
 

CITY OF NORTH RIDGEVILLE 
PLANNING COMMISSION 

7307 Avon Belden Road 
North Ridgeville, Ohio 44039 

(440) 353-0513 

Chairman Jim Smolik 
Vice-Chairwoman Jennifer Swallow 
Member Jason R. Jacobs 

Member Steve Ali 
Council Liaison Bruce F. Abens  

PLANNING COMMISSION  

RECOMMENDATIONS TO COUNCIL 

The following appeared before Planning Commission at the TUESDAY, APRIL 14, 2020 
regular meeting.  Planning Commission’s recommendations are noted after each application.  

APPLICANT: Ryan Schultheiss; Root Development and Construction, LLC 
36097 Westminister Ave, North Ridgeville, Ohio 44039 

OWNER: Root Residential Development, LLC 
36097 Westminister Ave, North Ridgeville, Ohio 44039 

REQUEST: Final plat approval of residential cluster development Harvest Pointe 
Subdivision, Phase No. 1 

LOCATION: Northeast side of Root Road and south of Lorain Road, in an R-1 Residence 
District. 
Permanent Parcel No. 07-00-011-103-189 

PC ACTION: Approved by a vote of 4-0 
 
APPLICANT: Tony Perez; Lemmon Development 

8230 Pittsburg Avenue NW, North Canton, Ohio 44720 
OWNER: North Ridgeville Senior Living, LLC 

821 South Main Street, North Canton, Ohio 44720 
REQUEST: Final plan approval for Danbury Senior Living, Phase 2 
LOCATION: Northeast side of Bagley Road, in a Special Development District. 

Permanent Parcel No. 07-00-011-102-154 
PC ACTION: Approved by a vote of 4-0 

 

cc:  Mayor Corcoran 
Safety-Service Director Armbruster 
Law Director Moriarty 
Assistant Law Director Morgan 
City Engineer Rodriguez 
Assistant City Engineer Eavenson 
Chief Building Official Fursdon

 





















CITY OF NORTH RIDGEVILLE PLANNING COMMISSION 
RECOMMENDATIONS 

Name of Applicant: Ryan Schultheiss; Root Development and Construction, LLC 
36097 Westminister Ave, North Ridgeville, Ohio 44039 

Name of Owner: Root Residential Development, LLC 
36097 Westminister Ave, North Ridgeville, Ohio 44039 

Date of Planning Commission Meeting: Tuesday, April 14, 2020 
Date to Return to Deputy Clerk of Council: Thursday, April 02, 2020 

Regarding: Final plat approval of residential cluster development Harvest Pointe Subdivision Phase No. 1; 
located on the northeast side of Root Road and south of Lorain Road, in an R-1 district. 

 Permanent Parcel No. 07-00-011-103-189  
 

Recommendations:   
No comments at this time

 

(Use additional sheets if necessary.) 

 Department Head Signature: Mike Uhnak  Title:  Assistant Fire Chief  

Form prepared by the Office of the Clerk of Council 06-30-1999.  Amended 05-30-2019. 

Comments and recommendations by Administrative Officers, if any, shall be forwarded to the Commission Secretary not later 

than five (5) business days prior to the Commission meeting at which action is scheduled to be taken on the matter. 
(Planning Commission By-Laws, Article  V, Section 3) 

Comments received after the deadline will be distributed to the Members the night of the meeting. 



From: Ryan Schultheiss
To: Michelle Owens; Guy Fursdon
Subject: RE: Planning Commission April 14, 2020 - Harvest Pointe Subdivision, Phase 1
Date: Wednesday, April 08, 2020 12:51:03 PM
Attachments: 04.14.2020 Harvest Pointe Subdivision No. 1 - Final Plat Approval.pdf

Guy / Michelle-
 
Please see below for responses to Guy’s comments provided in the attached document. If there are
any further questions, please let me know.
 

1. We agree that density code compliance will be determined at the final phase and we will
continue to track in all subsequent phase approvals.

2. We agree that the cluster lots in Phase 1 are under the total allowable of 20. We are aware of
the code and will not exceed it. Compliance will be determined in subsequent phases.

3. We currently have 22’ from the sidewalk to the house. Even a large car such as a Chevrolet
Suburban (length of approximately 18.5’) would be able to fit comfortably without
overhanging into the sidewalk.

4. Per the “Approved” Preliminary Plan on Page 3, Polaris calls out that Required Open Space is
20% of the Gross Acreage of the Entire Development (20% would be 5.06 acres). Per Page 13
of the Phase 1 Improvement Plans, we have approximately 21.55 acres remaining of
undeveloped land. We plan to address Required Open Space on plans submitted for
subsequent phases. If you would like this addressed elsewhere, please let us know.

5. We agree, all units will include a 2 car, enclosed garage.  
 
Thanks,
Ryan
 
Ryan Schultheiss, CPA
Green Quest Group
36097 Westminister Ave.
North Ridgeville, OH 44039
Cell: (513) 535-1849
Email: Ryan@GreenQuestGroup.com
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CITY OF NORTH RIDGEVILLE PLANNING COMMISSION 
RECOMMENDATIONS 


Name of Applicant: Ryan Schultheiss; Root Development and Construction, LLC 
36097 Westminister Ave, North Ridgeville, Ohio 44039 


Name of Owner: Root Residential Development, LLC 
36097 Westminister Ave, North Ridgeville, Ohio 44039 


Date of Planning Commission Meeting: Tuesday, April 14, 2020 


Date to Return to Deputy Clerk of Council: Thursday, April 02, 2020 


Regarding: Final plat approval of residential cluster development Harvest Pointe Subdivision Phase No. 1; 


located on the northeast side of Root Road and south of Lorain Road, in an R-1 district. 


 Permanent Parcel No. 07-00-011-103-189  


 


Recommendations:   


No comments at this time


 


(Use additional sheets if necessary.) 


 Department Head Signature: Mike Uhnak  Title:  Assistant Fire Chief  


Form prepared by the Office of the Clerk of Council 06-30-1999.  Amended 05-30-2019. 


Comments and recommendations by Administrative Officers, if any, shall be forwarded to the Commission Secretary not later 


than five (5) business days prior to the Commission meeting at which action is scheduled to be taken on the matter. 
(Planning Commission By-Laws, Article  V, Section 3) 


Comments received after the deadline will be distributed to the Members the night of the meeting. 
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Michelle A. Owens
Received
Ryan Schultheiss: "Engineer added revised language and detail related to the drainage / storm water easements to address his previous comments."



Michelle A. Owens
Received
Ryan Schultheiss: "Engineer added revised language and detail related to the drainage / storm water easements to address his previous comments."



















































GBC DESIGN INC Transmittal
565 White Pond Drive Akron, OH 44320-1123 Phone  330-836-0228  Fax  330-836-5782 www. GBCdesign.com

To: ________________________________________ Date _______________ Job No. ______________

_________________________________________ Re:

_________________________________________
    

_________________________________________

We are sending you the attached following items via: UPS    Standard    Priority  US Mail    Deliver Pickup

Prints          Specifications          Shop Dwgs          Samples          Change Order          Disks          Other

QUANTITY       DESCRIPTION

_____________________________________________________________________________________________

_____________________________________________________________________________________________

_____________________________________________________________________________________________

_____________________________________________________________________________________________

_____________________________________________________________________________________________

_____________________________________________________________________________________________

____________________________________________________________________________________________

_____________________________________________________________________________________________

THESE ARE TRANSMITTED as checked below:

For approval No exceptions taken Submit specified item

For your use Make corrections noted Reviewed see attached

As requested Revise and resubmit Rejected

For review and comment Other: _____________________

REMARKS:

Signed: ____________________________________

c: File















CITY OF NORTH RIDGEVILLE PLANNING COMMISSION 
RECOMMENDATIONS 

Name of Applicant: Tony Perez; Lemmon Development 
8230 Pittsburg Avenue NW, North Canton, Ohio 44720 

Name of Owner: North Ridgeville Senior Living, LLC 
821 South Main Street, North Canton, Ohio 44720 

Date of Planning Commission Meeting: Tuesday, April 14, 2020 
Date to Return to Deputy Clerk of Council: Thursday, April 02, 2020 

Regarding: Preliminary approval for revised plan for Danbury Assisted Living; located on the northeast side of 
Bagley Road, in a Special Development District. 
Preliminary Approval: July 11, 2017 Final Approval: August 8, 2017 

 Permanent Parcel No. 07-00-011-102-154  
 

Recommendations:   

No comments at this time.

 

(Use additional sheets if necessary.) 

 Department Head Signature: Mike Uhnak  Title:  Assistant Fire Chief  

Form prepared by the Office of the Clerk of Council 06-30-1999.  Amended 05-30-2019. 

Comments and recommendations by Administrative Officers, if any, shall be forwarded to the Commission Secretary not later 

than five (5) business days prior to the Commission meeting at which action is scheduled to be taken on the matter. 
(Planning Commission By-Laws, Article  V, Section 3) 

Comments received after the deadline will be distributed to the Members the night of the meeting. 
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Memorandum 
 
 
to: James Smolik, Chair, North Ridgeville Planning Commission 

from: David Hartt 

subject: Review of REVISED Preliminary Plan – Danbury North Ridgeville 
(Independent Living and Assisted Living) 
 

date:  April 7, 2020  

 
Pursuant to the City’s request, I am summarizing herein my review of the revised Preliminary 
Plan for the Danbury North Ridgeville Development, an assisted living and independent living 
development, in the Special Development District B at the northeast intersection of Bagley and 
Lorain Roads.  This review is based on the application and drawings by GBC Design Inc. 
received by the City on March 20, 2020 (21 pages) and is undertaken within the scope as set 
forth in Section 1210.05 CITY PLANNER REVIEW of the Planning and Zoning Code that 
confines the review to:  
 

“…how the development will impact current and future development in the area 
and the City as a whole, and as compared to the City Master Plan…and how the 
development might possibly be modified to reduce impact and conform to the 
overall development of the City.”   

 
This proposal is a revision to the Plans approved in July 2017.  The approved plan called for two 
buildings – an assisted living building (which has been constructed) and an independent living 
building (not constructed).  This revision reduces the independent units from 89 to 26 and 
reconfigures these units into attached side-by-side villas rather than the greater (former) number 
of units being in a multiple story “apartment” style building.    
 
The current SDD zoning permits a variety of business (both retail and office) uses.  Moreover, by 
designating this property as a Special Business District in the 2009 City Master Plan, the City 
further confirmed that non-residential development – at the intensity of development permitted 
(both uses permitted and development standards) - was the City’s established public policy for 
this property and that the impacts from such development would be acceptable in the area.  I 
stated in my July 26, 2017 report that since:   
 



Danbury 
April 7, 2020 

 

2 | P a g e    

 

“…the proposed uses will generate far less “commotion” on the site and on the 
surrounding streets than many of the uses that are explicitly permitted in the SDD, it is 
certainly appropriate for the Planning Commission – as it did in 2007 and 2015 – to 
consider this use as “compatible and complementary” (Section 1273.17) to those uses 
that are expressly listed.  Furthermore, the pattern of zoning and development, existing 
and anticipated, has not materially altered over the years.” 

 
These observations continue to be valid.  When compared to the City’s policy, including both the 
zoning and the Master Plan, this revised proposal further reduces the development intensity and 
“commotion” and, therefore, will have even less impact than the future development envisioned 
on the site, in the area, and previously approved.    
 
 Lastly, this opinion is with the understanding that there have been no material changes in the 
regulations or in public policy that would justify the Planning Commission deviating from its 
earlier positions.      
 
If you have any questions or require any additional information, please feel free to contact me. 
 

**************   
************** 

 





Mr. John Walsh, P.E., P.S.
June 12, 2017
Page 2

Proposed Assisted Living and Congregate Care Facility
 
The table on the following page shows the estimated generated traffic during the AM and PM peak
hour for the proposed Assisted Living / Independent Living facility based upon the national averages
considering the total number of beds in the development and the trip generation analysis described
on the previous page. 

ITE TRIP GENERATION

Beds

TRIP ENDS

ITE
Code

Description
Weekday Peak Hour

Between 7-9 AM
(Enter/Exit)

Weekday Peak Hour
Between 4-6

PM(Enter/Exit)

253 Congregate Care Facility 71 2 2 12 7

254 Assisted Living 134 7 5 13 17

 Total New Trips 16 49

The previous table shows that the proposed assisted living and congregate care facility is expected
to generate a total of 16 trips in the AM peak hour and 49 trips in the PM peak hour.  It is our
opinion that, when the anticipated changes in traffic volumes are at these levels, the traffic generated
by the proposed development should not have an impact on the surrounding street network system. 

This opinion is based upon the fact that traffic impact studies are recommended to be performed by
the Institute of Transportation Engineers whenever an increase in trips in any peak hour is greater
than 100 trips per hour.  This recommendation is made because this is the point where a change in
roadway capacity may be found and mitigation may or may not be needed.  The anticipated levels
of volume from this development are less than daily variations in the current volumes on Lorain
Road and Bagley Road should not be perceived by the traveling public.

The Ohio Department of Transportation concedes that traffic impact studies are only necessary when
the resulting trip increase is more than 100 trips per hour.  This is stated in their State Highway
Access Management Manual.  Since this development is expected to generate less than 100 new
trips during either the AM and PM peak hours, it is our professional opinion that the change in the
amount of generated traffic will not have an impact on the surrounding roadway network nor require
a full traffic impact study.  





Danbury Development
North Ridgeville, Ohio

Trip Generation Analysis

Location Map
Figure 1

Attachment
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Danbury Development
North Ridgeville, Ohio

Trip Generation Analysis

Site Plan
Figure 2

Attachment
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Danbury Development
North Ridgeville, Ohio

Trip Generation Analysis

Trip Generation
Calculations

Figure 3

Attachment



Danbury Development
North Ridgeville, Ohio

Trip Generation Analysis

Trip Generation
Calculations

Figure 4

Attachment
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