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City of Riverside 
Planning Commission Meeting 

 

October 18, 2021 
 
Members Present: Julie Denning    
   Jonathon Hairston 
   David Owens 
   Anthony Rodgers  

Harold Vazquez 
 
Others Present: Nia Holt, Zoning Administrator  
   Josh Rauch, City Manager 
   Katie Lewallen, Clerk of Council     
 
CALL TO ORDER: The Planning Commission meeting was called to order at 6:30 p.m.  
 
ROLL CALL: Mrs. Denning, present; Mr. Hairston, present; Mr. Owens, present; Mr. Rodgers, 
present; and Mr. Vazquez, present.  
 
APPROVAL OF MEETING MINUTES: Mr. Hairston motioned to approve the minutes of the 
September 20, 2021 meeting. Mr. Vazquez seconded the motions. All were in favor. Motion 
carried. 
 
PUBLIC HEARINGS:  
 

A) Case #21-0020 – Zoning Map Amendment – 4707 Old Troy Pike (Parcel ID#I39 
00803 0012) – A Rezoning from B-2 General Business District to I-1 Industrial 
District. – Public Hearing 

 
Chairwoman Denning opened the public hearing for Case #21-0020.  Ms. Holt took the oath to 
give sworn testimony. 
 
Ms. Holt present the case summary. The site is located at the northwest corner of Old Troy Pike 
and Needmore Road. This site is within the Source Water Protection area and the City of 
Riverside’s Wellfield Protection overlay. The applicant is requesting to rezone the site to industrial 
to allow for a semi-truck repair shop. The current development proposal includes a 4,200 sq. ft. 
structure with four service bays and a small administrative office.  She presented the zoning map, 
an aerial map, the site plan, a rendering of the proposed structure, and site photos. She reviewed 
the standards for approval: 
 

1. Staff does not have enough information to determine the impact on the public health and 
safety of the proposed semi-truck repair. A business plan has been submitted stating semi-
trailers will not be transported onto the site. Staff will need to review a truck and vehicle 
circulation plan to ensure the site provides safe ingress and egress.  
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2. The existing Comprehensive Plan recommends this site for commercial uses. The proposed 
zoning district classification and use of the land is not reasonably necessary for the public 
health or general welfare, nor does it provide an essential service to the community or 
region.  

3. Staff does not have enough information to determine if the proposed use will have an 
impact on the property values of the neighbors. The proposed use is not in compliance with 
the 2005 Comprehensive Plan, which recommends this lot for commercial use.   

4. Staff finds that the proposed zoning district classification and use of land will not be in 
harmony with the scale, bulk, coverage, density, and character of the area of the 
neighborhood in which it is located.   

5. The proposed zoning district classification and use of the land are appropriately located 
with respect to transportation facilities, utilizes, fire and police protection, waste disposal, 
and similar characteristics. 

6. Staff does not have enough information to determine if the proposed use will cause undue 
traffic congestion or hazards. More information is needed during the site plan process 
including a vehicle circulation plan. 

 
Ms. Holt stated that staff finds to amend the zoning map is not adequately justified and does not 
meet the standard of review. Staff recommends denial of the proposed rezoning.   
 
Mr. Hairston asked what was the former use of the property. Ms. Holt replied it was a bar. He 
asked if staff noted if there were any plans to the industrial parks to the north. Ms. Holt stated not 
at this time. They are beginning to look at their land use plan, which Mr. Burkholder will cover at 
the next meeting.   
 
Mr. Kamryn Kamibo (sp?) took the oath to give sworn testimony. He stated that this business will 
not bring a truck stop. Concerns to traffic is a bit off because they will not have trucks with trailers 
coming into the lot. He stated there will only be four trucks at the lot with a maximum of three 
days. It is not a big industrial business. He is unsure how the water that runs underneath will affect 
the public health. He asked if it does affect, what are the ways to avoid the effect. In regard to 
affecting surrounding properties, their goal is to bring a small business to the area on a property 
that is not being used. They will try to hire 10 – 15 employees. He stated with bringing business 
and paying taxes their goal is not to decrease the value of residential. If there is a risk in any way, 
he would like to work with the city to avoid the risks and what steps they can take. Chairman 
Denning stated before they can address that they need to determine what the commission decides.  
 
Discussion was held on how many trucks would be on the property and if trucks would be outside. 
Mr. Kamibo stated that three would be in the bays and only one would possibly be parked outside.  
 
Mr. Hairston asked if they would be willing to work with the staff on the requirements of the items 
that did not have enough information. Mr. Kamibo replied absolutely. 
 
Mr. Asman Iskandar (sp?), Huber Heights, OH, took the oath to give sworn testimony. He stated 
he has known the owner (Mr. Ibragim Mukadim) for 30 years, and that he is the owner of Dayton 
Truck Services. He stated that business had been out of business for 20 years. He bought the 
building, spent almost $1.0 million, built the building and now has 45 people working there. He 
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brings business from Cincinnati and Middletown and has three big repair shops for truck parking 
like 60 trucks. The owner worked for him and he knows how responsible he is and is trying to help 
him get into business. He stated that trailers can park on his yard and the trucks on his property 
can go be repaired by the owner’s business. He added that the property will look nice and will 
bring in taxes. He will work with him.  
 
Mr. Hairston stated one main concern is not being against the project, but there was not enough 
information for determination of health and safety. The area has some underground things that are 
important to the city so they want to make sure health and safety is protected. If it is not approved, 
he would like for him to continue to work with staff to make sure the concerns are taken care of 
and are all covered, reviewed, and gone through proper steps to later bring it back to the 
commission. Mr. Kamibo asked if he got with the public health and works with them; would it be 
more helpful. Ms. Holt stated there is a source water protection program and she sent a link to the 
applicant. They have resources and guides to help new businesses located in source water 
protection areas.  
 
Chairwoman Denning stated she was concerned about changing zoning in that area; a majority of 
the area is B-2. She is also concerned about the water protection area. Previous cases required 
rather large studies to be done. This business would deal with semis and gas, oil, and things like 
that making the study extremely important for the commission to make a good decision for the 
entire community and surrounding communities. She lives in that area and knows how busy the 
intersection is. Even without the trailers on the trucks, she is concerned about semis going through 
that intersection and could create a dangerous situation. The traffic study would be vital in this.  
 
Chairwoman Denning closed the public hearing. 
 
Mr. Hairston motioned to approve the zoning map amendment of Case #21-0020, 4707 Old Troy 
Pike (Parcel ID#I39 00803 0012) – A Rezoning from B-2 General Business District to I-1 
Industrial District. The motion did not receive a second; motion died.  
 
Chairwoman Denning motioned to deny the application for the proposed zoning map amendment 
of Case #21-0020, 4707 Old Troy Pike (Parcel ID#I39 00803 0012) – A Rezoning from B-2 
General Business District to I-1 Industrial District. Mr. Owens seconded the motion. Roll call went 
as follows: Mrs. Denning, yes; Mr. Owens, yes; Mr. Hairston, yes; Mr. Rodgers, yes; and Mr. 
Vazquez, yes. Motion carried.  
 
Chairwoman Denning stated to the applicant they would need to work with staff on any next steps. 
 

B) Case #21-0025 – Conditional Use – 4901 Linden Avenue (Parcel ID#I39401506 
0005) – A Conditional Use application to allow the operation of a pet boarding 
facility.– Public Hearing 

 
Chairwoman Denning opened the public hearing for Case #21-0025. 
 
Ms. Holt stated this is for a conditional use application to allow the operation of a pet boarding 
facility. She started the site was a former bowling alley, Pla*Mor, and it is not located in a source 
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water protection area. The proposal is to retrofit the existing building into a pet boarding facility 
that offers doggie day care, individual and group dog training classes, and pet owner education. 
The applicant submitted a similar request in 2020, which was approved with conditions. This 
application expired due to unmet conditions within the 12-month time frame. Staff sent a 
notification of the expiration to the applicant. She presented the zoning map, an aerial map, the 
site plan, and site photos of the property and surrounding area.  
 
She reviewed the nine standards for approval of conditional uses: 
 

1. The conditional use is a use that may be permitted with conditions int eh District for which 
it is proposed. It is permitted within a minimum of 50 ft. from any residential; the site is 
80 ft. from R-2 property. 

2. This proposal will meet the specific and general objectives of the UDO. One goal is to 
encourage commercial, office, and industrial development in order to provide a diverse and 
strong tax base. The proposal meets the goal. 

3. The proposal is in character with existing area; the applicant has remodeled an existing 
structure. 

4. The conditional use will not be hazardous to nor unreasonably disturbing to existing or 
future neighboring use since the outdoor areas will be screened.  

5. This is an existing structure and will be adequately served by the existing infrastructure 
and current services available to the site. 

6. The proposed use, pet boarding facility, will not create additional requirements at public 
costs or harm the economic welfare of the community.   

7. The subject site is located in the B-2 General Business District and its operations are 
consistent with the commercial corridor. It does not involve any uses, activities, processes, 
materials, equipment and conditions or operations that will be detrimental to any person, 
property, or the general welfare. 

8. The pre-existing vehicular approaches to the property will not be altered and not interfere 
with the traffic on the public streets.  

9. Staff has not identified any such natural, scenic, or historical feature of major importance 
on or near the site which will be impacted by the proposed pet boarding business. 

 
Ms. Holt stated that staff recommends approval of the conditional use with the following 
conditions: any changes to the approval plan must be approved by the planning commission; buffer 
all outdoor animal runs or exercise areas from the Linden Avenue public right-of-way using 
fencing and/or landscaping; apply for and obtain certificate of occupancy (building and zoning); 
and obtain a temporary use permit for all outdoor events.  
 
Mr. Hairston asked about the outdoor events and the temporary use permits. Ms. Holt stated the 
applicant will expound on that. Mr. Hairston stated he will have to abstain from voting as he just 
enrolled his dog at that facility. 
 
Mr. Matthew Bohn, 4901 Linden Avenue, took the oath to give sworn testimony. He stated that 
he misunderstood some things and was unaware of the additional forms to fill out. With the help 
of Ms. Holt all that has been corrected. Regarding outdoor events, he just returned from a dog 
diving competition in Iowa and that is an event he would like to bring to the area. It will bring 
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outside competitors and visitors to Riverside. The events will be three-day events. He used to help 
out with the mid-west outdoor expo with the event there, but they are looking to do this specifically 
at their facility. They will be courteous and cautious with neighbors around them. They hope to 
bring people in to Riverside.  
 
Chairwoman Denning closed the public hearing. 
 
Mr. Rodgers motioned to approve Case #21-0025, 4901 Linden Avenue (Parcel ID#I39401506 
0005) – A Conditional Use application to allow the operation of a pet boarding facility with the 
conditions stated by staff. Mr. Vazquez seconded the motion. Roll call went as follows: Mr. 
Rodgers, yes; Mr. Vazquez, yes; Mr. Hairston, abstain; Mr. Owens, yes; and Mrs. Denning, yes. 
Motion carried.  
 
OLD BUSINESS/DISCUSSION ITEMS:  
 
      A) Bylaws – Mr. Rodgers stated he would have liked to have seen tracked changes from 
the original draft to the current draft. It would be easier for him to compare otherwise he will need 
to have his notes in front of him to compare. Chairwoman Denning asked if they could have the 
original copy and explained how they could view the changes. Mr. Rodgers stated she could use 
the tracking changes in Word. It will be easier for them without having to re-read the entire 
document.  Ms. Holt stated she could do that for them. 
 
 B) Text Amendment Priorities – Chairwoman Denning provided a spreadsheet on topics 
they need to cover and to assign research activities to commission members while reviewing their 
UDO and comparing to other cities. She explained they want to continue to review the UDO so 
they provide the best service to the community. Commission members selected topics to research. 
Ms. Holt stated she would share their research with the consultants for the land use plan so they 
can see where the city is thinking about going with the code. Chairwoman Denning stated that as 
they get their research to send Ms. Holt a copy along with herself so she can be prepared for what 
they are discussing.  
 
Ms. Holt stated they are looking to start their land use plan. They don’t have an official kick off 
date, but once they do, they will share it. It will take a lot of staff time. Council did approve the 
amended fee schedule that will take affect November 8, 2021. Chairwoman Denning asked they 
all be provided a copy via email. Chairwoman Denning stated with holidays coming, their research 
may come around the first of the year. Ms. Holt stated it may take six to eight months to research 
to make sure it fits the community. Chairwoman Denning stated a few need to come before spring 
as people begin to start projects. Ms. Holt stated if that is possible; she would rather have the good 
legislation on the books and not rushed. Chairwoman Denning stated there are a couple that need 
done in the best interest of the residents. They have a good commission and can make some things 
happen. 
 
MATTERS BY COMMISSION: Mr. Owens stated that early voting is going on now. It is open 
8 am to 5 pm, Monday through Friday, this week, and next week 8 am – 7 pm. There will be 
Saturday hours and Sunday hours as well.  
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Chairwoman Denning asked Mr. Owens if he would be present for the next meeting on November 
15, 2021. Mr. Owens indicated he should be present. All members indicated they should be able 
to be present. 
 
ADJOURNMENT: Mr. Hairston motioned to adjourn. Mr. Rodgers seconded the motion. All 
were in favor; none were opposed. The meeting was adjourned at 7:25 pm. 
 
 
 
 
 
_____________________________________      ______________________________________ 
Chairwoman             Date 


