

5.0 square feet

UHUC-DV-R-STAFF

FONT:  Frutiger Bold 65

QUANTITY:

2'-5"

Scale: 3/4"=1'-0"

EQ

5'-0"
TO GRADE

(1) ONE SET REQUIRED FOR EAST ELEVATION

EQ

1.9 square feet

2'-1-1/8"

7-1/2"

STAFF ENTRANCE

3M 7725-10 White

COLOR PALETTE

Pantone 1805 C Red

Pantone 185 C Red

3'-6"
TO GRADE

2-7/8"

2-7/8"

1-1/4"

1-1/4"

1-3/4"

2-7/8"

1-5/8"

1'-5-3/4"

3.1 square feet

2-7/8"

1-1/4"
1-3/4"

2"

2-7/8"

2'-1-1/4"

STAFF ENTRANCE

1-1/4"

10-7/8"

Revised graphics
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PRINTS ARE THE EXCLUSIVE PROPERTY OF STRATUS.  THIS MATERIAL SHALL NOT BE USED, DUPLICATED, OR OTHERWISE REPRODUCED WITHOUT THE PRIOR WRITTEN CONSENT OF STRATUS.

ADDRESS:

ORDER NUMBER:

SITE NUMBER:

ELECTRONIC FILE NAME:

PROJECT NUMBER:

PROJECT MANAGER:

PAGE NO.:onestratus.com

8 8 8 . 5 0 3 .1 5 6 9

8959 Tyler Boulevard
Mentor, Ohio  44060

Rev # Req # Date/Artist DescriptionRev # Req # Date/Artist Description
Rev 7 000000 00/00/00 xxx1222396

34548 Center Ridge Rd North 
Ridgeville, OH 44039

86536

CODY CLOUD5050

10

CLIENT:
Original

Rev 1

Rev 2

Rev 3

Rev 4

Rev 5

Rev 6

498863

501036

501492

502682

504041

504497

505533

10/24/24 BB

11/04/24 AS

11/06/24 AS

11/14/24 BB

11/22/24 KF

11/27/24 KF

12/06/24 KFG:\ACCOUNTS\P\PIEDMONT URGENT CARE\2024\OH\5050_North Ridgeville\

5050_North Ridgeville_R10.cdr

Rev 7

Rev 8

Rev 9

Rev 10

516982

518208

518747

520241

02/25/25 KF

03/03/25 CSB

03/07/25 KF

03/17/25 KF

50 square feetScale: 3/8”=1'-0"

D/F ILLUMINATED MONUMENT
E06

CUSTOM

1'-6"

SIDE BSIDE A /

8'-0" CABINET/POLE COVER

6'-11-3/4"

TOP VIEW 

2'-1-1/2"

ILLUM.:

INSTALL:

QUANTITY: (1) ONE D/F ILLUMINATED MONUMENT REQUIRED

REVEAL: 3" x 1" x 1/8" aluminum channel; painted black

POLE COVER: .125 fab’d alum. construction; painted black

CABINET: 1’-6" deep 2”extruded aluminum cabinet w/  retainers;
All exposed surfaces painted black.

FACES: .187 flat white polycarbonate face

GRAPHICS: Surface applied die-cut vinyl graphics

Internally illuminated with LED’s as required per manufacturer,
Power supplies to be housed within cabinet.

3M 3632-33 Red

COLOR PALETTE

All paint finishes to be Satin
unless otherwise noted

3M 7725-22 Matte Black

Black

6'-3"
OAH

7'-8"W X 1'-4"D
REVEAL

SIMULATED NIGHTTIME VIEW

 3"

FACE CUT SIZE: 
4'-11-1/2" x 7'-11-1/2"

Internal steel support; 
Direct Buried Installation into grade w/ concrete foundation to 
match city & engineering requirements1'-6"

3"

5'-0"
CABINET

12"

5"

7-1/2"

Added page

TBV

TBV

V.O.: 4'-8" x 7'-10"
TBV

TBVTBV

Added page

Engineering details TBV

Removed option not selected

THIS SIGN IS INTENDED TO BE INSTALLED IN
ACCORDANCE WITH THE REQUIREMENTS OF
ARTICLE 600 OF THE  NATIONAL ELECTRICAL
CODE AND/OR OTHER APPLICABLE LOCAL
CODES. THIS INCLUDES PROPER GROUNDING
AND BONDING OF THE SIGN.

THE LOCATION OF THE DISCONNECT SWITCH
AFTER INSTALLATION SHALL COMPLY WITH
ARTICLE 600.6(A) (1) OF THE NATIONAL
ELECTRIC CODE.

ALL SIGNS TO COMPLY WITH UL 48 AND WILL
BE MARKED AS SUCH WITH APPROPRIATE 
LABORATORY LABELS.
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PLANNING & DEVELOPMENT DEPARTMENT 7307 Avon Belden Road 
North Ridgeville, OH 44039 

(440) 490-2078
nridgeville.org

Board of Zoning & Building Appeals Staff Report 

Case 
Property Owner 
PPN 
Property Address 
Zoning  
Applicant Name 
Applicant Address 
Project 
Meeting Date 
Report Date 

PPZ2025-0341 
James and Deborah Koestler 
07-00-034-000-042
37079 Center Ridge Road
B-5 Architectural Business District/R-1 Residence District 
Same
Same
Pole barn
April 24, 2025
April 10, 2025

REQUESTED VARIANCES CODIFIED REFERENCES 

1. A 2-foot variance for setback
of an outbuilding from a
side lot line. Applicant
shows pole barn located 3
feet from side lot line (east),
code requires setback of 5
feet, Section 1294.03(e)(1).

1294.03 - Detached private garages 
(a) As used in this section, "detached private garages" means
garages which are not attached to single-family or two-family
dwellings and are of frame construction or of construction similar
to single-family or two-family dwellings. Detached private garages
shall be located not less than five feet from the side and rear yard
lot lines and not less than ten feet from other buildings located
upon the same lot with a detached private garage.

(e) Outbuilding.
(1) As used in this section "outbuilding" means storage buildings
for purposes other than for the parking of motor vehicles such as
cars or trucks or similar vehicles. Outbuildings shall be located on
the property in the same manner as detached private garages in
subsection (a) hereof.
(2) An outbuilding may be no larger than twenty-six feet by twenty-
six feet or a total of 676 square feet. The outbuilding must be of
conventional framing and finish with vertical walls and an
appropriately pitched roof. No building shall be more than one
story tall or fifteen feet in height.
(3) In agriculturally zoned districts or property greater than one-
half acre, outbuildings are not limited in size but, shall not exceed
thirty-five feet in height.
(4) Each dwelling may have both a private detached garage and an
outbuilding. Agriculturally zoned districts or lots greater than one-
half acre are not regulated as to the number of outbuildings but
cannot exceed lot coverage of ten percent.
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Summary of Request:  
 
The applicant was issued a Notice of Violation in March 2025 for an unsafe structure. The structure in 
question was the barn on the property that has a partially collapsed roof. The barn will be demolished 
and the applicant is proposing to construct a new 720 square foot outbuilding in the same general 
location.  
 
The property is split zoned B-5 and R-1 with the majority of the lot zoned for business, including the 
location of the outbuilding. Accessory residential structures are reviewed against the requirements for 
residential uses. The structure is proposed to be constructed 3 feet from the east property line, where 5 
feet is required. The lot is 0.51 acre, therefore the size of the outbuilding is compliant. 
 
Review of Duncan Factors: 
 
Can the property yield a reasonable return or can there be any beneficial use of the property without 
the variance? 
 
The property can continue to be used for its intended purpose under the current zoning regulations. 
 
Is the variance substantial? 
 
The building will be 2 feet closer to the property line than permitted, but a little farther away than the 
existing structure. 
 
Will the essential character of the neighborhood be substantially altered or will adjoining properties 
suffer a substantial detriment as a result of the variance? 
 
The new pole barn will be an improvement over the existing condition. That said, setbacks exist to 
provide spacing and separation of structures from property lines. A proper setback ensures that an 
owner can maintain their accessory structure from within their own property. 
 
Will the variance adversely affect the delivery of governmental services (e.g. water, sewer, garbage)? 
 
No. 
 
Did the property owner purchase the property with knowledge of the zoning restriction? 
 
These zoning requirements have been in place prior to the construction of the house. 
 
Can the property owner’s predicament be precluded through some method other than a variance? 
 
It seems possible to place the shed in a location that meets required setbacks. 
 
Would the spirit and intent behind the zoning requirement be observed and substantial justice done by 
granting the variance? 
 
Overall, this is a relatively small variance and the new structure will be located in the same location as 
the dilapidated barn. It appears there is a walkway or sidewalk from the house to the rear of the property 
that the owner may be trying to avoid encroaching upon. 
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BUILDING DIVISION 7307 Avon Belden Road 

North Ridgeville, OH 44039 
(440) 490-2081 
nridgeville.org 

 

 
NOTICE OF VIOLATION 
 
03/28/2025 
 
JAMES & DEBORAH KOESTLER 
37079 CENTER RIDGE RD 
NORTH RIDGEVILLE, OH  44039 
 
Re: Property Maintenance Violation 
 Location: 37079 CENTER RIDGE RD 
 Parcel: 0700034000042 

Violation Number: EV2025-00088 
 
Dear Property Owner(s), 
 
An inspection of the above-referenced premises showed the following violation(s) of the City of North 
Ridgeville Codified Ordinances: 
 
NRCO Section 1480.08(a)(1) Unsafe Structure 
An unsafe structure is one that is found to be dangerous to the life, health, property or safety of the 
public or the occupants of the structure by not providing minimum safeguards to protect or warn 
occupants in the event of fire, or because such structure contains unsafe equipment or is so damaged, 
decayed, dilapidated, structurally unsafe or of such faulty construction or unstable foundation, that 
partial or complete collapse is possible. 
 
Required Corrective Action:  
The outbuilding is unsafe due to its partially collapsed roof. This structure must be repaired or 
demolished.  
 
You are hereby notified that the above violations are to be corrected by May 01, 2025. A re-inspection 
will be scheduled on or about this date to determine compliance.  
 
Failure to comply with this notice will result in the City pursuing legal remedies as provided for by law. 
Codified ordinances are available online at www.nridgeville.org.  
 
Any person directly affected by a decision of the Chief Building Official or a Notice or Order issued 
under the Building and Housing Code shall have the right to appeal to the Board of Zoning and Building 
Appeals provided that a written application for appeal is filed within the lesser of either 10 days after the 
date the notice or order was served or the date of the expiration of the abatement period set forth in the 
notice.  
 
Please note that a permit may be required for certain work. If you have any questions about this notice, 
contact the Building Division at (440) 490-2081.  
 
Thank you for your cooperation and attention to this matter. 
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Board of Building and Zoning Appeals 
 

 

 BC010-1022 

 

PROJECT INFORMATION   

Pole Barn  
Proposed project   

37079 Center Ridge Rd  07-00-034-000-042 
Location  Parcel number 

April 24, 2025  April 13, 2025 
Meeting date  Comments due 

 
RECOMMENDATIONS  
Type comments here. Attach additional sheets as necessary. 
 
1294.03 (e)(1) Outbuildings shall be located on the lot in the same manner as detached garages. 
1294.03 (a) Outbuildings shall be minimum 5 feet from side property line. Applicant requesting outbuilding to be 
3 feet from side property line requiring a 2 feet variance. BZA approval required. 

 
SUBMITTED BY  
 

Guy M. Fursdon 
  

Chief Building Official 
Administrative officer signature  Title 
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Sincerely, 

 
Zoning Inspector 
 
Inspection Pictures Attached 
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PLANNING & DEVELOPMENT DEPARTMENT 7307 Avon Belden Road 

North Ridgeville, OH 44039 
(440) 490-2078 
nridgeville.org 

 

 
Board of Zoning & Building Appeals Staff Report 
 

Case PPZ2025-0342 
Property Owner Kevin Callahan & Brandy Emery 
PPN 07-00-029-000-563 
Property Address 6149 Dorow Drive 
Zoning  R-1 Residence District/Chapter 1282 
Applicant Name Same 
Applicant Address Same 
Project Shed 
Meeting Date April 24, 2025 
Report Date April 8, 2025 

 
REQUESTED VARIANCES CODIFIED REFERENCES 

1. A 3 ft. 9 in. variance for side 
setback of an outbuilding. Code 
requires 5 ft., applicant shows 1 ft. 
3 in., Section 1294.03(a). 
 

2. A 3 ft. 6 in. variance for rear 
setback of an outbuilding. Code 
requires 5 ft., applicant shows 1 ft. 
6 in., Section 1294.03(a). 
 

 

1294.03 - Detached private garages 
(a) As used in this section, “detached private garages” 
means garages which are not attached to single-family or 
two-family dwellings and are of frame construction or of 
construction similar to single-family or two-family 
dwellings. Detached private garages shall be located not 
less than five feet from the side and rear yard lot lines and 
not less than ten feet from other buildings located upon the 
same lot with a detached private garage. 
 
(e) Outbuilding. 
(1) As used in this section “outbuilding” means storage 
buildings for purposes other than for the parking of motor 
vehicles such as cars or trucks or similar vehicles. 
Outbuildings shall be located on the property in the same 
manner as detached private garages in subsection (a) 
hereof. 
 

 

Summary of Request:  
 
The applicant proposes to install a new 80 square foot shed in their rear yard. Outbuildings must be set 
back a minimum of 5 feet from side and rear lot lines. The applicant proposes to construct their shed 1 
ft. 3 in. from the side lot line and 1 ft. 6 in. from the rear lot line, requiring two variances for setbacks. 
 
Review of Duncan Factors: 
 
Can the property yield a reasonable return or can there be any beneficial use of the property without 
the variance? 
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The property can continue to be used for its intended purpose under the current zoning regulations. 
 
Is the variance substantial? 
 
The shed itself is modest in size. While not substantial in absolute terms, the variance request relative to 
the standard is significant. 
 
Will the essential character of the neighborhood be substantially altered or will adjoining properties 
suffer a substantial detriment as a result of the variance? 
 
Setbacks exist to provide spacing and separation of structures from property lines. A proper setback 
ensures that an owner can maintain their accessory structure from within their own property. 
 
Will the variance adversely affect the delivery of governmental services (e.g. water, sewer, garbage)? 
 
No. 
 
Did the property owner purchase the property with knowledge of the zoning restriction? 
 
The setback requirements have been in place prior to construction of the subdivision. 
 
Can the property owner’ s predicament be precluded through some method other than a variance? 
 
It is possible to place the shed in a location that meets required setbacks. 
 
Would the spirit and intent behind the zoning requirement be observed and substantial justice done by 
granting the variance? 
 
The applicant has provided no information in support of their request addressing the standards of 
approval or rationale for the request. 
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Board of Building and Zoning Appeals 
 

 

 BC010-1022 

 

PROJECT INFORMATION   

Shed 
Proposed project   

6149 Dorow Dr  07-00-029-000-563 
Location  Parcel number 

April 24, 2025  April 14, 2025 
Meeting date  Comments due 

 
RECOMMENDATIONS  
Type comments here. Attach additional sheets as necessary. 
 

1. 1294.03 (e)(1) In residential districts outbuildings shall be located on the property the same as detached 
garages. 1294.03 (a) Outbuildings shall be minimum 5 feet from the side and rear property line. 
Applicant requesting 1 foot 3 inch setback from the side property line requiring a 3 foot 9 inch variance. 
Applicant requesting 1 foot 6 inch setback from rear property line requiring a 3 foot 6 inch variance. BZA 
approval required for both variances. 

 
SUBMITTED BY  
 

Guy M. Fursdon 
  

Chief Building Official 
Administrative officer signature  Title 
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PLANNING & DEVELOPMENT DEPARTMENT 7307 Avon Belden Road 

North Ridgeville, OH 44039 
(440) 490-2078 
nridgeville.org 

 

 
Board of Zoning & Building Appeals Staff Report 
 

Case PPZ2025-0345 
Property Owner Joseph Neroni 
PPN 07-00-035-102-165 
Property Address 37387 West Fenwick Drive 
Zoning  PCD 
Applicant Name Same 
Applicant Address Same 
Project Fence on corner lot 
Meeting Date April 24, 2025 
Report Date April 8, 2025 

 
REQUESTED VARIANCES CODIFIED REFERENCES 

1. A 1-foot height variance for a fence in 
the front yard on a corner lot. 
Applicant shows a 5-foot-high black 
aluminum fence, code allows a fence 
no greater than 4 feet in the front yard, 
Section 1294.01(h)(2)(A). Note: Fence 
extends approximately 19 feet beyond 
the front building line. 

 

1294.01 - Interpretations and exceptions in general  
(h) Fences. 
(2) Fences in Residential Districts. 
A. A fence not exceeding six feet in height may be 
placed along any side or rear property line, subject to 
the requirements in subsection B. below, providing it 
does not extend closer to the street than the front 
building line. From the building line to the street line, a 
fence may be installed so long as it has a maximum 
height of four feet and at least fifty percent of the face 
is open. 
 

 

Summary of Request:  
 
The applicant is requesting a variance for the height of a fence extending closer to the street than the 
front building line of their residential lot. The lot is a corner lot, such that both West Fenwick Drive and 
Glenmoor Lane are front yards per the Zoning Code. The applicant proposes a 5-foot black aluminum 
rail-style fence to project approximately 19 feet from the building line toward the ROW, outside of the 
utility easement, which runs parallel to the street. Any portion of fence between the ROW and front 
building line must be no greater than 4 feet high and no less than 50% open. 
 
Review of Duncan Factors: 
 
Can the property yield a reasonable return or can there be any beneficial use of the property without 
the variance? 
 
The property can continue to be used for its intended purpose under the current zoning regulations. 
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Is the variance substantial? 
 
No, while the fence would be one foot higher than code allows, the required openness will be exceeded 
based on the style selected. 
 
Will the essential character of the neighborhood be substantially altered or will adjoining properties 
suffer a substantial detriment as a result of the variance? 
 
The Zoning Code establishes that corner lots have two front yards. These codes exist to preserve views 
for traffic and safety by neighbors abutting on side streets. A fence encroaching beyond the building line 
along Glenmoor Lane would not appear to pose a visual obstacle to any neighbor as the fence is more 
than 50% open. 
 
Will the variance adversely affect the delivery of governmental services (e.g. water, sewer, garbage)? 
 
No. 
 
Did the property owner purchase the property with knowledge of the zoning restriction? 
 
These zoning requirements have been in place prior to the construction of the house. 
 
Can the property owner’s predicament be precluded through some method other than a variance? 
 
A zoning compliant fence could be installed on the property. 
 
Would the spirit and intent behind the zoning requirement be observed and substantial justice done by 
granting the variance? 
 
The Zoning Code indicates that lots having frontage on two intersecting streets must contain the 
required front yards on both streets. There are many corner lots within the City of North Ridgeville, so 
this is not an unusual lot configuration. The desire to maximize the enclosed area of a backyard is not a 
practical difficulty unique to the lot; however, the openness of the fence makes the variance request less 
impactful to neighbors than if the fence were a privacy style. 
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Board of Building and Zoning Appeals 
 

 

 BC010-1022 

 

PROJECT INFORMATION   

Fence 
Proposed project   

37387 West Fenwick Dr  07-00-035-102-165 
Location  Parcel number 

April 24, 2025  April 14, 2025 
Meeting date  Comments due 

 
RECOMMENDATIONS  
Type comments here. Attach additional sheets as necessary. 
 
1294.01 (h)(2) A. Residential districts allowed 4 feet high fence from the front line of the dwelling to the right-of-
way. 1294.01 (g)(8) Corner lots have two front line of dwelling. Applicant requesting 5 feet high fence requiring a 
1 foot height variance. BZA approval required. 

 
SUBMITTED BY  
 

Guy M. Fursdon 
  

Chief Building Official 
Administrative officer signature  Title 
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PLANNING & DEVELOPMENT DEPARTMENT 7307 Avon Belden Road 

North Ridgeville, OH 44039 
(440) 490-2078 
nridgeville.org 

 

 
Board of Zoning & Building Appeals Staff Report 
 

Case PPZ2025-0346 
Property Owner Catholic Diocese of Cleveland 
PPN 07-00-021-117-100 
Property Address 35777 Center Ridge Road 
Zoning  R-1 Residence District 
Applicant Name St. Peter Church, Rev. Robert Franco 
Applicant Address Same 
Project Signage 
Meeting Date April 24, 2025 
Report Date April 9, 2025 

 
REQUESTED VARIANCES CODIFIED REFERENCES 

1. A 20% variance for changeable copy 
of a monument sign. Code allows a 
maximum of 50%, applicant shows 
approximately 70% changeable copy, 
Section 1286.11(c)(7).  

1286.11 - Permanent sign allowances 
 
(c) Monument Signs. 
The maximum sign area of an individual monument sign 
shall be 65 square feet if the sign does not exceed a height 
of eight (8) feet or a maximum sign area of 50 square feet 
if the sign does not exceed a height of ten (10) feet. In no 
case shall a monument sign exceed ten (10) feet in height. 
(7) Monument signs may contain up to 50 percent 
changeable copy in sign area. 
 

 

Summary of Request:  
 
Due to the construction of the new parish hall addition at St. Peter Church, the existing ground sign is 
proposed to be relocated east on the property. The sign is non-conforming in that it exceeds the 
allowable percentage of changeable copy by about 20%. Since the sign is being completely removed, 
code requires that it come into compliance with current regulations. 
 
Review of Duncan Factors: 
 
Can the property yield a reasonable return or can there be any beneficial use of the property without 
the variance? 
 
The property can be used for its intended purpose without the variance. 
 
Is the variance substantial? 
 
The variance is not substantial. The total sign area is less than 35 square feet. The difference between 
50% changeable copy and 70% changeable copy is less than 7 square feet. 
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Will the essential character of the neighborhood be substantially altered or will adjoining properties 
suffer a substantial detriment as a result of the variance? 
 
No, the sign currently exists along Center Ridge Road and will be relocated about 300 feet east. 
 
Will the variance adversely affect the delivery of governmental services (e.g. water, sewer, garbage)? 
 
No. 
 
Did the property owner purchase the property with knowledge of the zoning restriction? 
 
Since the sign was installed, the sign code was updated and the amount of changeable copy reduced 
from two-thirds the allowable sign face area to 50%. 
 
Can the property owner’s predicament be precluded through some method other than a variance? 
 
There is no way to accommodate the sign relocation without a variance. 
 
Would the spirit and intent behind the zoning requirement be observed and substantial justice done by 
granting the variance? 
 
Yes. This is a relocation of an existing sign that is otherwise conforming in terms of proposed location, 
height and area. It is reasonable to allow the continued use of the exact same sign in a new, zoning 
compliant location on the property. 
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 BC010-1022 

 

PROJECT INFORMATION   

Relocation of sign  
Proposed project   

35777 Center Ridge Rd  07-00-021-117-076 
Location  Parcel number 

April 24, 2025  April 14, 2025 
Meeting date  Comments due 

 
RECOMMENDATIONS  
Type comments here. Attach additional sheets as necessary. 
 
1286.11 (c)(7) Monument signs may contain 50% changeable copy. Applicant requesting approximately 70% 
changeable copy requiring a 20% changeable copy variance (70% - 50% = 20%). BZA approval required. 

 
SUBMITTED BY  
 

Guy M. Fursdon 
  

Chief Building Official 
Administrative officer signature  Title 
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