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BRIMFIELD TOWNSHIP ZONING COMMISSION  

REGULAR PUBLIC MEETING  

MINUTES of January 12, 2017 at 7:00 PM 

 Brimfield Town Hall Community Room – 1333 Tallmadge Road, Brimfield, Ohio 44240  

Present:   Chairman Ron Jones  V.P. Gary Rodd  Debbie Darlas   

  William Kremer   Tom Sargent  

Alternates: Thomas Johnson  Pat Blair 

Staff Present:  Dick Messner, Zoning Inspector 

   Wendi O’Neal, Assistant Zoning Inspector, Secretary of Board   

 

Public Present:  

 

Name  Company / Phone Email 

Pam Hudkins 330.204.6657  

Todd Westover GPD / 330.572.3517 twestover@gpdgroup.com 

Ryan Gilespie GPD / 330.572.2210 rgiliespie@gpdgroup.com 

Bill Lemmon McKinley Dev. / 330.497.8686 blemmon@lemmonandlemmon.com 

Joseph Pallotta 330.203.8507 JPallotta.saalfield@gmail.com 

Vince Murdocco 330.607.6042 BZA Member 

Tom Serle Serle & Asso. / 330.678.8930 Tom@SerleCPA.com 

Dave Gynn Self / 330.678.8423  Davegynn9@aol.com 

Sandra Floyd  Self / 330.221.3146  

Rita Weinberg City of Tallmadge 

/330.633.5127 

rweinberg@tallmadge-ohio.org 

Pat Blair BRD / 234.817.1284 pbit@verizon.net 

Sue Harmon  ProSource / 330.676.1570 sharmon@HCICO.org 

Lester Moore 330.671.7065  

Cynthia Moore  330.671.7064 Cindimoore85@yahoo.com 

Gregory Ebie 330.671.0897  

Kathy Karg Resident / 330.678.7971  

Michele Olivteri Resident / 330.968.6332 morhetori@aol.com 

Cath Stale  MCG / 330.524.3142  

Ginny Marsh 330.677.0312  

Susan Irving  330.673.9142  

Laura Boyd 330.842.7391  

Bill Lindsey  330.842.9462  

Gary Bryner 330.388.7713  

Dennis Taylor 330.673.6723  

Jeff Miterko 330.628.1024  

Jol P. Burke 330.322.7872  

Jodi Burke 330.322.7872  

B.B. DeHoff 330.489.8153  

Kerri Jones 330.606.2341  

  

 

The Zoning Commission is called to order by Dick Messner, Zoning Inspector, at 7:03 PM on 

Thursday, January 12, 2017 at the Brimfield Township Town Hall.   

 

Roll call: 

 Darlas:  Here  Jones:  Here  Kremer:  Here Rodd:  Here 

 Sargent:  Here Johnson:  Here Blair:  Here 
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Dick Messner states that the meeting has been dually advertised per code; it is a legal meeting.  

Legal Notices have been sent out to all contiguous parcels within a 500 perimeter.    

Election of Officers:   

First Call for nominations for Chairman:  

Debbie Darlas nominates and motions that Ron Jones remain as chairman, seconded by 

William Kremer.   

Second Call for nominations for Chairman:  

NONE; being none, no need for third call.   

Roll call: 

Darlas:  Yes  Jones:  Yes  Kremer:  Yes  Rodd:  Yes  

Sargent:  Yes   

 

Dick Messner, Zoning Administrator turns the meeting over to Chairman Ron Jones at 7:06 

PM.  

 

Chairman for the calendar year 2017 will be Ron Jones.   

 

First Call for nominations for Vice Chairman:  

Ron Jones nominates Gary Rodd for Vice Chairman, seconded by Tom Sargent.    

Second Call for nominations for Vice Chairman: 

NONE; being none, no need for third call.   

Roll call: 

Darlas:  Yes  Jones:  Yes  Kremer:  Yes  Rodd:  Yes  

Sargent:  Yes   

 

Vice Chairman for the calendar year 2017 will be Gary Rodd.   

 

Roll call: 

 Darlas:  Here  Jones:  Here  Kremer:  Here Rodd:  Here 

 Sargent:  Here  

 

The Zoning Commission sets the meetings for the second Thursday of each month at 7:00 

PM at the Township Town Hall, 1333 Tallmadge Rd. Kent, Ohio 44240. 

 

MOTION #2017-03 

 

William Kremer makes a motion to accept the Agenda as presented and was seconded 

by Debbie Darlas.   Motion passes unanimously.     

 

MOTION #2017-04 

 

A motion is made by Debbie Darlas to approve the November 10, 2016 Meeting 

Minutes with a seconded from William Kremer.  Motion passes unanimously. 

 

Chairman Ron Jones states that the agenda is going to be deviated with the public comments 

being held towards the end of the meeting.   

 

OLD BUSINESS: NONE 

 

NEW BUSINESS:   

Zoning Amendment 

Applicant:  McKinley Development, 1201 S. Main St. North Canton, Ohio 44720 

Parcels:  04-036-00-00-012-000 – 129 Tallmadge Rd. Property Owner:  Paul 

Mooradiam, 04-036-00-00-014-000 – 129 Tallmadge Rd. Property Owner:  Paul 

Mooradiam   

04-036-00-00-015-000 – 139 Tallmadge Rd. Property Owner:  Glenn A. Hernea 

04-036-00-00-016-000, 04-036-00-00-017-000, 04-036-00-00-018-000, 04-036-00-00-

019-000 – 219 Tallmadge Rd. The Maple Crest Golf Co.   

Zoning:  From Zoning Districts Residential-Office to Zoning Districts Integrated 

Commercial and Light Industrial  
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Representing:  property owners as mentioned.  

Chairman Ron Jones turns the meeting over to McKinley Development Company for their 

presentation.  

Daniel DeHoff:  Done zoning meetings before like this but I don’t think in a garage.  So if this 

meeting goes bad, hopefully there is not a fire and everybody runs out of here.  Briefly talk about 

how we got to this point and introduce a few of the people that are going to speak on our behalf.   

Ron Jones:  Sir, can I get your name and address first? 

Daniel DeHoff:  Dan DeHoff, Daniel.  821 South Main St. North Canton, Ohio.  We are a local 

real estate development company.  I have two families here, the DeHoff family which is us and 

the Lemmon family.  You have Bob DeHoff here in the back and you have Bill Lemmon here as 

well; as the principals and owners of a company named McKinley Development Company, who 

is perusing this project.  North Canton based, we do projects within a two-hour radius of us.  

Only in Ohio.  We are very proud company; we take careful consideration in the stuff that we do.  

Other projects, if you want to look up some of the projects that we have done there is a Marcs 

place in Elmhurst pond in Jackson Township.  It’s a Buehler’s anchored grocery store, Starbucks 

and Handel’s and other retail as well as you see on this plan right now.  As well as a Giant Eagle 

in North Canton called Washington Square.  Same kind of out lots, Starbucks, Handel’s Ice 

Cream so you could get a flavor of how those properties are maintained if you are ever 

interested.  More close to home, there is a project near us, we completed recently with Bill being 

the lead, Danbury of Tallmadge, right off the Tallmadge Circle.  If you ever need any senior care 

it’s there, hopefully none of you guys are headed that way any time short, but it is in the 

community and was welcomed as well.  This property here is known as Maple Crest, it is a golf 

course.  And owners are interested in selling this property.  We met with Dick Messner and 

Robert from Brimfield and found out a lot about the property.  It is in a JEDD which shares 

revenue with the Township and Tallmadge.  And it is 127 acres.  The plan that you guys were 

sent out, unfortunately was the wrong plan.  There was series of site plans working with 

Brimfield and the plan that you have in our packet.  I brought extra copies of this plan.  The plan 

that you were sent out unfortunately showed the Meijers on the other side of the creek and is 

inconsistent with what we actually submitted with the zoning application.   

Pat Blair:  shows wrong plan.  

Daniel DeHoff:  Correct.  We submitted, I guess they didn’t have smaller 11x17 copies so they 

sent out an old plan.  This was what was submitted with the zoning plan so that we all know 

what we are looking at.  So this property has the benefit of two existing traffic lights that is 

shared with Cascade.  This is planned to be a four lane boulevard entry, two lanes in each 

direction.  This is a Meijer layout and this is Menards layout.  They are the two anchors and 

would love to be in the community.  These are traditional out lots that you would see similar to 

the Cascade, Starbucks and others would be in.  You guys have your own shopping center.  The 

Cascades has been a very successful place and we would have two that synergies with other 

retails that would like to be in your area.  To get an idea on the out lot layout and what make up 

that would be.  One thing to note is that we submitted I-C for zoning which is similar to the 

Cascades, that is same zoning that they got.  We learned with some, actually today that that has a 

multi-family component and we are not interested in doing any multi-family.  We are interested 

in doing something similar to this plan, if not this plan.  So we are, if you would like be willing 

to have a G-C zoning which I understand is the same as I-C zoning just without the multi-family.  

Dick and his staff, Robert told us three main concerns and they are probably some of your 

concerns:  One being traffic, we are all concerned about traffic.  Another is the shops at 

Cascades, nobody wants to put somebody out of business.  So they were concerned that this 

property might negatively impact the shops at Cascades.  The third is industry.  Both Tallmadge 

and Brimfield have a strong industrial base and they want to continue to create jobs, continue to 

have the ability to retain jobs and hopefully get some new businesses.  So they have asked that 

we incorporate an industrial park.  Our companies and Lemmon companies, one thing I meant to 

say at the beginning, we are a diverse real estate office.  So we are not geographically diverse, I 

mean we don’t go very far but we are fully diverse.  We are familiar with industrial parks and we 

have several of them.  They are not as easy but they are, our parks have been successful.  Well 

maintained and does create jobs.  So we listened to what Dick and Robert had to say and we 

created an industrial park.  With that said those three concerns, traffic, retail elation and 

industrial, I’m going to have professionals talk on those subjects.  We engaged GBD Designs, 

engineering firm based in Akron, you guys might know them; they’re large and have, are 

familiar with Portage County.  They are familiar with Tallmadge and they are familiar with 

Brimfield.  In fact, Portage County has hired them to do a traffic study of this area before, so 

they were best suited to look at the traffic.  I have Ryan Gillespie with GPD and I will have him 

come up in a second.  Second was the retail we hired Boulevard Strategies, Chris Boring will 
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come up after Ryan and he was hired to address the concerns of Brimfield.  So he is a 

professional when it comes to retail feasibility, canalization and as well as general impact.  We 

are going to hear from him in a second.  With that said, Ryan do you want to come up and say a 

few things? 

Ryan Gillespie:  GPD Group, 520 South Main Street, Suite 2531, Akron, Ohio 44311.  As Dan 

mentioned we have been working with the Portage County Engineer, I guess I want to give a 

little back story to our involvement.  Initially it was completely independent of this particular 

project but certain relevant to the discussion.  Back in about 2012 GDP was retained by the 

Portage County Engineers office to evaluate the Tallmadge Road corridor, Mogadore Roads.  As 

everybody is aware those are congested intersections; they have operational and safety issues and 

the County Engineer was trying to be proactive in terms of addressing the current problems that 

are experienced out there and identify ways to improve those and make it work better.  Not 

necessarily dependent on any pending development or future development but they know it is a 

problem and they wanted to try to do something about it.  So we started looking at the corridor 

and we did a lot of studies in terms of traffic volumes, crashes.  We found that there are a 

significant number of crashes that are occurring at those intersections posing a safety concern.  

You know documented all of this, we worked with the Ohio Department of Transportation and in 

all this preliminary work when the documentation that was produced.  The county was successful 

in obtaining millions of dollars in funding to improve this corridor through varies entities such as 

the County Engineer Associations, the Ohio Department of Transportation Highway Safety 

Program as well the Ohio Department of Transportation Districts Office.  So that project is 

continuing to move forward.  The particulars in terms of design concept have not been tied down 

completely of hurrying the process, working on a feasibility study as numerous alternatives have 

been elevated over the years and we have finally honed down on and pin-pointed what needs to 

be done and how we are going to accomplish doing that.  So that’s moving into detailed design 

probably within the next few months which is certainly a good thing.  When we do these projects 

it is important to note that we don’t just want to fix the problem that is there today, we also want 

to look at future traffic.  We certainly don’t want to invest millions of dollars to go build 

something and then find out five years down the road it doesn’t work.  So when we do these 

traffic studies we look at a 20-year projection down the road and for this particular study the one 

thing we did was look at the developments you know pending or future in the vicinity and 

wanted to account for future traffic that would come from those.  One of those developments 

happened to be this property.  At the time that we did it, we understood that there was plans that 

it would likely redevelop; at that time, we did not know what that would be but we assumed that 

it would be a mixed of commercial possibly industrial and with that we developed traffic 

projection to account for traffic on this property.  And incorporated those in the traffic models 

and future design plans.  So everything that was being done in terms of the interchange, in terms 

of developing, improvements coming up with configurations that would work not only did we 

take into account the traffic there today but we included all this future traffic that would likely 

come at some point.  So with that being said the one thing about, you know option there is that 

everything that is being with that project is being recommended to help or hurt this project.  It is 

entirely independent.  It is a county project that is being done to improve the operations of the 

interchange, improve capacity, improve safety and should do a lot to help everyone that has to 

drive through there on a daily basis.  As part of that though, as I noted, we included traffic from 

here and we also identified a number of improvements to the roadway system that need to be 

done to account for development of this property when that occurred.  Mainly there would be 

widening that would be needed along here, there would be turn lanes, signal upgrades, you know 

things of that measure.  As I understand working with the county, developers and ODOT as this 

development moves forward those improvements that are needed you know will be provided at 

that time.  So although there are almost two completely independent projects here it is being 

designed under one roof so that everything will work together in a cohesive manner.  Even the 

traffic signals right now if you notice if you drive through there you probably get stuck at every 

single light; it doesn’t flow very well.  These signals are maintained by the county, the one at 

Cascades Drive, the one at the interchange is maintained by ODOT.  With our project we will 

interconnect all of those together so that they are all work as one intergraded system to improve 

traffic flow.  So we expect to see a lot of improvements as all of these you know developments 

and transportation projects come to fruition so the county, ODOT everyone is trying to get in 

front of not only this development but everything that has been happening in the area and try to 

set things up so that it’s not you know playing catchup and letting everything open up and 

become a disaster and then you know it takes five years to get it fixed.  So with that I will hand it 

back over to Dan, but that’s kind of an over view from everything that we have done from the 
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traffic perspective in terms of working with the county and working, you know, with this project.  

Thank you.   

Daniel DeHoff:  So I have to apologize with our consultant; very technical.  We are going to 

have many questions towards the end; people can be mind-numbing at times.  It’s nice that the 

roads will all line up.  Second on the list is Chris Boring, he’s from Boulevard Strategies.  Let me 

tell you just briefly about Chris.  He’s a retail consultant.  He’s been doing, he’s been in the 

business 30 years including seven years in Columbus based retailing and association a 

worldwide leader in retail consulting for design.  Manager of retail real estate consulting with 

clients throughout the US as well as overseas.  He writes for track retail trends, writes articles 

and speaks for conferences and has frequently been quoted in national local media.  And he has 

drove down from Cleveland to talk about his report with us also available in the booklets.   

Chris Boring:  Actually I drove up from Columbus.   

Daniel DeHoff:  Columbus.   

Chris Boring:  Does everybody have this in front of them?  The department study, should be 

about sixteen pages.  I’d like to walk through it.  

Ron Jones:  Again, Chris would you give your name and address please? 

Chris Boring:  Pardon me sir? 

Ron Jones:  Your name and address? 

Chris Boring:  Chris Boring, do you need my street address?  Okay, 142 Willburg Ave 

Columbus, Ohio.  

Ron Jones:  Okay, thank you.  

Chris Boring:  Okay, so does everybody have this in front of them?  Okay, so Dan had gone 

through my credentials.  So let’s just start here on page two.  So I think you already know about 

this.  This used to be the Maple Crest Golf Club, it’s about 80 acres.  The plans include 469,000 

square feet of retail.  It would be a Meijers, which would be 224,000 square feet and a Menards 

being 200,000 square feet.  And then there is going to be about 45,000 square feet of out-lots in 

front of the two anchor stores.  It is across the road from Cascades of Brimfield; it’s a very 

successful shopping center.  It is 550,000 square feet and is anchored by Walmart, Lowe’s, 

Kohl’s, Marshalls and Petco.  So I’m going to talk about what the economic impact would be on 

the shopping center across the street from the existing.  Page Three, you already heard about my 

background so I don’t need to do that one again.  Pages four and five are the site plans, I’m sure 

you are all familiar with the Cascades of Brimfield as well as the Dan’s site plan for Maple 

Crest, so we are going to start here on page six.  This is a chart that shows the anchor stores for 

each of the two shopping centers and then you see the square footage in the second column.  

Walmart there is about 210,000 square feet.  The Lowes is 150,000, Kohl’s is 64,000, Marshall’s 

is 26,000 and Petco is 12,000.  And then occupied space, there is some vacancy, but the occupied 

space is about 70,000 square feet.  The next column estimates sales per square foot and I’m 

going to skip over to the next column, estimated annual sales.  The outstanding is this Walmart.  

A typically Walmart superstore does about 80 million dollars a year, this one we have been told 

by leasing people, that it is doing anywhere from 95-100 million a year.  It is one of the most 

successful Walmarts in the chain.  And I conservatively went with the lower end of the rank and 

I also believe that this Lowes is very successful.  The biggest thing about that is most of the time 

where you see a Lowes you also see a Home Depot nearby.  There’s not another Home Depot 

within six miles of this Lowes.  So technically the market is a little soft right now.  So if you 

look at the estimated sales and what a typical store does of that type, Walmart is 15 million 

dollars over what it would normally would do.  Lowes is 5 million over what it would normally 

do so that is a total of 20 million dollars.  Come down here and you look at the market place at 

Maple Crest, we actually got these sales estimates from the stores themselves.  Meijers especially 

they think that this is going to be a great site for them.  They expect to do about 8 million here 

they normally do about 70 million.  Menards expect to do about 40 million; they are private as 

hell and they would not disclose what their average store is.  And then for the out-lot, the out-lot 

users I took an average that I got from the international council of shopping centers on what 

those stores would normally do.  So if you add it all up the Cascades of Brimfield is doing 186 

million dollars a year normally would be expected to 166 million.  And we are going to adding if 

you put in market place at Maple Crest, 132 million if you add all these numbers.  So that is an 

important number to keep in mind, what I am going to attempt to show you here is where’s the 

132 million dollars going to come from.  It’s not there right now.  Okay, page seven, I know 

when you look at this at first is that geezish you have a Walmart and a Lowes over here and then 

you are going to put a Meijers over here and a Menards across the street.  Aren’t they duplicating 

each other?  They are actually different animals.  That is why I prepared this chart here.  Let’s 

take Meijers and Walmart and compare them first.  Walmart 210,000 square feet and Meijer’s 

224,000.  They both sell groceries and general merchandise but that is really where the 
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similarities end.  Walmart only has 60,000 sku.  That’s stock keeping units.  Menards, excuse 

me, Meijers only has 100,000.  That’s because Walmart they don’t want to have low life vendors 

because they really can’t beat up on the vendors that they have to get the lowest prices.  That’s 

how they operate.  In terms of competitive appeals obviously Walmart is everyday low prices 

where as Meijers has some really strong service departments in their grocery business.  They 

both have private labeled merchandise which you can only get at a Meijers or only get at a 

Walmart.  In terms of shoppers’ demographics, Walmart appeals to more to families, married 

with children, lower to middle household incomes.  Meijer is a little more upscale.  They appeal 

more to empty nesters, and to middle to higher household incomes.  In terms of psycho-graphics 

Walmart shoppers are looking for budgets.  They’ll make shopping list and they stick to it; 

they’re very budget conscious.  They are guided a lot by what their children like, what kind of 

cereal their kids like, that kind of thing.  They are very time-starred.  So they’re quick, easy, 

meal solutions.  Meijers is almost like the total opposite.  They are very brand loyal, they’re 

image conscious.  They watch the food channel.  They are swayed by celebrity endorsements.  

They like to cook. They have a Curran taste.  They like foreign cuisine.  They like gourmet 

foods, fine wines; Meijer has an incredible wine department.  Then something else, I found this 

statistic very interesting.  40% of grocery shoppers will go to more than one grocery store on the 

same trip.  I just know a lot of females that I know will go to four or five places.  I go in, get it 

and get out.  A lot of people like to go to four or five different places especially if they are across 

the street from each other.  Something else to consider, that this isn’t the first time that a Meijers 

has been across the street from a Walmart.  I actually did a little research and I found out that in 

Ohio 68% of their locations includes a Walmart.  Next I want to look at the differences between 

Lowes and Menards.  Menards is a little bit bigger 200,000 square feet and Lowes is 150.000.  

Lowes is pretty much focused on home improvement; Menards also carries general merchandise.  

Lowes: their strings are lightening, home décor, kitchen, bath, outdoor living, lawn and garden.  

Menards really carries a variety of merchandise, they carry clothes, jewelry, toys, health and 

beauty, aging, that kinds of stuff.  Lowes is publically held large corporation with 1840 

locations.  Menards is regional, regional privately owned company.  They are out of Wisconsin.  

Menards generally serves a little bit higher income household level than what a Lowes or Home 

Depot would.  In terms of psycho-graphics the Lowes shopper is there for a specific project, 

they’re there to get what they need.  They also have really strong installation departments at 

Lowes. They beat Home Depot in that.  Menards doesn’t even offer installation.  Menards you 

have a lot of people in there for the trace-pod, you know they want to know what is on sale this 

week.  They will put stuff out on a discount, for 70% so a lot of people will go in there and 

brows around just to see what’s there.  Again I looked up all the Menards locations in Ohio and 

52% of them are in the same zip code as a Lowes and I’d be a lot more concerned if this was a 

Home Depot than I am about a Menards of can-utilization.  So next up is, I had to define a trade 

area for Walmart so I wanted to start off with what is the current trade area for Walmart, Lowes 

and other anchor stores.  And the trade area is defined as the geographic area that the centers 

anchors get majority of their sales from.  And it is a science and art combined.  So of the areas 

that I look at to determine the trade area, I look at distance of traffic time from the site, I look at 

the local road and transportation network you know I see 76, I look at community patterns to and 

from work, you have a pretty long comminute pattern in this county.  25 minutes on average.  

Household distribution really drops off quite a bit as you go east Portage County.  Look at 

municipal and school district cultural type numbers, in this case I really look at what Portage 

County borders to the east and to the south.  You also have some natural and physical barriers 

including lakes and the big military training center.  The most important thing I look at are where 

are the most similar type stores?  Where’s the closest one?  So in terms of Walmart the closest 

one is the one in Ravenna, 5.4 miles as the crow flies from Cascades.  The closest Lowes is about 

8.4 miles away in Stow, and Home Depot is about 5.4 miles away in Cuyahoga Falls.  Closest 

Kohl’s is 6.4 miles in Stow.  Meijer has a store planned in Stow also, Stow-Kent plaza which is 

about seven miles from the site.  And closest Menards they are talking about doing something in 

a new store in Cuyahoga Falls.  It would be about eight miles away.  So if you look at the next 

zip there, the current trade area map, I kind of focused in on the Eastern and northern part.  The 

southern part I just need the county line, the eastern part I just used the county line but you can 

see that there is plenty of retail particularly to the west of here in the suburbs of Akron itself.  

You of course have the 800-pound gorilla down in North Canton, Belden Village area.  So you 

are not going to be able to go too far south there.  So I really kind of defined the trade area 

around these other clusters of retail, North Canton, Cuyahoga Falls, Stow, Streetsboro, Aurora 

and Ravenna.  Kent is a little problematic because they are only really like three miles from the 

Ravenna if you lived in downtown, the center of downtown.  You are only three miles away; you 

are only four miles away from the Cascades of Brimfield.  So what I ended up doing is that I 
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split the difference because I couldn’t really tell if people from Kent are going to, well I kind of 

suspect they are probably going to the one in Cascades of Brimfield because it is newer.  The 

new figuring map if you add the retail at Marketplace of Maple Crest, it is doubtful.  You add 

that to Cascades you have about a million square feet of retail.  That is about the size of a 

regional mall.  I think we are going to be able to penetrate a lot farther north up into this pretty 

densely populated area, going up to about the middle of Streetsboro; that is probably not 

captured right now.  So I’m going to talk about what is going to do to the numbers.  Page 12 I 

want to talk about some demographics.  Right now in that current trade area, it has about 81,000 

people.  You look at the new trade area and you have about 43,500 more people.  That is about a 

55% increase in the number of households that you are going to be serving.  The new expansion 

area is a little bit younger because you have all the Kent State students in that area.  Median 

household income, I’m going to jump down to median household income in this great area is 

about 61,000 dollars and Portage County median household income is about 56,000.  So you 

have above average income and you have about 38% of the households that earn 75,000 dollars a 

year or more.  Those are the kind of households that are going to shop at a Meijer.  In my work 

over the years I have developed a model that will predict how much people are going to spend in 

retail based on their demographics and the mental population.  I ran a model for this it looks a 

five categories of retail.  And the first is convenience good and services it’s like things like 

grocery, pharmacy, fast food, places we have eaten, the kinds of stores that you are probably not 

going to go across town to go to, something nearby.  Household goods are anything that relates 

to your household, or this furniture, or home improvement.  Fashion goods are anything that you 

wear:  men’s, women’s, children’s, shoes, jewelry.  Leisure goods are things that relate to your 

leisure time like electronics, sporting goods, etc...  Dining entertainment would be your sit down 

restaurants, movie theaters, coffee shops.  So anyways bottom line is that this area is spending 

anywhere well let’s back up a second.  I took this out to 2020 because even if we get started 

today it’s going to take a while for this center to be constructed and everything.  Plus, I don’t like 

to use the first year the center is open because it distorts things.  Sales are pretty high the first 

year because everybody wants to try out the new stores.  So I used 2020 as the based year and 

the model says that you are going to be spending about 950 million dollars a year in this trade 

area.  And if we add in the expansion trade area that’s going to be another 520 million dollars.  

So the total is going to be 1470 million dollars or 1.47 billion dollars. So there’s quite a big 

increase.  Look at the next page, page 13 I’m looking at the supply sizes.  I just talked about a 

minute ago the supplies…  

Daniel DeHoff:  I gave him six minutes; I think he went over that.  I will give him another three 

minutes.  

Chris Boring:  I’m sorry folks.  I’m almost done.  

Daniel DeHoff:  No problem.   

Chris Boring:  Okay, so this is a really important chart though.  Because what I have done here 

is that I’m comparing how much is being spent to how much is being sold.  And bottom line its 

720 million dollars on sales and what that means is that you have an outflow of about 230 

million dollars.  So and then if you add the expansion area it comes up to 280 so I’m going to 

spend my main time on the chart on page 14 because this the most important chart in the whole 

thing.  Five pools of retail opportunity, again where’s this 132 million dollars going to come 

from?  The first one is intercepting the outflow and right now its 360 million dollars a year 

because its two agents, if you added in the Marketplace.  I’m estimating that the center will draw 

about 15% of that or 54 million.  The next one capturing the retail spent in that expansion area.  

I’m estimating that they are going to get about 10% of that or 52 million.  Then there’s some 

growth in the area which is another 3 million.  Then I’m estimating that about half of the sales 

that the Cascades, the excess sales I should say, would transfer over to Marketplace.  And then 

that leaves up with 15 million and that is going to come from the 250 other retail and restaurants 

that are in this trade area.  So it’s sounds like a whole lot but it’s going to be spread over a whole 

lot of different stores and restaurants.   Projected impact on Cascades with this expanded trade 

area, I think they are going to do 26 million dollars a year and they are also going to benefit from 

retail growth in the area; they are going to lose the 10 million but they are going to come out 

ahead 19 million.  The rest of it is just a summary of my conclusions, since I’ve gone over I’m 

done.  Anyway that is all I have.   

Bob DeHoff:  Well the good news is that I’m going to be a lot shorter than the time allotted.  I’m 

Bob DeHoff, Dan’s father.  Early on when we met with Dick and Robert and Tallmadge and we 

talked with some of the constituents in your area and one thing that was very clear, was very 

clear to me was good jobs are important in this community.  Like they are in every community 

and I know the region has experienced some jobs lost.  When I started in the business some 25 

years ago, when I was 25 years old, some 50 years ago I started with my father.  And the first 
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industrial park we did was the Ak-Can Industrial Park across from the Akron-Canton airport.  

It’s the home of Debolt today and other companies.  It was a rare piece of ground and it was an 

old clay mining operation when we learned some very important lessons.  And one of those is 

that industry likes convents that mandate quality buildings.  When someone makes an 

investment, you make an investment in your home, you want to make sure that your 

neighborhood has similar quality homes.  Same goes with an industrial park.  The second thing 

we learned was when you put a sign on a piece of property saying available for sale, it wasn’t 

enough.  We had to have a roadway, water, sewer and if at all possible regional detention.  So 

there was no doubt that a young entrepreneur bought a five-acre track to build a building that he 

was going to be able to get his permit in a timely fashion.  So over the last 50 years, well 47 to be 

exact we have developed well over a couple thousands of acres, mixed use, much of it industrial.  

Today Dan, he started when he was 25 with me, we just announced the 300-acre site in 

Massillon Ohio for the or that was called the Stark County Farm as a class-A industrial park.  

This site is roughly 127 acres of land but the majority over 70, we have set aside for a class-A 

industrial park.  We have talked with Richard, Bob and we have talked to other people in the 

community and we believe that not only is there a demand in the region but many times if you 

build a quality product that industry can be attracted from outside the community.  That’s what 

happened at Ak-Can, that’s what’s happened in the Mill Business Park across from the Timken 

Steel Mill, and that’s what we hope will happen to the Stark County Farm.  We are actually quite 

excited about this layout of an industrial park we talked a little bit about it today.  This afternoon, 

we are hoping that working with the finances, the Township and the JEDD, with Tallmadge that 

we will be able to put a road, a portion, in the property with water, sewer and regional detention.  

And hopefully by the time we open with the retail we will be able to offer land for industrial 

development in this park.  One thing we haven’t determined is if this will be a for profit or not-

for-profit park.  The Ak-Can Industrial Park is a for-profit park.  The Mills Business Park was a 

joint venture with the City of Canton and with the Stark County Farm we actually joint-ventured 

with our local foundations in Stark County and created a not-for-profit.  So Bill Lemmon and I 

are still talking about what would be the best way to develop this 70-acre industrial piece of 

ground.  But I will tell you this is if we are given the opportunity to put this plan forward that we 

will try our best to bring quality jobs to your community.  And that’s all I have.   

Daniel DeHoff:  That actually concludes our presentation.  Thanks for speaking.  Ron I’m not 

sure how you want to handle the questions.   

Ron Jones:  Okay, we will.  Thank you very much gentlemen, I surely appreciate it.  We are 

going to open up for public comments now.  If anybody wishes to speak, I hoped you signed the 

paper, please raise your hand before you speak.  Stand up, state your name and address.  We 

have quite a few people here so we will keep it down to five minutes or less.  And also let’s not 

be repetitive about it.  If you hear somebody else asking the same question you have to ask, just 

pay attention to the answers to that, that way we don’t have anybody you know 40 people here 

asking the same questions and taking up a lot of time.  So at this time we will open up for public 

comments.  Does anybody have anything they would like to ask?  

Dave Gin:  Yes, I live in Just Cricket and I love our condo.  I find everything we need at 

Walmart and Kohl’s and those other places.  I find it difficult to get out.  We are not close to 

traffic lights; they are a little bit down from me.  I love going out on our patio at night.  In the 

day time it is very quiet.  I like going out at night.  It’s very dark.  I like sitting in my hot tub 

looking up at the stars.  Why should I think that I want this in my backyard?   

Sandra Floyd:  119 Tallmadge Rd. Right next to where they are breaking ground, wanting to 

anyways.  I’m very concerned definitely about the traffic.  Because at this point it’s so over 

barring, I see people run into each other right in front of my home.  They are using my driveway 

to turn around. Not only that it is hard to get on and off the express way if you are coming or 

going.  Traffic is a very big concern of mine.  Other than that sure, my home where it sits, I’m 

not happy that I moved out into the country and now I’m going to have nothing but asphalt all 

around me.  I didn’t buy out here to live and look at asphalt.  I bought out here to see the woods, 

the greenery and everything that I could get out of, you know, those.   

Ron Jones:  Okay, thank you.  Yes, sir.   

Jason Cundiff:  3423 Woods Trl.  I’m familiar with the industrial.  To be honest if you convert 

the rear of this property to light industrial.  You are going to over flow the market.  There’s 

already ample light industrial for sale currently on the market and this is going to drive values 

down.  Which is going to raise the taxable income down the road.   

Ron Jones:  Okay, thank you.  Yes, ma’am.   

Laura Boyd: I live on Mogadore Road.  4207 and if you... 

Ron Jones:  And your name is? 
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Laura Boyd:  My name is Laura Boyd.  And if you ever try to drive down Mogadore Road, I’d 

say between 3 and 5.  If you ever need to go left, you are not getting out of there.  It’s just to 

compacted and too much traffic.  And I think we need to figure that out first before anything else 

changes.   

Kevin Jones:  And I second that.  You can’t do any more until this is taken care of.   

Wendi O'Neal:  And your address? 

Kevin Jones:  Kevin Jones, 4254 Mogadore Road.   

Ron Jones:  Anybody else? 

Joe Pallotta:  Yeah, my name is Joe Pallotta and I live at 4187 Lancaster Lane.  You take 

Parliament off Tallmadge Road to get there.  My concerns are traffic also, but also I have a 

concern about the development referencing what type of income is going to be bought.  We have 

Sam’s Club in the Falls, and we a BJs, which some think is not that great.  But if you go up little 

ways more you have a Costco.  Average income of a Costco buyers is a little over 100,000 a 

year; I don’t think is what you are going to see with Walmart.  And I don’t think Walmart or 

even Lowes could compare to Menards when it comes to customer service or you were saying 

even Home Depot.  I have dealt with these people on a commercial basis.  Sold to them when I 

was with Akron Mill years ago.  We did 62 million a year.  So you know the traffic and the types 

of costumers that are going to spend money, I don’t know if you are going to have that kind of 

dilemma I really don’t.     

Ron Jones:  Okay, thank you.  Anybody else? 

Jodi Burke:  I’m Jodi Burke at 4197 Mogadore Rd.  And one of my major concerns besides 

what has already been stated with the traffic.  And I haven’t really heard a solution other than 

coordinate lights.  The crime that Walmart has brought and now if these criminals are now going 

to be in my backyard at the Golf Course; and now they are coming my way with their stolen 

goods!  Walmart is the highest crime in Brimfield and I have a problem with that.  I agree with 

the grass and greenery and not criminals… I had one other point but I got distracted so I will 

think about it.   

Ron Jones:  Okay, yes Sir.  

Randy Cundiff:  I’m a real estate agent with Brookshire Hills.  I have 70 acres a quarter mile 

east of this property.  It’s zoned light industrial and sits back off the road, no traffic problems.  

Just one questions if it is going to light industrial does that include asphalt plants next to Just 

Cricket?    

Ron Jones:  Thank you.  

Jodi Burke:  I know what it is, it’s more of a question.  Is that the only entrance?  Because we 

are hearing rumors that there is also going to be access to Mogadore Road into this plaza, like a 

back way into the plaza.   

Ron Jones: I heard nothing at least nothing presented to that effect.   

Jodi Burke:  That might be a deciding factor for some of us.   

Kathy Karg:  My name is Kathy Karg.  I live at 3423 Woods Trl.  I just have a question.  What 

is the permitted use in the light industrial zoning code?  Can somebody tell us because someone 

just made a comment about an asphalt plant.  If its permitted use… 

Dick Messner:  The asphalt plant went in, as you know, Kathy went in before the zoning 

change.  The difference between light and heavy industrial is that light is environmentally clean; 

in other words, has no toxic materials, no smoke stacks.  Under today’s land use plan that asphalt 

plant would not be there, it would be somewhere down by the recycling center.   

Kathy Karg:  That’s just permitted though.  I mean besides the past; not any good.  What in 

light industry can they put there? 

Dick Messner:  Pretty much what you have in the Karg Industrial Park and the Commerce 

Industrial Park.  That would not even be the situation with industrial growth.   

Laura Boyd:  If we change the zoning now before we take care of the traffic, I mean where’s it 

going to stop?  Where’s the line to… you know we have all these reservations now and what’s to 

happen if it does go in?  And there’s a lot property on 43 that all of this development could be 

done.  It’s going to be done really good.  I mean Brimfield offers quite a bit of real estate; just 

not in that area.  

Ron Jones:  One of the problems with the 43 corridor is that there are very well few utilities.  

You know there is no sewer, no water all the way up to Meloy Road.  And there are no plans by 

the county or state to do anything with it.  So at some time in the future if water and sewer goes 

through there expect to see a great deal of growth down the 43 corridor.  But until that happens 

nobody is going to invest money in properties or build anything.   

Jason Cundiff:  There’s still an ability for investors to find a way to 18 and it is ready.   

Ron Jones:  Anybody else?  Yes. 
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Ryan Gillespie:  GPD Design.  Mr. Chairman if you don’t mind could we address some with 

traffic of the communities concerns?  If you don’t mind? 

Ron Jones:  No, go ahead.   

Daniel DeHoff:  I’m going to talk a little about what we can do.   

Ryan Gillespie:  Okay, sure.  All I heard was the comment about coordinating the lights.  I think 

that is one of things that we know are going to work or happen either way.  With the 

improvements I was referring to, although I don’t have the specific plan in place right now, but 

you know there will be widening along 18.  I mean you are going to see a five-lane section all 

the way through to the interchange all the way past the development.  Part of the problem now is 

that there is a single lane in each direction, so we are going to have two lanes in each direction.  

We are looking at widening the ramps to get more turn lanes to elevate some of the back-ups to 

help people get through those intersections.  And then one of the most critical problems right 

now is where Mogadore Road, and the ramp and Tallmadge Road all come together.  That goofy 

intersection configuration.  You know the county’s whole point in perusing this intersection to 

address that to reconfiguring that to where we are relocating Mogadore Road away from that 

intersection or reconfiguring the ramp.  That’s what is being evaluated right now, what 

combination but ultimately that intersection is going to be completely different with this project 

that is being pursued.   

What is that time frame? 

Ryan Gillespie:  I believe it; it should go to construction in 2020 based on if funding has been 

allocated.   

Jeff Cavli:  then it has to go out to bid, and go out to bid… 

Ryan Gillespie:  It will go out to bid before that, the award will be awarded in 2020.   

Jeff Cavli:  Is the state going to do anything with the bridge?  Unless you widen that bridge then 

you can’t widen the road.   

Todd Westover:  I can address that.  As a separate GPD, outside of McKinley, was already 

working with ODOT.  We have plans that we are working on and it does accommodate five.  We 

are hired to build that one even if they don’t come, we are still going to come through there.  So 

the traffic problem regardless is getting fixed.   

Ryan Gillespie:  The project to get the lighting will be when we looked at the conditions of what 

was going on, the constraint although it may appear that way with the way things work today is 

actually not under the bridge or lanes because there are two lanes in each direction.   

Jeff Cavli:  You’ve seen the turn right there, sir? 

Ryan Gillespie:  It’s the operation of the intersection is what it is.  It is what it is.   

Jeff Cavli:  You’ve got traffic backed up on 76.  People can’t get off on the exit, you’re not, 

timing traffic lights is not going to elevate that, I’m sorry.  There’s got to be more done.  76 is 

going to end up being three lanes both ways and that is just going to increase traffic more.  And 

as I understand the state doesn’t have anything planned to do anything to those bridges until 

2020?  

Ron Jones:  Moving on please.  

Jason Cundiff:  I was told as an investor that ODOT was set to improve that intersection but that 

wasn’t guaranteed yet?  At least not for another five.  Is that correct? 

Dick Messner:  The diamond interchange was put on the back burner and GBD and ODOT are 

working on different options.   

Jason Cundiff:  But it’s not….  

Dick Messner:  No.   

Ron Jones:  Okay.  

Tom Sargent:  Mr. Chair can I have some time before close? 

Ron Jones:  Yeah, I was just moving to, one last time.  

Jeff Cavli:  One last thing, I would like I guess you guys to consider, okay?  Is that you have to 

police, provide fire, service to that area you get a minimum amount from the JEDD to take care 

of that.  Tallmadge is not taking care of that and they get the majority share of the money, 

taxpayers I think.  I think you need to take a good look what additional costs it is going to cost 

the Township.  To Police, Fire, ambulance, all that all over this project.   

Ron Jones:  Thank you, sir.   

Jason Cundiff:  Can I have one more?  

Ron Jones:  You have already had a few.   

Jason Cundiff:  Was there any grant money they used?  Did the grant go into the development?   

Ron Jones:  I didn’t hear you.  

Jason Cundiff:  Was there grant money approved for the development?   

Ron Jones:  I don’t know of any.  Mr. Messner? 

Dick Messner:  I haven’t heard of any.   
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Ron Jones:  No. Okay, I’m going to open this up.  Some of my Board members here would like 

to address this, so Mr. Rodd?  Is there anything that you would like to say? 

Gary Rodd:  You had comparisons with the mirrors in the Walmarts, I haven’t seen in any in 

our area.  And I think I have been appraised that there is one in Mansfield probably the closest?   

Todd Westover:  Menards co-located with a Meijers.  The one that I am aware of is the one on 

303 and 30 in Mansfield.   

Chris Boring:  I looked it up, there’s 68% in the state of Ohio that are in the same zip code.   

Gary Rodd:  I think I need to know more on the amount of stores when compared to Walmart.  

Just for my own sake, I need to know.  68% is just a number, that could be three stores.  I 

understand but I don’t know that so I need to know a little more of that.  If you could bring that 

to whoever, we would appreciate that.   

Chris Boring:  I don’t know that off the top of my head, but I think it is like 40 or 50.   

Gary Rodd:  I know of none in our area.   

Chris Boring:  There aren’t very many in your area.  They are just getting to northeast Ohio.  

They are really big, from where I come from in Columbus.  They have to get fixated here.   

Ron Jones:  Mr. Kremer?  

William Kremer:  What is the width of the road right-of-way of Tallmadge Road through the 

intersection from Just Cricket to Mogadore Road and to Sunnybrook Road?   

Ryan Gillespie:  I don’t have the specific dimensions; I do know it varies.  I believe for this 

widening at least on the north side the property will have to dedicate a certain amount of their 

frontage for that right-of-way to accommodate the road way width.  Right it appears that the 

proposed configuration.  For the most part is able to be accommodated within what’s there.  

There is anticipated right way takes to the south-sides of properties or to the east down towards 

the interchange.  For the widening specifically other elements in terms of those relating to the 

Mogadore Road work, it is currently up in the air and being evaluated by the ODOT district 

office.   

William Kremer:  So are you saying to us that there is more than ample space whether this 

development goes or doesn’t go there is more than ample space provided for not less than five 

lanes, two travel lanes and a turning lane in that corridor on Tallmadge Road?   

Ryan Gillespie:  Not to the west of the development, no.  As you get further away from the 

interchange the right-of-way begins to narrow.  

William Kremer:  Correct.   

Ryan Gillespie:  So yes, as you go further west there would not be, you won’t be able to do five 

lanes but as you go, went right; there are no plans to widen beyond that part.   

William Kremer:  There’s two big concerns that I see and that is pulling out of Just Cricket, if 

you have tried to do that.  You really need to try to do that between 4 and 6 or in the morning 

between 7 and 9.  If you are trying to make a left hand turn it is going to be a very difficult 

process.  The avenue is for Mogadore Road and I personally like having to go on to the exit ramp 

and cutting down Mogadore Road because I live here and I do it all the time so I am very 

comfortable with it.  Until I see people that don’t live here and then it looks like, this is not good.  

I have talked to GPD; I’ve talked to Dick many times.  I realize the state does not want to come 

up with any money to buy any properties if they don’t absolutely have to and I do understand 

what their procedures and policies are when it comes to taking private property for public use.  

But it needs to be strongly considered.  If you are going to continue to pump traffic on Mogadore 

Road, on the ramp and down on to Tallmadge Road rather than making a new right-of-way for 

Mogadore Road to go to Sunnybrook Road and for Sunnybrook Road to ultimately go to a 

round-about, which seems to make a lot more sense than short cutting the process.  And I know 

that economically it is a lot more expensive to take the private property for public use.  There’s 

wetland issues and other issues but for the long run for Brimfield Township, I think we deserve 

it.   

Ryan Gillespie:  Can you clarify if you a component of which option? 

William Kremer:  The option of taking private property for public land, re-routing Mogadore 

Road to Sunnybrook Road 

Ryan Gillespie:  You are talking about the southeast corner of the interchange?  

William Kremer:  Yes.  Therefore, well there was a lot of talk about taking Mogadore Road 

down to Old Forge Rd.  That is not going to work.  If you have ever seen trucks, buses, and 

everybody else in the ditches it just isn’t going to work.  Recycling Center has enough problems 

trying to get in and out of that intersection.  I don’t think that is a viable alternative.   

Ron Jones:  Ms. Darlas? 

Debbie Darlas:  No.  

Ron Jones:  Tom? 
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Tom Sargent:  How far west are you talking about taking the four lanes?  Well basically five 

lanes.  How far west would it go past the proposed development?   

Ryan Gillespie:  Currently, well looking at it, essentially would terminate at the end of the 

development from that point tapered to one lane.   

Ron Jones:  So you are saying at that light?  The light going to Cascades?  

Ryan Gillespie:  Yes, at the light.   

Ron Jones:  Okay, at the light it would taper back down to two lanes.   

Audience – would it taper to include Just Cricket or not? 

Ryan Gillespie:  I don’t believe it would get that far.  I do know that the volumes to the west do 

justify additional widening.  I know from conversations with Tallmadge over the years that’s a 

corridor they want to look at and they know that’s difficult getting out.  Again roadways 

involved over there because of the volumes and it being a two-lane road at this point.  You know 

regardless of what we are doing at the interchange in this project, I think it is beyond the 

limitations of continuing that on all the way into Tallmadge and widening their roadway.  But 

certainly there is a need to perpetuate the improvement further west, you know to help everybody 

along there.   

Tom Sargent:  When you guys do your traffic studies, I guess I will say it this way, when 

somebody buys a house one the best advices that you could give somebody when they are 

looking at a house is go drive through the neighborhood at night, go drive through in the 

morning, go drive through in the rain, in the snow so that you see a well versed view of what you 

are looking for.  So when you do traffic studies is it basically just the electronic device to capture 

axles that are going over it?   

Ryan Gillespie:  No, for our data collection we use different mechanisms but what we are 

actually looking at is specific volumes and turning movements at all the various turning 

movements at all the various intersections.  Left turns, rights, throughways, cars, trucks, buses, 

trucks.  We will either do it manually with somebody out we have specialized forbs that allow 

you count those numbers, long nose and specific intervals.  So what we are looking at, you 

know, our peak period in the morning is 7:48 to 8:45 and that’s what we are looking at.  And 

then we are looking at that afternoon rush hour.  On this corridor, it’s actually interesting what 

we found, there is actually two morning peak hours.  You have the normal commuter when 

everyone is going to work, you know taking your kids to school, and then at 9:00 there another 

peak when a lot of the retail starts opening so you have the people that are coming in there.  So 

we evaluated both of those conditions because the directionality changes a little bit but ultimately 

afternoon is worst.  It’s about twice the amount of traffic as either one of those as everyone 

knows.  And that is kind of the driving force behind all the improvements.  But we are looking at 

those conditions and you know there are various safety factors on top of that.  It’s not just you 

know this road carries x number of cars; its every little intersection, how many cars are going 

where and it’s quite detailed.   

Tom Sargent:  Okay.  Probably the last thing I would say or add to is that I’m a contractor.  I’m 

in Lowes almost every day.  I follow that corridor every day just about and every year as the 

business increases in Cascades the traffic gets worse.  And holidays you really get jammed up, 

it’s so as you do calculations numbers just don’t say the whole story.  I mean as traffic gets 

backed up and peoples’ tempers get mad and people start passing people, and doing dumb things 

it’s really challenging.  So I think for us who living around here that drive it all the time, it’s like 

I don’t know what you could do to make it better.   

Ron Jones:  Mr. Kremer has another questions I believe for Mr. DeHoff.   

William Kremer:  I have a question for Bob.  Bob, do intend on selling these blanks or are they 

going to be for lease? 

Bob DeHoff:  Our policy has always been to be as flexible as possible.  So when we say that we 

put a sign that says available, that site is available for sale or for lease.  We do build to suit.  If 

the customer wants for a building built, we have done that in the past.  I would say that 90% of 

our property that’s developed in our three industrial parks that we have developed have been for 

sale.  The other thing I want to mention is about the quality of the buildings and the asphalt 

plants and so forth, and Dick is right we are light industrial.  It’s light.  It’s not nothing heavy.  I 

would be happy to forward a copy of our covenants.  We have covenants in all of our parks with 

Mills Business Park is I think the one that I sent to Dick and to Robert that we would use a 

similar if not identical covenant for this park in your community.   And the covenants set forth 

the type of building material, type lighting and our lighting not only in our industrial parks but in 

our retail centers are lights that don’t shine 360.  But they shine down on the asphalt, on the cars.  

So if you are a neighbor like on the condominium units, when you look over you are not going to 

see frankly a very glaring ugly light.  It would be boxed in and light would be shone down.  

There are many things and as Dan had suggested, if you would like to see one of our many retail 
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developments I would suggest that you go to one would be Washington Square in North Canton 

across from Walsh a Giant Eagle anchored shopping center.  The other one would be 

Marketplace in Jackson Township anchored by a buglers grocery store. We pay attention to 

landscaping, we pay attention to signage, we pay attention to patios next to restaurants, all the 

things that all of us, in this room, appreciate when we go shopping in both our industrial parks 

and our retail.  You know you can tell what we have planned, but for the best testament for you 

to check out what we have helped develop these last 50 years.  

William Kremer:  One last questions, is Meijers and Menards intending on purchasing the land 

and owning the building? 

Bob DeHoff:  Yes.   

Ron Jones:  One last question.   

Laura Boyd:  I have a question when you do the traffic, not just about the numbers, do you 

check to see about the fire and the ambulance and check to see how long it takes during those 

busy times?  Because what I’m scared is if my house caught on fire at 5 o’clock; it’s burning 

down because there’s no way anybody is going to get there.  So my question is:  do you guys put 

that into your evaluations?  

Ryan Gillespie:  I can say that it is a specific factor that comes into the design in some aspect.  

However, in general, what we always try to do in transportation improvement projects is to 

elevate the congestion and the back-up so that traffic should flow which would move, and this is 

the situation where these things are occurring.  And these projects are being done to make that 

better so obviously doing nothing is not an option, the traffic is there and it’s only going to get 

worse.  So what’s being done in terms in these improvements is in the long run going to help 

those first responders, emergency vehicles because the traffic is gonna be mitigated to an extent.   

Ron Jones:  Mr. Johnson, did you have a question?   

Thomas Johnson:  Yeah, I have a few on the traffic study.  Have you, answer this anyone, have 

any history with building Menards or Meijers?  Have you had any historic relationship with 

working with those organizations?   

Todd Westover:  GPD is the proto-type architect for Meijers.   

Thomas Johnson:  Okay.  You have been involved in Meijers like in Marion, Ohio and 

Massillon and in those areas?   

Todd Westover:  Yeah, we weren’t the local architect there but we worked with them on the 

corporate level.   

Thomas Johnson:  Okay.  On your diagram, your egress and regress on your truck traffic you 

have some light industrial proposed and also be able to service those existing retail facilities is 

there any estimate of how many truck integrations would possibly take place on a daily and on a 

weekly basis to keep those stores supplied?   

Todd Westover:  The Meijers, Menards, or the Industrial Park? 

Thomas Johnson:  Well we can talk with the retail up front and then we can get back in to the 

industrial park as we envision that.   

Ryan Gillespie:  We don’t have any specific numbers but there is a number or a percentage of 

truck traffic is incorporated right in to this analysis when these are developed.  The one thing that 

I would note specific to retail operations is that one of the truck traffic, because of the congestion 

they don’t want to get caught up in busy times, so when you look at any truck traffic on any 

roadway over the course of a day asides from maybe something like serving an industrial park 

just by constant.  Generally, you have the truck traffic dips during peak hours and picks back up 

during the non-peak hours because they are either traveling, you know, they are at work during 

the day, traveling mid-day or they are trying to avoid the busier times.  So in terms of the design 

I would say that you are not going to see a high percentage of trucks during those busier periods 

they will be in the off-peak periods.  But a certain amount of truck traffic is accounted for in all 

those design assessments.   

Thomas Johnson:  Is it possible if you give them a call to see if they would volunteer any of that 

information? Or at least supply the aspects of their costs is that possible?  I’m sure they might 

volunteer that information.  The other question I have on traffic what’s your proposal now, the 

one entrance you have, that’s going to be a public, you’re going to dedicate as a public street is 

that correct? 

Daniel DeHoff:  You have two entrances here.  

Thomas Johnson: Right, and they are both going to be dedicated to public street or are they 

going to private and controlled by the project? 

Daniel DeHoff:  It’s a good question.  We are working through that with Dick.  This servicing 

the industrial park in the back going all the way in the back most likely will be public and this 

will most likely will be private.  So a mix of both.  Since this seems to interconnect, most likely 

it will be public.   
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Thomas Johnson:  Okay, now that leads me to another question, that access probably would be 

the primary access to the industrial park, I’m not a road engineer but are there are different, and I 

will propose the question you may or may not know.  Are they different construction standards 

for vehicles that are over or running at about 88 thousand pounds or whatever the limits are?  Are 

there different construction requirements for that?   

Todd Westover:  I mean to answer your question it is built with the same traffic that is going to 

get to the site on.  It’s a public right-of-way; it meets all the standards of Portage County, 

Brimfield and Tallmadge.  However, they are getting there?  It will be a full depth pavement that 

you have to much revenue.  So it’s not going to crumble up.   

Thomas Johnson:  That’s one concern because we see that throughout our township.  Some of 

our roads are not up to high-quality.   

Todd Westover:  You control that because it is a public dedicated road, so we have to follow 

your standards.  

Thomas Johnson: If it’s going into the industrial park we are not going to be able to post weight 

levels as much as we would one the residential streets.   

Todd Westover:  Yeah, but you can dictate quality.   

Thomas Johnson:  The concept that we have here, in the beginning we have a retail outlet and 

in the back we have light industrial, is that based on the fact that this site is a little bit larger than 

what you actually need so you were going to utilize the property to possibly make more useable 

suitable for the community?  What’s your thoughts on the residential verses because I don’t see, 

maybe I’m wrong but I don’t see a lot of retail followed into a light industrial park?  Have you 

developed anything like that in the past?   

Daniel DeHoff:  Not for consecutively individuals but we have coordinated with both of these 

folks.  And yes they have truck traffic themselves and it’s not ideal to take it through the middle 

of the shopping center.  It is a four lane boulevard that they are proposing with an existing light.  

And down the road working with Dick and Bob there might be alternate access to it.     

Thomas Johnson:  I’m kind of concerned in a sense that you are mixing, you have a mix and 

even if your industrial park looks well you are going to have a mixture of automobiles mixing in 

to a retail and so forth with large trucks trying to get in and out of there.   

Bob DeHoff:  Certainly both the anchors, Menards and Meijers our two big anchors, are very 

interested in what our plans were for the industrial park.  Obviously this traffic is going to divide 

the costumers and they will be across collateral.  Frankly I sent Menards and Meijers the same 

convents that we sent the Township and said these are the convents that will be replicable for the 

industrial park.  Again, a Class-A Industrial Park.  Grade-A quality building.  If you go, if you 

want to go look at our two industrial parks that are fairly developed, one is Ak-Can across from 

where Debolt is and you can see industry there.  We have, I imagine, a million square feet under 

roof in about 20 different buildings but many of these generate very little truck traffic.  Not all 

but many in our Ak-Can Industrial Park.  You know if they manufacture there and there is 

manufacture there in the park there are certainly delivery trucks, but some only two or three trips 

a day and some less than that depending on the business.  So we are very aware on how 

important this is on how its developed and we certainly do have a covenant in place with 

Menards we don’t yet have one with Meijer, but as I told you today it will be of high quality 

park.   

Ryan Gillespie:  Bob on that note maybe you can explain on how there is no thru or cross-

stopping or any of this.   

Daniel DeHoff:  I have a couple more things I would like to add.  Getting down to details.  No 

chain-linked fence, so everything has to be screened.  It can be a metal fence; you won’t see a 

lay-down area in the industrial park.  I actually handle the calls when they call our office on that, 

and lots of people have called and said hey I want a pole building.  And right away I tell them 

no, it’s not going to happen here or an all-siding building.  You have to have masonry front of 

the building you have to ascetics architectural lighting, you can’t have a lay-down area that is 

visible from the road, can’t have chain-link if it is chain-link-ish it has to have that plastic 

covering and that screen so that you can’t see inside.  We don’t have the answers for everything.  

We are not the solution to everything.  We think that our plan is a strong plan, one that you could 

consider, would add to the area.  Both Meijers and Menards are two nice retailers that want to be 

here.  I’m hearing your traffic issues are an issue, I’m not saying it lightly, sounds like those are 

being addressed either way.  And there’s plans that, obviously, they are discussing that both have 

pros and cons.  One obviously Mogadore Road changing route and another one doesn’t.  ODOT 

has to disclose to make their road more efficient.  Portage County has to disclose what they are 

going to do to make their roads more efficient.  For the first time, we heard that industrial land is 

not something that people want.  We’ve heard from Brimfield and Tallmadge that that’s 

something that is very important.  So to answer your question there is no other way to get the 
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traffic out at this time.  We know that you want this, and from what we are hearing from 

Brimfield and from Tallmadge.  This is in a JEDD so they don’t want residential and they don’t 

want multi-family.   

Ron Jones:  One last question.  Mr. Johnson.  

Thomas Johnson:  One last question, I noticed that there is no green space.  And I noticed that 

you are kind of close up on Tallmadge, is it possible to give us a strip of green space from 

Tallmadge Road to the first parking lot?   

Todd Westover:  Yeah, we are already actually working on other plans now which slides these 

buildings 50-feet from the road.  So there will be more coming.   

Thomas Johnson:  So this will change.  

Todd Westover:  Certainly, it already is.  All the comments we take and redefine in the plans.  

What we start with will not be the finished product.  It’s going to move.   

Ron Jones:  Mr. Blair did you have anything?  

Pat Blair:  I’d like to see a traffic map here today.  I think you are missing that piece of the 

puzzle.  You are saying this is the only entrance is on Tallmadge Road.  You can’t come out 

behind East End Welding or out to Howe Road or any others? 

Todd Westover:  Not at this time.   

Ryan Gillespie:  It shows it on there a future extension.   

Jeff Cavli:  4748 Mogadore Rd.  Is there anybody here from Tallmadge because they certainly 

are going to benefit from this?  IS there any representative from Tallmadge?   

Dick Messner:  Rita, right here is the economic development director.   

Jeff Cavli:  Okay, is Tallmadge willing to offer any public services meaning that now Brimfield 

is going to carry this as far as public services go, fire, police not just water and sewer.   

Dick Messner:  Number one police protection can’t do it, different jurisdictions.  We have 

mutual aid for fire and ems as long with Rootstown, Suffield, and Kent.  To have Tallmadge 

come in and take calls at Walmart we would have to deputize each officer.   

Jeff Cavli:  I’m just saying that if they are gaining the benefit from the revenue dollars for this, 

shouldn’t they be providing also for it?  I mean I understand the semantics of the deputation and 

that but they should be offering more than just the sewer and the water.  

Dick Messner:  Well sewer would be portage county and the water depends on whether it is in 

the annexed land of Brimfield on who supplies the water.  When you get into roads and so forth, 

the Township has no jurisdiction.  We are talking about county and state roads; so we are at the 

mercy, even though we will have some input as what the final designs would be if it comes to 

where all these, Tallmadge, Mogadore, that’s the county engineer.  The state road and the 

interchange it would be up to ODOT on that.  We will offer suggestions, there will be input 

coming from Mr. Keller and his road departments with what they do.  There will be information 

coming out of the County Engineers office as well as ODOT.  Portage County Regional Planning 

which by law handles subdivisions, which this will be a subdivision, they will make 

recommendations in fact before this commissions next month’s meeting as to their talks and they 

get into some of the address of storm water management, roads, water, sewer, anything that has 

to go in there; Regional Planning is the coordination point for all subdivisions in Portage County 

for townships.  

Ron Jones:  Mr. Keller you had something you wanted to say.  

Robert Keller:  I just wanted to say that currently and this has been in place for a number of 

years that for the large box stores like Walmart, Lowes and Khols, currently when there is a fire 

alarm in the Cascades Plaza Tallmadge, we have an automatic aid agreement with the City of 

Tallmadge’s Fire Department.  When our fire department is dispatched, their fire department is 

dispatched and they automatically respond the ladder truck until the point when we might cancel 

them.  You know if we find out it is a false alarm or some other event that it is not a fire.  But we 

do have that automatic aid agreement in place with them.   

Cynthia Moore:  4322 Mogadore Rd.  I’m just kind of asking with the traffic thing.  We live 

close to Portage Blvd.  There are constantly terrible accidents, accidents there and accidents at 

Howe.  What’s going to happen when we add all this, all these big box stores and we don’t have, 

I know they keep telling us we are going to have a solution to the traffic.  It doesn’t sound like to 

me anything that is going to be feasible.  We don’t have any cross roads anywhere that don’t run.  

And we are on the north side of Mogadore Road at 3:30 in the afternoon we cannot go get our 

mail across the street.  On Mogadore Road, you might as well just forget it because you will get 

run over and they dare you to cross the street.  Those are the things we ought to worry about.  

And also aren’t they putting a Menards in at Cuyahoga Falls?  Is that I read? 

Ron Jones:  That is a planned thing, yes.  I don’t know where they are with it, but it’s planned 

thing I understand.   
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Cynthia Moore:  I know Brimfield Township wants it because that’s where the big money is at 

but what do you do about these people that live in this Cricket Condo.  Light industry might 

sound good, but light to me is that.  It could be just as loud as heavy industry if you ask me.  And 

what are you going to do for these people.  You know these are the concerns that I have.   

Jason Cundiff:  I just want to see how rezoning the rear to light industry would be a benefit for 

the Township?  Because like I said, it’s already oversaturated.  It’s going to drive down people’s 

tax values.  It’s going to drive down the price of property to. I guess I am just failing to see why 

and I guess maybe to feel better for them to rezone it this way.  I don’t understand how it helps 

its value.   

Ron Jones:  All rightly thank you.  Concludes the Q&A.  

Cynthia Moore:  How long until they decide all these?  I mean has this already been decided? 

Ron Jones:  It has not.  This will go, in five days to regional planning for review.  And it will 

come back.  We will set a public hearing for our next meeting.  We will have, you are all 

welcome to come to our next meeting which is the second Thursday of the month which is 

February 9, 2017 at 7:00pm.   

Todd Westover:  To answer some of your traffic stuff, there will be some public hearings 

coming up in the next couple of months that will be in the papers and advertised and you will get 

to see the proposed plans.  Which I believe will elevate some of your concerns so if you could 

just be patient for a couple of months.  It is coming.   

Vince Murdocco:  Just Cricket, nobody has brought in and I know it’s not our problem but there 

is Ripley farm which is on the other side of our property.  Which is also up for some kind of 

development.  So when you are talking about the traffic, here’s another issue.  Because we 

already have a problem and if they develop that with upscale homes, there’s a lot of conversion 

on what is going to go there, but what I heard was that there was supposed to be some upscale 

housing.  That is going to create more traffic for the people of Just Cricket.  And if you are going 

to bring a four lane highway and stop in front of our property, hell that’s not going to do any 

good.  That’s just creating another bottle neck and the most of Just Cricket are senior citizens so 

they need a little bit more time to get out.    

Ron Jones:  Okay.  Thank you everybody. This will go to Regional Planning for review in five 

days.  And they will have their results back to us, their opinions and we will have a public 

hearing set for February 9, 2017.  Here are 7:00 you are all welcome to come back and see and 

I’m sure there will be more information available from these gentlemen.   

 

PUBLIC COMMENTS:   NONE 

 

GOOD OF THE ORDER: 

 

SET NEXT MEETING:  

  Thursday, February 9, 2016 at 7:00 PM is the next set regular scheduled meeting at the 

Brimfield Township Town Hall.     

 

MOTION #2017-05 

 A motion was made by Debbie Darlas to adjourn the January 12, 2017 at 9:05 PM, 

seconded by William Kremer.  Motion passes unanimously.   

 

 

______________________________  ______________________________ 

Chairman Ron Jones     Vice Chair Gary Rodd 

 

 

______________________________  ______________________________ 

Debbie Darlas      William Kremer  

 

 

______________________________  _____________________________   

Tom Sargent      Secretary Wendi O’Neal   

 

 

______________________________  _____________________________ 

Alternate Thomas Johnson    Alternate Patrick Blair  
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