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ZONING BOARD OF APPEALS  
MEETING MINUTES 

Mayfield Village 
September 15, 2009 

 
The Board of Appeals met in regular session on Tuesday, September 15, 2009 at  

7:30 p.m. at the Mayfield Village Civic Center, Fireside Room. Chairman Pat Caticchio 
presided. 
 
ROLL CALL 
Present: Mr. Pat Caticchio 

Mrs. Shirley Shatten 
Mr. William Russ 
 

Absent: Mr. Joseph Prcela 
Mr. Wes Marrotte  

  Law Department  Ms. Diane Calta 
  
Also Present: Building Commissioner Mr. John Marrelli  
  Secretary   Ms. Deborah Garbo 
 
 
CONSIDERATION OF MEETING MINUTES:  May 12, 2009 
Mrs. Shatten, seconded by Mr. Russ made a motion to approve the minutes of May 12, 2009  
as written.    
 
ROLL CALL 
Ayes: All      Motion Carried 
Nays: None   Minutes Approved.   
 
 
CONSIDERATION OF CASE NUMBER:  2009-03    
 
Beta Drive Conference Center, LLC   
700 Beta Drive   
 
1. A request for a 154 space Parking Variance from Section 1183.05 to allow for 
 construction of a new Conference Center.  

 
Abutting Property Owners   
 
Beta Drive Businesses 
Progressive Ins Company / Panzica Development / Caputo Bros. / Geis Company 
Former Philips (Colliers) / Hilton Garden Inn / Skoda Minotti & Co. / Mayfran 
Preformed Line Products / Mt. Vernon Square / Rockwell / Superior Beverage Group 
C.E.I. / Alfredo’s Restaurant / Holiday Inn / Progressive Ins Claims Center / Chelm Properties 
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OPEN PORTION 
 
Oath 
Chairman Caticchio stated that anyone wishing to speak must be sworn in; he 
administered the oath to the Board Members, Appellants, and Residents. 
 
Chairman Caticchio called the meeting to order.  Tonight we have consideration of Case 
#2009-03; Beta Drive Conference Center, LLC @ 700 Beta Drive. Chairman asked Mr. 
Marrelli to give the history for proposal. 
 

• History of Site 
 
Mr. Marrelli said this group was here once before when the Hilton Garden Inn hotel was built. 
They requested a parking variance based on the uses at that time of the low rise building and 
the uses of the hotel. We came up with 39 spaces at that time. There were also landbanked 
spaces set aside. At that time there was no Conference Center. The area that’s proposed for a 
Conference Center right now is a work area, a construction area that was carved out of the low 
rise to build the hotel. Now that the hotel is done, and there’s a call for larger parties in the  
200 – 300 person range, they have decided to go ahead and build out the Conference Center 
portion which is back to back between the hotel and the low rise. The low rise faces Beta and 
the hotel faces the freeway. At this rate we have 22,000 sf ft. of conference and support area. 
Now we have to revisit the whole parking schedule because this is one site and it works in unity 
with itself because it’s a mixed-use property. All the parking in our code requirements are 
different. You can’t apply one standard across the whole property. There are so many different 
uses.  
 
Mr. Marrelli said if you look at the lower left hand corner of your plan submittal, you’ll see a 
parking breakdown. There’s also a parking breakdown of each tenant’s requirements vs. our 
zoning code requirements. At this point in time, there’s 9 ½ months of experience on how this 
is actually working. The applicants can tell you better than I, but I can tell you anytime I’ve 
been down that street (almost daily) the place is wide open as far as parking goes. For them to 
build the Conference Center, when you apply the square footage and the uses of this entire 
building to our code standards, they are 154 spaces short.  
 
Mr. Marrelli said you all should have received a memo from me dated Sept 9th. I asked the 
Village Planner David Hartt to revisit this with his vast knowledge. He actually comes up with 
a more favorable conclusion than I did based on our parking standards being pretty antiquated. 
His take on it was if our standards were up to date, we’d be looking at more of a 54 parking 
space variance than a 154.  
 
Chairman Caticchio asked, when the hotel was designed, there was no contemplation of a 
Conference Center at that time as part of the original plans? Chairman opens floor up for 
discussion.  
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Joe Moffa said from day 1 there’s always been a Conference Center as part of the whole 
business plan. I’m President of Omni Hospitality. We manage the Hilton Garden Inn. We’ll 
also be managing the Conference Center. I am also one of the owners of both. There’s always 
been a Master Plan in place for the group to do a multi-tenant building and a Conference Center 
being part of it. It took us a while to get the hotel open. Now that it’s open we’ve seen the 
demand to go forward with our Conference Center plan which again has been part of the 
overall plan since day 1 five years ago. 
 

• Ownership of Buildings 
 
Chairman Caticchio asked who owns the hotel.  
 
Joe Moffa replied, Beta Drive Hotel Group.  
 
Chairman Caticchio asked who owns the low rise building.  
 
Joe Moffa replied, 700 Beta Drive LLC. Some of the people are the same for both ownerships.  
 
Chairman Caticchio asked if the hotel owners are leasing this space.  
 
Joe Moffa replied, not exactly, close though. There’s a lease in place. The entity that owns the 
Conference Center will be Beta Drive Conference Center, LLC. That LLC is owned by a group 
of us. Example; Frank Mancine who is with us tonight, is a partner of the Conference Center 
but not an owner of the Hilton Garden Inn nor is he an owner of the low rise building itself.  
 
Chairman Caticchio said interesting but I don’t understand.  
 
Mr. Marrelli attempts to clarify. We had a list at one time of the 3 different entities with who 
owned what percentage of what. There are 3 separate LLC’s;  

1. Hotel 
2. Low Rise 
3. Conference Center 

 
Chairman Caticchio asked, so the Conference Center is actually a separate parcel of land?  
 
Mr. Marrelli said no. It’ll be run by a different company.  
 
Joe Moffa added, we’re leasing it from 700 Beta Drive, LLC.  
 
Chairman Caticchio said so by ownership you merely mean you own the operation and not the 
physical building.  
 
Joe Moffa said exactly. There’s one owner of the Low Rise building, one entity that owns the 
Hilton Garden Inn, and one group that will own the business entity which is the Conference 
Center.   
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Chairman said understood.  
 

• Parking Spaces 
 
Chairman Caticchio said when we approved the parking for the hotel only, we approved 
landbanked spaces. There’s not going to be any landbanks anymore? John said correct, it’s all 
paved now.   
 
Roman Paich, J.C.I. Construction, Inc said except for about 7 spots.  
 
Chairman Caticchio said what’s already been mentioned is that the number of spaces per square 
foot of building in our zoning code, just like any other city is usually excessive and it’s nothing 
more than guess work when it was originally created. Those were the days when there was a lot 
of land around, so they didn’t mind creating a few extra spaces. But obviously, in a situation 
like this, it’s very tight. The calculations you came up with here, how were those arrived at?  
 
Roman Paich said those are actual uses. It took us 14 – 15 months to build the hotel. During 
that time, the ramp up of the occupancy of the existing low rise has been there, so we have 
actual numbers. Prior, when we did the initial, we did the hotel, a conference center, some 
restaurants and different ideas at the time. It has basically stayed the same except the 
restaurants. Now we have actual numbers of who is in there. QED, CW Courtney and Arthur 
Murray are in there. So we know the tenant base and the number of spaces they are using 
during the day. It’s more accurate now than a guesstimate.   
 
Chairman Caticchio said uses change however. You’re going by what’s there now. The 
question is, what’s going to be there tomorrow? But we can’t second guess that.  
 
Joe Moffa comments on David Hartt’s study. He has 30 spaces for Arthur Murray in the 
evening. We counted the cars on the way out today and there were 7. To further what Roman 
has said, we took actual numbers for a 2 – 3 month period. We took a very conservative 
approach to our numbers that you’re looking at. We own, operate and manage hotels in 5 
different States. Both of us have been in the Hotel & Conference business most our lives.  
 
Mrs. Shatten said I think it seems reasonable.  
 
Chairman Caticchio said John did the right thing getting us this information from David Hartt 
so we don’t have to guess it.  
 
Mrs. Shatten asked, what’s in this proposed space now? 
 
Roman Paich said open warehouse. It’s just a shell.  
 
Mrs. Shatten said I only see one entrance into this. 
 
Roman Paich said there are actually 4 areas of entry. Roman demonstrates on floor plan.  
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Chairman Caticchio asked if this proposal has gone through the Fire Department.  
 
Mr. Marrelli said they’re in the loop on all this. All the fire hydrants and suppression equipment 
has been tested out.  
 
Chairman Caticchio was referring to actual design space. John said it’ll be vetted through the 
plan review process.  
 
Mr. Russ doesn’t see any problems.  
 

• Holiday Inn’s Comments & Concerns   
 
John Kapinski, Beta Drive Holiday Inn said I’m the devil’s advocate here. I’m not trying to 
be a pain in their side. Trust me, I think this is a good thing for the neighborhood. However, 
this is partly me doing my job with my interest in the property at 780 Beta Dr. I don’t disagree 
with the parking schedule they have. There are a few things that I don’t 100% understand and 
would like to talk about. One, they are talking about a Banquet Facility to accommodate 500 – 
600 people. If you have a party of 600 people and not everyone is bringing a date, you’re not 
going to have 220 cars, you’re going to have close to 400 cars. Also, in order to staff a party of 
500 – 600 people, how many employees do you need to have?  
 
Frank Mancine, General Manager Hilton Garden Inn said a lot of people come in couples 
or 3-4 people to a car. The 220 cars’ is probably a realistic number. I ran the Bertram Inn in 
Aurora for 8 years. We had 20 spots more than this and our Banquet Facility was 5,000 sq ft 
bigger than this. We never had a parking issue. We never ran short of parking.  
 
John Kapinski said you also need to staff this facility. How many people do you need to staff 
that with?  
 
John Mancine said 30. Right now ½ my staff takes public transportation. My cooks at night 
take public transportation.  
 
John Kapinski said if you’re going to run a party till midnight, the bus doesn’t run that late.  
 
John Mancine said my cooks walk to Mayfield Rd. and take the bus.  
 
John Kapinski said I have a list of several things here and I don’t want to debate all. To staff 
this with 30 employees is your business. I find that number on the low side. That’s another 30 
spots above and beyond your 220 for guests that’s not accounted for. Now that number’s 250, 
which makes you now 104 spots short based on this calculation. Where are you planning on 
putting snow when you lose some of these spaces based on snow? Anybody can tell you when 
you go to the Mall, all the spots they had in the summer aren’t there in the winter. You also 
have an issue with all these other customers who are paying rent for this building which you 
gentlemen do not own, partly you do, partly you don’t. These people are entitled to specific 
amounts of parking as well based on the square footages they are renting. You’re using low ball 
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figures for any one of them. QED; 22,000 sq ft, slightly more than your Conference Center. 
Therefore, they’re entitled to approximately 220 parking spaces. You’re allotting them 75 max. 
We don’t know what the future is of this place. Are we land locking ourselves with that? Are 
we logistically set up currently with infrastructure to house this? If anybody has ever tried to go 
down Beta towards Wilson Mills at 3:30 / 4:00 when businesses are letting out and now you 
have the possibility of your Conference Center letting out at that same time, you’re going to 
have traffic backed up for 4 hours.  
 
Chairman Caticchio asked for any responses.  
 
Joe Moffa said let me comment. The tenant QED is a different use. The zoning code is totally 
different for that use. They’re not entitled to 220 spots being 22,000 sq ft. They are an office 
use/manufacturing which is even lower. As far as the employees go where we’ll have 20, 30, 
40 & 50 employee events, we’ll use a temporary service that will bus in servers. The bus holds 
22 people. They’ll bus servers in for our large events, come back to pick them up and bus them 
out. They are Russian and they all go back to a group of apartments they live in, same as all our 
housekeeping staff. I understand the employee issue and how they get to our hotel currently, 
and as Frank has said, it’s public transportation. As far as snow, our snow removal company is 
NCIL. That’s their problem. They will get rid of the snow for us. If they’re plowing and it’s 
one of those three days we have a banquet of more than 150 people and we have to clear all of 
our spots, they will truck it out for us. I think our application here for the whole 7 ½ acres is a 
very green application. If we would have asked the Village to build each one of these buildings 
individually, we would take up 20 acres and it would not be a green application. There’s a lot 
of different ways to create the business plan we have here. The bottom line is we’re in the guest 
service industry just like you are and we are not going to let our guests suffer in any way based 
on parking. We treat our employees as good as we treat our guests. We’re not going to give 
them insufficient parking, just like we’re not giving them insufficient facilities within the 
Conference Center. We’ve got break rooms, locker rooms, rest rooms.  
 
Chairman Caticcho asked, do you have additional conference space within the hotel? 
 
Joe Moffa said yes, 2800 square feet (3 small rooms).  
 
Joe Moffa said I definitely hear the concerns. I believe the concerns are coming from a 
different concerning individual and not so much the concerns for our guests. Our guests will be 
just fine.  
 
John Kapinski said I would agree. Greg Baka asked me if we were interested in running this 
thing. I’m not opposed to this. I just have realistic expectations and realistic views. I know what 
snow contracts cost. I’d be very surprised to see a snow contract with you that says “we’ll haul 
your snow”. Instead of it being $2,000/month it would cost you $8,000/month.  
 
Roman Paich said if we need all these parking spaces, we’ll truck in a front-end loader and 
dump trucks and get the snow out.  
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John Kapinski said part of what this does is really limits everybody else. You have existing 
event space already that holds 170 people, that 170 is no where on this list. You have a hotel of 
128 rooms. Let’s say everybody is full. Now you have another 150 that aren’t added into that 
banquet space, creating even more spaces.  
 
Roman Paich said we’ve been open for 8 months. We’ve sold out pretty much 3 days a week 
consistently with 128 rooms. We’ve had events in the banquet rooms and the hotel parking has 
never ever been an issue. We’ve never even overflowed into the Low Rise. When our hotel is 
full, it’s people that are picked up in vans, people that come in taxi’s, etc. At full capacity 
we’ve never even used the spaces in the hotel.  
 
Chairman Caticchio said another point. How many times a year will you have every facility 
running at full capacity?  
 
John Kapinski said I 100% agree. I wouldn’t be doing my job if I didn’t ask the basic 
questions.  
 
Mr. Marrelli asked John if he runs out of parking in the winter at the Holiday Inn and how big 
his conference facility is.    
 
John Kapinski replied that he does run out of space. My conf facility is smaller than theirs. I 
can hold 160 with a dance floor. We hold 245 in the restaurant. Come winter time if you’re not 
pushing snow onto Wilson Mills you’ve got 6’ high snow banks on your grass. I have it pushed 
in the back something awful. Trust me, you can’t haul that much snow away that fast. The 
month of December, forget it, Christmas season central. There are issues here that need to be 
discussed.  
 
Joe Moffa said we’re spending $1.5 million. We’ve thought of every issue that could impact 
our investment. Roman added, we’re running a business. If we know we’re going to be sold 
out, we’re going to make sure we have parking spaces for the people to come.  
 
Chairman Caticchio added, or else you’re not going to get the business the next time. That’s 
what you’re there for. Frank commented, our customer service shows that right now. Six out 
of seven months we’ve been the #1 Hilton Garden Inn.  
 
DECISION 
 
Chairman Caticchio said if there are no further comments, I’d like to entertain a motion. There 
were none. 
 
Mr. Russ, seconded by Mrs. Shatten made a motion to approve the parking variance as 
requested.  
 
Chairman Caticchio said I want to make one last comment in going back to the D.B. Hartt 
study. We have to rely pretty much on our expert advisers. In this case he seems to think it’s 
o.k. We would ask for adjustments if he suggested, but he doesn’t.  
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ROLL CALL 
AYES:  Mr. Caticchio, Mrs. Shatten, Mr. Russ     
NAYS: None       Motion Carried.    
       Variance Approved.   
 
Mrs. Shatten addresses John from the Holiday Inn. When the Hilton Garden has an overflow, 
they’ll come to your hotel. 
 
John Kapinski said as I’ve said, I’m not opposed to this in any way, shape or form. I think it’s 
a good idea. I think it’s good for the neighborhood. I think it’s good for the Beta corridor. The 
project was proposed 4 years ago. It’s good to see things finally moving forward. It just makes 
me more valuable.  
 
Chairman Caticchio thanked everybody for coming and for their comments.  
 
Right to Appeal 
Chairman Caticchio stated written notice will be mailed by the Building Department 
confirming the decision and any interested party has the right to appeal within 10 days. 
 
 
 
ADJOURNMENT 
 
Chairman Caticchio said if there are no further comments, I’d like to entertain a motion to 
adjourn. 
 
Mr. Russ, seconded by Ms. Shatten made a motion to adjourn the meeting.  
 
ROLL CALL 
Ayes: All 
Nays: None    Motion Carried 
     Meeting adjourned at 8:15 p.m. 
 
_________________________________ 
Chairman           
       _______________________________  
       Secretary 


