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City of Riverside 
Planning Commission Meeting 

 

November 15, 2021 
 
Members Present: Julie Denning    
   Jonathon Hairston 
   David Owens 
   Anthony Rodgers  

Harold Vazquez 
 
Others Present: Nia Holt, Zoning Administrator  
   Gary Burkholder, Community Development Director 
   Josh Rauch, City Manager 
   Pete Williams, Ex-Officio 
        
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.  
 
Chairwoman Denning reminded attendees if they wished to speak there were slips in the back of 
the room to fill out to correctly record speaker name and information for the record. 
 
APPROVAL OF MEETING MINUTES: Mr. Rodgers motioned to approve the minutes of the 
October 18, 2021 meeting. Mr. Hairston seconded the motions. All were in favor. Motion carried. 
 
PUBLIC HEARINGS:  
 

A) Case #21-0018 – Zoning Map Amendment – Clarewood & Glendean Avenues 
(Parcel ID#I39 00110 0007) – A Rezoning from R-3 Medium Density 
Residential to R-4 Multi-Family Residential. – Public Hearing 

 
Chairwoman Denning opened the public hearing for Case #21-0018.  Ms. Holt took the oath to 
give sworn testimony. 
 
Ms. Holt stated the site is a large parcel located between Clarewood and Glendean Avenues. It is 
within the Source Water Protection Area 1-Year boundary and the rear of the property is covered 
by a flood plain. The property consists of a large field and wooded portion along the north and 
west edges of the property. The majority of the wooded area was an unregistered landfill until the 
1960s. A Phase I Environmental Assessment indicated there was an orchard on the site at one time. 
The study has been submitted by the applicant. The report indicates there are two recognized 
environmental conditions (REC). A REC is defined as the presence or likely presence of hazardous 
substances or petroleum products in, on, or at a property due to any release to the environment, 
under any conditions indicative of a release to the environment, or under the conditions that pose 
a material threat of a future release to the environment. This will be reviewed more during the site 
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plan phase. The proposal includes 116 units made up of 18 buildings and will be a combination of 
eight unit and four unit attached townhouses. She presented the zoning map, an aerial map, a flood 
plain map (northern and western edges are in the flood plain), the conceptual plan, and site photos 
along with adjacent properties. She reviewed the standards for approval: 
 

1. The applicant has submitted a Phase I environmental report for the site which indicates 
there are two RECs on the site based on the unregulated landfill and the pesticides from 
the orchard. The site is located in the Source Water Protection Area and the rear portion is 
located in the flood plain. Staff will further review during the site plan process.  

2. The existing Comprehensive Plan recommends this site for residential uses. Staff 
recognizes the need for more housing due to the nationwide housing crisis which has 
impacted many communities.  

3. Staff does not have enough information to determine if the proposed use will have an 
impact on the abutting property values.  

4. Staff finds that the proposed zoning district classification and use of land will be in 
harmony with the scale, bulk, coverage, density, and character of the neighborhood. There 
is a mixture of single family and multi-family in the area. The R-4 zoning district allows a 
maximum of 10 units per acre for this site, 143 units are permitted. The UDO would not 
allow the applicant to apply for variances or waivers to increase the density.  

5. The proposed zoning district classification and use of the land are appropriately located 
with respect to transportation facilities, utilities, fire and police protection, waste disposal, 
and similar characteristics. The site is currently vacant and only served by well and septic. 
The proposed development will need to supply the appropriate water and sewer systems to 
support the new residential units. The service department will require two UDO compliant 
drives for proper site circulation. Additionally, the fire department will also require 2017 
Ohio Building Code and 2017 Ohio Fire Code compliant hydrant locations, fire flows, 
driveway specifications to facilitate emergency ingress and egress access for fire 
department, EMS, and fire apparatus. 

6. Staff does not have enough information to determine if the proposed use will cause undue 
traffic congestion or hazards. A traffic impact study may be required during the site plan 
phase. 

 
Staff finds the requested zoning map amendment is adequately justified and meets the standards 
for approval. Staff recommends approval of the proposed rezoning.   
 
Mr. Todd Pultz, 4126 Linden Avenue and owner of the property, took the oath to give sworn 
testimony. He stated that with the full room many may not be in support of this project, but it is 
this type of engagement that has him want to live and develop in the city. He is sensitive to the 
concerns of the community, which is why a lot of thought has been put into the project. As an 
investor and realtor, he is consistently tasked with finding the highest and best use for properties 
and sometimes that is a challenge and the process slows down until they can find what they believe 
is the best use for the property. He purchased the property over a year ago and slowed down due 
to COVID-19, but believes this is the best use and needed in the community. The community has 
a ‘missing middle’ for housing: multi-family, duplexes, and quads. There is a housing shortage in 
the country for approximately four million units. Interest rates are low so buying leverage of people 
is extremely high and the housing market is strong. In the housing market townhomes continue to 
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rise. He heard some comments on a news story before the meeting where someone asked who 
would want to pay $250,000 - $300,000 for a home in Riverside when they can buy a home in 
Beavercreek or elsewhere. That is one of his biggest frustrations in the city. Too often they 
underestimate the greatness of the city and what the city offers. Riverside has a housing shortage 
itself; inventory is very low. People have to and are forced to choose Fairborn, Beavercreek, and 
Huber Heights. Developments like this allows them and the city to attract people to live in the city. 
Their price range is $250,000 - $300,000 depending on how the market is and supply costs. Many 
people would buy small 1,400 – 1,600 sq. ft. townhomes such as the millennials in their late 20s – 
early 30s. The term ‘missing middle’ was coined by a developer out of the Oakwood Company on 
the west coast. These are the type of sq. ft. plans people are looking for. They are a good entry 
level home. A project like this with 116 homes would give them the opportunity to attract residents, 
some of who may go on to buy elsewhere in the city like Brantwood. The Brantwood development 
was one of the last developments in the city that was underestimated and all those homes cost over 
$200,000. He stated one of the homes that originally sold for $215,000, two years later, sold for 
$295,000. Homes in newer communities tend to appreciate. Riverside has a lot of older homes and 
it makes sense to bring in some newer homes. He is concerned with the residents and their concerns 
and will work with the staff to bring an exceptional product to the city. In that area, there are 
benefits to the homeowners. The homes in the area are under $100,000. These coming in at 
$250,000 - $300,000 will appreciate in their equity. He understands a new development may not 
be what they want to see, but there will be positive things that come from this type of development.  
 
Mr. Owens asked if it was to remain an R-3, how many lots could they plat. Mr. Pultz stated he 
had not platted that out, but it could be between 47 – 53; he has not measured it. He added that in 
the current environment, single-family homes do not make sense for them due to costs.  
 
Chairwoman Denning stated that for public comment individuals need to fill out a form and when 
they are called to speak they will state their name and address for the record.   
 
Ms. Dawne Williams, 755 Glendean, stated her property abuts the proposed development and it is 
not something she wants to look at every morning. Her husband and his mother have lived in that 
house for 30 – 35 years; if they would have known something like that was moving in there, they 
wouldn’t have stayed this long. They have problems from the apartments at Yorktown and others 
in the area, and there aren’t enough police to take care of those problems. She has had drug addicts 
in her back yard that they have held by pistol until police arrive. She does not care what the cost 
of the units are; it will bring riff-raff. It is more people that Riverside can’t handle. There are also 
parking issues. Cars are to be parked the direction of traffic; they park the opposite way. Nothing 
gets done. People continually turn around in their driveways causing wear and tear on their drive 
aprons that they pay to repair. The sewers and water systems can’t handle it. She stated if planning 
commission approves this they can buy her property, too, as she will be moving out.  
 
Ms. Diana Wood, 660 Glendean Avenue, stated that her husband and she have lived many places 
around the world as her husband was in the military and are well acclimated to different types of 
dwellings. She stated a website referred to Riverside as an area with a unique country-village 
combination and that is the reason they have moved there. She commented that adding an R-4 
zoning will need a lot of well-planned forethought. The infrastructure isn’t in place right now and 
funds will have to come from somewhere in Riverside’s budget for an increased police force, fire 
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department, water and sewer, widening additional roads, and school staff for additional children. 
She stated these expenses will not be felt by the developer but by the residents. Once the 
development is in place, years of maintenance will follow. After reviewing the budget, she stated 
if they don’t have the funding now for infrastructure to existing residents, how will they provide 
services to 116 new families. She added that Clarewood neighbors still need help with flooding 
after a heavy rainfall. Riverside has many options for housing: senior living, mobile home parks, 
houses, apartments for rent. Yorktown has already caused street parking issues; some Yorktown 
residents are parking in non-parking areas making Glendean almost impossible for two-way traffic. 
She asked what would happen when they have a need for emergency vehicles and there was not 
enough room. They moved to the neighborhood 16 years ago and researched that the land was 
zoned for one-acre lot housing. They were told the EPA concerns prevented developers from using 
the land and asked what has changed. She asked the planning commission to help them maintain 
a little bit of country living in the city.  
 
Dr. John R. Wood, 660 Glendean Avenue, stated that he lives directly across the street from the 
proposed development lot. He stated that Riverside has approximately 25,000 residents within nine 
sq. miles. He stated there are 348 rental properties vacant and available in Riverside according to 
the Internet, and the median price of homes is $90,000. It is quite a bit different for a townhouse 
in a new development. As a retiree, he is not looking for stairs so retirees are not looking for a 
townhouse; they are looking for a ranch. He would be very open to ranch houses on the proposed 
site. Families will be looking for yards for kids and not an apartment or townhouses. He is not 
seeing a lot of parking for two plus cars per unit, which means they will be parking on the street 
making access more difficult in and out. Glendean Avenue has a lot of cars from Yorktown parking 
on the street making it one-way traffic. When a school bus comes up a person has to wait for it to 
go by. Adding 116 families with at least two cars per unit will create a lot more traffic on a road 
than it is made for. He added that the elementary school put in their sewer lines through their 
property into the Glendean Avenue sewer line and has maxed out that line. The Air Force won’t 
let them tap into their sewer lines as they just updated theirs recently. He added with 116 more 
families that will probably require another police officer and another firefighter. The flood zone in 
the back, the dump area, have all raised questions. He is more open to single-family units. 
 
Mr. Ben Newell, 630 Glendean Avenue, stated he bought his property across the street from the 
proposed site nearly 12 years ago and has lived in Riverside all his life. He stated that they have a 
combined thousands of years of people in a residence of Riverside who do not want this. He stated 
that it isn’t just the immediate residents but anyone close to the street that does not want this. He 
discussed staffing and budget for the problems that this will create and not the benefits this 
development will create. He feels that needs to be addressed.  
 
Mr. Gene Miller, 4842 Northcliff Drive, stated he opposed the development. He asked the planning 
commission not to recommend this zoning change because of the increase in traffic, noise, and 
high-rental density rate in Riverside. He is concerned with the environmental concerns of the dump 
site along with losing green space. He stated the Urban Institute did a study that found that homes 
in places with more than 30% saturation in properties that were renter occupied sold for less 
money. He stated Montgomery County Affordable Housing Office shows the rental occupancy in 
Riverside is at 46%. He discussed the rental density being too high in Riverside and decreasing 
property values. He added it will be a negative impact on the community.  
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Ms. Rebecca Bryant, 4710 Fairpark Avenue, stated she opposed it as she has the same concerns as 
others. Parking is a problem on the Glendean already. Everyone has to pull over and wait. She 
named other streets that have a parking problem nearby and, in the winter, snow gets pushed over 
making it more difficult. People do U-turns and park the other way and it is such an issue.  
 
Mr. Doug Bowen, 487 Glendean Avenue, stated he lives next to the last house on the street and 
are down the line of the Wright-Patterson fence. He stated that kids who come down to the road 
where the creek is and will throw stuff in yards and over the fence at Wright-Patterson. He stated 
that there are so many kids that do not have respect for anyone or anything and if they allow 
another complex in the area, then it will increase the problems from the people coming in there. 
He added that his family has lived at 487 Glendean since 1943. All types of people have been in 
that plat and they do not want another group of people like the ones going towards Springfield 
Street. He stated it will cause a whole lot of problems.  
 
Mr. Thomas Lemke, 4439 Clarewood Avenue, stated he is opposed to the development. He drives 
a school bus and agreed with those who commented on the road being tight and difficult to 
maneuver. There is a flooding problem as everything goes downhill onto Clarewood. He has a lake 
in his front yard from this. The creek doesn’t hold up to the water amount they get now. Adding a 
flat concrete pad will have to drain somewhere, which will lead to the plat. He stated there will be 
more problems with the school system and busing as they are at capacity. They will add problems 
with neighbor kids; there are issues with 4-wheelers and ATVs. Kids get into things they aren’t 
supposed to including the creek. He added that the police already have a lot to cover and there is 
only so much they can do. He stated there will be drug problems brought to the area as well. There 
will be too many cars added that will cause an increase of problems and make current residents 
leave. He commented that no one in that area is going to pay $250,000 for a townhouse and the 
developer will have to bring the prices down to income-based housing, and they will get people 
they don’t want.  This is not what the residents of Glendean or Clarewood want.  
 
Ms. Linda Kauppila, 4760 Fairpark Avenue, asked if these would be apartments, townhouses, or 
single units as she could not hear. Ms. Holt replied they would be townhouses, but Mr. Pultz did 
mention ‘missing middle’ housing so that could change. Ms. Kauppila asked if it would be 
subsidized housing. Ms. Holt stated after everyone has spoken the applicant will come back and 
address some of the questions. Ms. Kauppila stated her concern is what happens after they tell 
them they don’t want this development. The community is quiet and they don’t want what has 
happened at the end of Glendean and Springfield Street to tear the neighborhood apart. She asked 
if the EPA has been contacted about the landfill as there would be a problem with human health, 
public safety, the environment, and contamination of water. She is not in favor of the development.  
 
Mr. Mark Akers, 4517 Fairpark Avenue, asked if the units can be switched to low income after 
they are built. He stated his street has a pond and he has called the city about that numerous times. 
He asked if there would be more than one entry or exit other than on Glendean.  
 
Chairwoman Denning asked the applicant to come forward and address any of the questions. Mr. 
Pultz stated he appreciates the comments from the community and that he is not an outside investor 
as he lives in Riverside and does care. The proposal is the units are for sale and not rent. It will not 
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be like Yorktown or Timber Ridge apartments. These are $250,000 - $300,000 for sale townhomes. 
If the R-4 zoning is passed, the plan could change, but that is not their intention. The plans still 
would have to come before the planning commission. Their market research has shown that for 
sale townhomes is what is needed in the community. These are not low-income or subsidized 
housing and that is not their intention. They want to help property values increase. These are not 
rentals. They have done a Phase I environmental study and at this point is the most developers will 
do. Over the course of the plan, they will have to do Phase II and Phase III. They can’t develop if 
there are environmental concerns. This will be addressed with the city and the environmental 
studies they need to do. He stated on the question of what will happen if no one can afford the 
townhomes, they cannot lower the price because then they can’t afford to build them. They do not 
have any concern on selling these townhomes for $250,000 - $300,000. This is a $30 - $35 million 
investment. A lot of funds come in for this and they would not take on this type of leverage and 
put themselves in a position where they have to come out with $30 million. Research shows they 
can sell these at this price point in this area. The city needs housing. He stated they provided a 
basic site plan with two entries/exits on Glendean. As they get into development, there will be 
engineering and traffic studies along with the city’s engineering firm looking over the plans. 
Traffic, sewer, storm water and other concerns will get addressed. The developer doesn’t tell the 
city what they are going to do; the city tells them what they want to see happen and what has to 
happen to protect the neighborhood. At the end of those studies they may not be able to do it, but 
they are willing to take that chance.  
 
Mr. Hairston stated this isn’t approval for the site plan, but for the rezoning. The site plan still has 
to come back for review.  
 
Mr. Rodgers asked if the project does get approved, will it be built in phases or all at one time. Mr. 
Pultz stated this is early on with the planning, and based on prior projects it would be a phased 
project. There would be multiple phases and testing the market as well. The phases would be where 
they do make a gorgeous project at the end of each phase.  
 
Chairwoman Denning closed the public hearing at 7:27 pm. 
 
Mr. Hairston motioned to make a recommendation to city council to approve the zoning map 
amendment of Case #21-0018, Clarewood & Glendean Avenues (Parcel ID#I39 00110 0007) – A 
Rezoning from R-3 Medium Density Residential to R-4 Multi-Family Residential. Mr. Rodgers 
seconded the motion. Roll call went as follows: Mr. Hairston, yes; Mr. Rodgers, yes; Mrs. 
Denning, yes; Mr. Owens, yes; and Mr. Vazquez, no. Motion carried.  
 
Chairwoman Denning stated that this will go to city council for approval. 
 
OLD BUSINESS/DISCUSSION ITEMS:  
 
      A) Bylaws – Chairwoman Denning stated there was a copy of the revisions provided. Mr. 
Rodgers thanked them for the tracked changes. Discussion was held on the agenda layout and how 
it is listed in their bylaws. Mr. Rodgers stated the notification of non-attendance at a meeting did 
not address an emergency situation or a last-minute situation. He stated there are some times where 
notification may not be the Thursday prior; he asked that they add a section for emergencies. He 
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stated under absences they discussed before a person has been absent from three regular meetings 
versus three meetings. The word ‘regular’ was not included from the earlier discussion. He asked 
if there is a distinction between excused or unexcused absences. Discussion was held on unexcused 
absences. Mr. Rodgers stated on page nine it says ‘city zoning administrator’ but throughout it just 
says ‘zoning administrator’ so to be consistent should strike ‘city’. Comment was made after those 
updates were made they could move forward to approve at the next meeting or in January.  
 
 B) Text Amendments – Chairwoman Denning stated at the next meeting they want to 
review what everyone has been working on and establish a work session in January or February to 
hash things out. Mr. Vazquez asked for a copy of the spreadsheet. Chairwoman Denning asked if 
they could make photocopies. Ms. Holt stated after the meeting is over she can make copies.  
 
ZONING ADMINISTRATOR:  
 

A) December Meeting – Discussion was held that the meeting would remain on December 
20 and not be moved to December 13.  

 
B) Draft 2022 Meeting Schedule – Discussion was held on the dates being moved in 

January and February to a Wednesday. Ms. Holt stated the dates would be January 19, 2022 and 
February 23, 2022.  

 
C) Planned Unit Development (PUD) – Ms. Holt stated they spoke earlier this year about 

it, and they have been directed by city council to bring that back to the planning commission. She 
stated they will review information they gathered earlier this year and put that ahead of some of 
the text amendments. The PUD will take priority over text amendments.  
 
MATTERS BY COMMISSION: Mr. Owens stated it is good to see the progress at Airway and 
Woodman. Chairwoman Denning added it is bigger than expected even after seeing the plans.  
 
Mayor Williams thanked the staff for the extensive report and the planning commission for taking 
the case as diligently as they did.  
 
Mr. Josh Rauch thanked staff for their hard work and for the hard work the planning commission 
does to develop the city and move forward.  
 
Mayor Williams asked if the Planning & Zoning Workship at Sinclair still happening in person 
this year. He stated it is valuable to attend and is held on the first Friday in December. Ms. Holt 
stated she will see if it is happening or if it is virtual. It meets continuing education requirements. 
 
ADJOURNMENT: Mr. Owens motioned to adjourn. Mr. Vazquez seconded the motion. All were 
in favor; none were opposed. The meeting was adjourned at 7:48 pm. 
 
 
_____________________________________      ______________________________________ 
Chairwoman             Date 


