
P & Z w/s minutes 
Sept 16, 2010 
Pg #1 

Planning & Zoning Commission 
Workshop Meeting Minutes 

Mayfield Village 
September 16, 2010  

 
The Planning and Zoning Commission met in workshop session on Thursday, 

September 16, 2010 at 7:30 p.m. at the Mayfield Village Civic Center, Civic Hall for a meeting 
of the Planning and Zoning Commission. Chairman Jim Farmer presided.  
 
ROLL CALL 
 
Present: Mr. Jim Farmer Chairman  
  Mr. Bill Marquardt 
   Mr. Eric Jochum  
   Dr. Sue McGrath 
   Mr. Casey Kucharson 
    
Absent: Mr. Garry Regan Chairman Pro Tem  
   Mayor Rinker  
  Mr. Joe Saponaro  Council Alternate 

Ms. Diane Calta Law Department 
 
Also Present: Mr. Tom Cappello Engineer Department  
  Mr. John Marrelli Building Commissioner 
  Ms. Deborah Garbo Secretary 

 
 
DISCUSSION TOPIC  
 
1. Chapter 1183; Off-Street Parking & Loading 
 
 
Chairman Farmer called the meeting to order, asking John to introduce the draft changes to the 
code.  
 
Mr. Marrelli introduced Rachel Webb from the Chagrin River Watershed Partners. Rachel 
worked with Tom Cappello and I on trying to revamp our parking code in hopes of helping the 
watershed and maintaining our clean water, in what we call the Stormwater Management 
Program.  
 

Introduction by Rachel Webb, CRWP, Inc 
 
Rachel Webb thanked everyone for having her here tonight. I’ve enjoyed working with John & 
Tom on this. Rachel gives brief overview of what CRWP is about. We’ve done quite a bit of 
work in the Village. We’re a non profit organization. Mayfield Village is a member. We were 
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formed in 1996. We have 36 members that include cities, villages, counties, townships and park 
districts that all drain into the Chagrin River. We work with 95% on the watershed.  
 
We focus on improving development practices and site design in the goal of reducing long term 
infrastructure costs and flooding and erosion issues that come along with that. The majority of 
our members like M.V. are under a Phase II permit with Ohio EPA. You have a Stormwater 
Management Plan.  
 
We have sponsoring members as well. We provide a series of member services to you directly. 
We’ve helped with writing grants for open space and stormwater management. We help with 
development plan review, model regulation adoption and implementation.  
 
How we got into the off-street parking is some of our Watershed Initiatives: 

• Chagrin River Watershed Balanced Growth Plan.  
• Low Impact Development. 
• Chagrin River Watershed Action Plan.  
• Review of National and Local Trends in Parking Requirements. 

 
Our goal was to reduce the amount of parking required because of the impervious cover. 
Surplus parking can sometimes be too much of a good thing. It could mean less room for new 
business/offices to come in. It could add unnecessary costs to development and add to 
impervious surfaces. Parking requirements can be modified to encourage your goals in the 
Village, efficient parking supply and flexibility in design to allow for a better development.  
 
In terms of what we were looking at in encouraging efficient parking supply for your code, 
we’re looking at: 

• Shared Parking is multiple uses at different times. You get a lot of mixed use coming in.  
• Land Banking can be kept in case it’s needed.  
• Joint Use Drives 
• Compact Car Parking is kind of new. Over the years our cars have gotten smaller. This 

is talked about in terms of where you have over 100 spaces required, allowing for some 
compact car spaces, an amount of about 10%. The spaces are smaller. You’re reducing 
the amount of area that you need and you’re still providing a service for people who 
drive smaller cars.   

• Parking Schedule code for MV was initially passed in 1975. We looked at the parking 
schedule using the ‘Review of National Trends in Parking Requirements’. We took the 
parking schedules from around this area, compared them Nationally and came up with a 
model parking schedule which we used in looking at your schedule and made 
adjustments based on your own needs within the Village.  

 
The shared parking and land banking is something you had briefly in your small sections in 
your code. I think the land banking was only for industrial areas. The shared parking was very 
minimal. We just added on to what you had, giving it a little more structure, making sure that 
you as a Village get out of it what you need from a developer coming in.  
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OPEN PORTION 
 
Mr. Marrelli said our parking schedule is how many parking spaces you need based on the 
square footage of buildings. We talked about the National Models, the Local Models, we talked 
to the Planning Director and we paired down the square footage to accommodate building uses 
that we hadn’t accommodated before, such as incidental spaces that we were providing parking 
for, for instance; bathrooms, hallways, storage areas, and kitchens. We were providing parking 
spaces for ancillary parts of the building before based on the sq. footage. We rolled that all 
together so that it’s all accounted for now. Instead of giving a credit for spaces that are not 
occupied, we changed the sq. footage to accommodate that, so that it would reflect that in the 
overall parking code.  
 
We have finally taken kitchens, bathrooms & hallways and not made you put parking spaces 
into those as well as where you sit.  
 
Rachel Webb added, the only things that were adjusted were areas that we thought might 
provide a surplus of parking; retail, offices, medical, restaurants & public administration areas.   
 
The second area that we looked at was trying to encourage or remove barriers to design and 
stormwater management.  

• Parking lot curbs: Allow for curb cuts and flush curbs to move runoff to stormwater 
practices. Several other codes require asphalt or concrete only. This is somewhat 
limiting if you want to do pervious pavers. You require parking curbs around all of your 
parking lots. This is not necessarily a bad thing but it requires all the drainage to go to 
the center of the parking lot to a catch basin. It limits what you can do in terms of 
stormwater management. With the influx and use of bio-retention taking hold in this 
area, you want to allow for some flexibility in your curbs. Allowing for curb cuts or 
flush curbs allows movement of stormwater through the parking curb or past it.   

• Interior Landscaping: Can be used as stormwater practices.  
 
Rachel Webb said I was on a tour today with smaller redevelopment areas where they’re 
starting to build in the stormwater into their landscaping within the parking areas because it 
provides better use for their space.  
 
Mr. Marrelli suggests Rachel go back to the principal behind stormwater management. If you 
haven’t been privy to this, the idea that we’re not taking storm drains down the side of a 
building, dumping them into big pipes and shooting them out to a ravine somewhere, is all 
anyone ever knew.  
 
Rachel Webb said the terminology is ‘a distributed approach’. Taking a site and not 
necessarily doing catch basin to pipe to pond, but actually spreading it out across the site, 
allowing for more infiltration. You’re trying to remove the volume of water. If you have a 
pond, you’re removing a portion of that volume of water, treating it for quality which you have 
to do, depending on the size of your site per Ohio EPA requirements or per your requirement, 
you’re then getting a smaller volume that you’ll have to treat in terms of your critical storm.   
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Rachel continued, it’s more a ‘distributed practice’ around the site to manage your stormwater. 
It’s more beneficial to the ultimate goal of maintaining your streams in the long run. That’s 
where the trend is heading. Ponds are still used, but this is a way to incorporate, to deal with 
your water quality in a tight spot, where you don’t necessarily have a lot of room. This is a very 
efficient and productive way of doing it. It’s becoming a very useful tool for your stormwater 
management. Ultimately the goal is that at some point you can reduce your pond (your pond 
takes up a lot of area). You’re getting better use out of your space.  
 
Mr. Marrelli uses Progressive’s concierge service at Beta as a bio-retention example. It looks 
like a retention pond with weeds in it that are cleaning the water.  
 
Rachel Webb added that it reduces your development infrastructure costs not having to put in 
catch basins & piping.  
 
Mr. Cappello said our code originally mandated curbs. It also said you try to catch the water in 
the parking lot. With the event of stormwater quality, you can’t treat it very well. What we’ve 
done in design is now taken it and sloping it to a grass area, letting it go over the grass either 
into a bio-basin or swale. You then get the treatment through the grass. It’s two fold; saving on 
storm structures and you’re also treating it, that grass swale has opportunity for infiltration into 
that.  
 
Rachel Webb added that in that process, they remove quantities of water too. You’re getting 
more of that runoff going back into the ground. We’re requiring a percentage of interior 
landscaping. That breaks up your parking lot and allows for more of these opportunities.  
 
Ron Dinardo, Village Architect asked if anything’s in our code about an aqua swirl.  
 
Mr. Cappello replied we have to abide by EPA & our local Northeast Ohio Stormwater permit. 
Dan Bogoevski with Ohio EPA would rather not see storm septor type devises, those should be 
a last resort. You have to prove on your site you can’t come up with some other alternative 
that’s non-mechanical. There’s also the maintenance issue. With all due respect to the 
companies that are coming out with innovative solutions; strainers in catch basins to collect 
course materials (filtering systems). They work great, bit if you don’t have a scheduled 
maintenance, they block up.  
 
Ron Dinardo said some communities require a BOND for yearly maintenance.  
 
Mr. Cappello said the cells and swales we’re doing on the bio-retention also will require 
maintenance in the future, maybe not as frequent as throwing out the garbage in the screen as I 
mentioned on the other alternatives.   
 
Rachel Webb confirmed there’s maintenance on every stormwater practice and every parking 
lot. Bio-retention maintenance is about 8 – 10 years, depending on how much sediment you 
have moving around your site. They recommend if you replace the mulch every 2 years, you 
limit that, because a lot of the sediment gets caught up in the mulch. They say you can turn 
over the top 12” of soil to break it up because it hangs out at the very top. Tom said but if you 
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have plants in there, to replace that top 12” you’ve just wiped it all out. Rachel says yes, you’d 
have to remove & replant.  
 
Rachel Webb said the idea here is to allow your Off-Street Parking Code to work with your 
other codes in relation to stormwater management. They work in conjunction with each other.  
 
Mr. Kucharson said I think this is a great idea but how much space do we really have for new 
development where this is going to impact that much?  
 
Mr. Cappello said we’re getting to a point of possible Beta redevelopment. Redevelopment is 
handled a little differently with permitting. You have a Beta site with 80% paving. You’d do a 
calculation to treat a certain number and since it’s redevelopment, they’d let you treat 20% of 
that.  
 
Mr. Marrelli said if I owned a building now on Beta and I was going to redevelop it to change 
some uses, I’d go to the new version of the code and change my parking configuration. That 
would allow me to add onto the building without being in violation of not having enough 
parking spaces. This will allow better land use. It’s freeing up the property for more building 
space, more opportunities. I think what started this all was, we can’t build parking lots the way 
we’ve been and meet stormwater management practices.  
 
Rachel Webb said and we’ve looked at it in terms of the Watershed Partners because people 
asked us. We did the study because people were telling us our codes require too much parking. 
We have more parking than what we need. Then you end up with a lot of pavement that 
contributes a lot to the stormwater management. We then offered it up to our members based 
on the study we did. Tom points to Mt. Vernon, an example of a sea of parking. That was the 
code in the 70’s, for so many sq. ft of office, you need so many parking spaces.  
 
Chairman Farmer stated this Commission knew over the years that our parking requirements 
were way too much. We’ve tried to use land banking, which is a great tool as much as we 
could.  
 
 

DRAFT Off-Street Parking and Loading 
Chapter 1183 

 
Mr. Marrelli introduces DRAFT to Commission.   
For reading purposes, minutes include discussion on addition / deleted items only. 
 
Pg 2  
Apartments:  

We have one apartment house. They have more than this schedule provides. We feel 
this will be more than adequate. There are a lot of people there that don’t drive. The 
garages are empty. Half the cars in these garages are people renting space, i.e. to store 
old cars.    
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Pg 3 
Square Footages on different areas, i.e. Medical Centers, Admin bldgs, Religious Institutions:  

• We deleted colleges and golf courses.  
• Chairman asked what was used as a model for numbers. John replied the National & 

Local Models. Rachel Webb states the study is under their website www.crwp.org 
“Review of National Trends in Parking Requirements”. It’s about 100 pages.  

• Mr. Marquardt asked if any factor’s been applied to accommodate loss of spaces in mid 
winter for snow. Mr. Marrelli says that hasn’t been taken into consideration. Rachel 
Webb states that by reducing the number of parking spaces, you’re reducing the amount 
of snow accumulation. Mr. Marrelli doesn’t know that you design a parking lot for 
snow removal, feeling the maintenance people have to figure out how to work around it. 
Mr. Jochum said Contractors plowing the larger developments are using heating 
elements on their trucks with a hose that melts the snow and it goes into the catch basin. 
Legacy Village hauls everything. Mr. Marquardt said they knew they didn’t have the 
space. That was part of their whole design plan, they had to haul it. They had to make 
concessions on the required parking for Legacy in their permit. Mr. Marrelli said if I’m 
a developer and I’m going to put a building on a site and I have to figure out how much 
parking, don’t you think he’s going to account for huge snow storms at Christmas? Mr. 
Marquardt replied taking that logic, why have this at all? Let the developers figure out 
how much parking they want. Mr. Marrelli said we have to have some boiler plate.  

• Mr. Dinardo asked if we have a mixed-used category in this section for possibility of 
future development. Mr. Marrelli said in a mixed-use, you have to pick the use times, 
the square foot for that area and come up with a number. Then we get into the other 
portion of the code where you can justify your spaces by “timing”. That’s what we did 
with the Hilton Garden.  

 
Pg 4  
Land Banking:   

(a) Mr. Marrelli states this is where the Planning Commission comes in and makes 
judgments based on the application. I want you to think about how we handled the 
Hilton Garden Inn project. They came in and showed us their uses were timed so that 
everything wasn’t going at once, and how they wouldn’t need all the spaces at once. 
Evidence submitted to prove case was; here’s the business, here’s the hrs of operation, 
here’s the business next door. They don’t operate at the same time, peaks are different. 
One’s an office use, one’s a Dance Studio. Dance Studio starts at 6:00 when offices are 
empty.  

(b) This part boils down to they can land bank spaces but they have to be prepared to treat 
that area in the event they pave it to comply with stormwater management practices. 

(c) ‘The land banked area shall not be used for any other purpose and must be part of the 
same zoning lot and all under the same ownership’. So they can’t say they sold or split a 
part off. Dr. McGrath added, or they used it for gas & oil wells.  

(d) ‘P & Z on the basis of increased parking demand, may require the conversion of all or 
part of the land banked area to off-street parking spaces’. Let’s say they aren’t removing 
the snow, place is continuously packed and it’s impossible to move around the site. At 
that point in time, anybody can raise the flag and say “You guys have to pave the land 
banked area”. Mr. Kucharson asked how this ties in with both P & Z and Ordinance 



P & Z w/s minutes 
Sept 16, 2010 
Pg #7 

Review Committee with requirements for landscaping. Mr. Marrelli said the P & Z 
Board will look at the entire site plan which will include the landscape plan for the 
project. Mr. Kucharson suggests we make this section consistent with what Ordinance 
Review Committee is doing with respect to Beautification Committee requirements for 
landscaping to avoid any inconsistencies in the code. Mr. Marrelli is under the 
impression Beautification Committee will render opinions on public areas, i.e. Raleigh 
Dr. & streetscapes.  

(e) ‘The reservation of said spaces and the purpose therefore, shall be shown upon the 
approved plans as “Land Banked Future Parking” and shall be a component of any 
future submittal involving the subject property’. Dr. McGrath feels the shared parking 
section should be in this Land Banking section as well. Mr. Marrelli replied we didn’t 
go that way because for land banking all you’re doing is saying we realize we’ll 
probably need more spaces later as we grow into it. This is about volume of spaces 
versus detail on how to.  

 
Chairman said Garry thought 1183.06 (a) was vague ‘The Planning Commission shall 
determine the number of parking spaces to actually be constructed as may be 
appropriate, in its opinion, based on the evidence submitted’. He questioned “What’s 
the evidence? What do you have to submit”? Dr. McGrath wants the onus on the 
applicant. I want them to convince us. I want them to show us why we should allow 
land banking, shared use, etc. Mr. Marrelli asked, do you want to tell them what 
questions need to be asked & answered to get to that point? Dr. McGrath doesn’t want 
to see a list, but rather suggestions of the kinds of things they should be considering. 
 

Pg 5 
1183.07 Separate or Combined Use of Facilities:   

Under section (c) ‘The Planning & Zoning Commission may require the applicant to 
provide a parking study with information deemed necessary to its review of a shared 
parking arrangement. This information includes but is not limited to…..’  
Consensus is to add Number 5: Snow removal practices & Snow storage areas.     

 
1183.08 Access Drives to Parking Areas:   

• Mr. Marrelli said we expanded our lanes from 2 to 3. That was our Planning Dept 
anticipating if we have an office building campus, we may want 3 lanes, i.e., 2 in & 1 
out. We didn’t have the ability to do that in our code.  

• Mr. Cappello doesn’t see a problem with the minimum lane width dimension of 10’.   
• 1. Joint Use Driveways; Mr. Marrelli doesn’t know if we’re going to get into these. An 

example is when I first started here, the Carney building tried to use the ‘Joint Use 
Driveway’ to cross over into Pizzazz. The owners never agreed. It never materialized.  

 
Pg 6 
1183.09 Off-Street Loading Facilities:   

Mr. Marrelli said in the 70’s shopping centers and retail areas always had a back door or 
loading dock, that was designated off-street loading space. In today’s world you don’t 
do that unless it’s a huge Wal-Mart, Target or big box retail.  
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John continued, we talked about relooking at off-street loading requirements. Example; 
CVS across the street; when they get deliveries the box trucks pull up in the parking lot 
and wheel their stuff in the front door. They have no off-street loading space. If you’re 
going to require off-street loading space, it should be designated as that and that only. It 
can’t be in the fire lanes. It should be addressed with appropriate landscaping and 
screening because that’s the business end of the building. There may come a time we 
have a big box store and we’ll have to ask “How are you going to transfer your goods?” 
Right now we’re just leaving it the way it is until that time. We have not had a use yet 
that needed that dock space. Mr. Jochum asked about Heinen’s. John said the trucks use 
the parking lot here. They don’t have designated parking space, they have a dock they 
pull up to, unload and go.  
 

Pg 7 
1183.10 Improvements to Parking and Loading Areas:   

Mr. Cappello said the old code used to allow for concrete & stone curbs. That is 
antiquated.   

 
(c) 1. Curbs shall be arranged so that no part of a parked vehicle shall project into that 
portion of a required yard in which off-street parking is prohibited:  
 

Tom stated they’re saying here if your parking lot has a 10’ setback, some people put 
their curbs there. The problem is people use those curbs as wheel stops. Now your car 
can be projecting 2’ into the zone. We’re saying if you’re going to design your parking 
lot, you have to design for that overhang, push the curb back 12’ vs 10’ 
 
2. Curbs separating landscaped areas from parking areas shall allow storm water runoff 

to pass through them where appropriate and approved by the Village Engineer. Curbs may 
be: 

(a) Perforated with gaps or breaks:  
Tom said this goes back to when we mandated curbs. This is for storm water. 
Perforated means every so often there’s going to be an opening so water will 
pass through.  

Pg 8 
(b) When applicable, removed from the perimeter of paved areas, or installed flush with 
the pavement surface to allowing sheet flow from storm water runoff into bioretention 
cells or filter strips. Wheel stops may be required in place of curbs or where a flush curb 
is used: 

Tom said the way your design is set up, this is a case if you don’t want to have 
these breaks. Some people will put a flow leveler, a 2’ wide x 1’ deep stone 
trench. As the water sheets over, instead of hitting the grass and then going 
down a slope and eroding, it hits the stone and fills up a little bit. Water is 
slowed down and is able to go on the grass without causing too much erosion.  

  
(d) Interior Landscaping requirement: 

Tom states here we’re trying to encourage some green area in this sea of 
parking. It breaks up the lot and looks more attractive. It also gives you the 
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opportunity if you need to use a bioretention cell or vegetated swale to meet 
your water quality requirements.    
 
John said in going over this section with Planning Dept, they requested we be 
specific on how big of a parking lot before we recommend landscaping to cover 
not less than 10% of the parking area. You don’t want to take a 20 space parking 
lot and try to put something in the middle of it to take care of stormwater. 
Recommendation is this would come into play with larger developments of 
100 spaces and up.   

 
(j) Required off-street parking spaces areas shall have a maximum square foot area of 
no more than 190 sq. ft. or 9 ½ feet wide and 20 feet in length exclusive of access drives 
and aisles:  
 Tom said 9 ½ feet gets big. We changed the 190 to 180 sq. ft.  
 
(m) Illumination:   

Mr. Marrelli asked, do you remember when Campus I came in and they wanted 
to do re-lighting? They never did. They bought new cameras instead. We never 
had a standard for parking lot lighting and how much spillage. Now we do.  

 
Mr. Dinardo said I’ve done development all over and most of the times it’s zero 
at the property line or minimum .2. Do you have a specific between commercial 
& residential? Tom said Highland Hts is .2 at the lot line. Ron asked, where do 
you measure it? Does somebody take the light meter and go 3’ up or on the 
ground? Most times it’s on the ground. John asked, does anybody really know 
how bright one footcandle is at the property line?  
 
Mr. Dinardo suggests differentiating by commercial & residential. You’ll 
want less for residential. You need to define the footcandle amount.   
 

(n) Parking areas designated to hold 100 parking spaces or more shall dedicate at least 
10% of the spaces to compact cars:  

 
Mr. Cappello said a lot of this gets into LEED Certification. They want you to 
have carpool & compact car parking spaces.  
 
Chairman said some parking garages have spaces now for motorcycles. Does 
that do anything for code?  
 
Mr. Cappello said I just did a job for Southeast Harley Davidson building a new 
café. Their rule of thumb is 4 bike spaces per regular car space. In doing 
research 4 ½ x 9 is a good number, which is ¼ of a regular car parking. 
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CONCLUSION 
 
Dr. McGrath said I wanted to comment; thank you for doing all this work. It needed to be done 
and I was happy that we as a Committee didn’t have to try to work our way through it. There’s 
so much detail.  
 
Mr. Marrelli said we started this 5 months ago, going back and forth with numbers and 
configurations. We’re thinking this is workable and hoping it makes more green space and/or 
building space.  
 

• Illumination 
 
Mr. Cappello reads the Highland Hts Illumination section which includes a minimum & 
maximum for lighting.  
 
Mr. Cappello adds another thing, I talked to an Electrical Engineer that does site lighting. You 
have to be careful how you light vertical transitions. If there’s a curb and a shadow, someone 
could trip. The American Institute on Site Lighting talks about that. I’ll work with Rachel a 
little bit more to cover this. We’ll revisit this.  
 
OTHER BUSINESS 
 
Chairman Farmer reminds everyone on the upcoming events: 
 

• Training Session conducted by Alan Weinstein, Professor of Law & Urban Studies, 
Cleveland-Marshall College of Law Thurs, Sept 30th from 5:30 p.m. to 9:30 p.m. here at 
the Civic Center.  

 
• The APA Ohio Cleveland Planning & Zoning Workshop Fri, Oct 29th from 8:30 a.m. to 

5:00 p.m. in Westlake.  
 
Chairman states that same APA group puts out a newsletter called the APA Commissioner. I 
wonder if it’s something the Village would want to consider subscribing to, to see if it’s 
applicable to us. 
 
Chairman Farmer concludes our next meeting will be Mon, Oct 4th to vote on draft changes.  
 
There being no further business, the meeting adjourned at 9:05 p.m. 
 
Respectfully Submitted, 
 
Deborah Garbo 
Executive Assistant  
Building Department 
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