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City of Riverside 
Planning Commission Meeting 

 

February 23, 2022 
 
Members Present: Julie Denning    
   Jonathon Hairston (arrived at 6:47 pm) 
   David Owens 
   Anthony Rodgers (arrived at 6:48 pm)  

Harold Vazquez 
 
Others Present: Nia Holt, Zoning Administrator  
   Joshua Rauch, City Manager 
   Katie Lewallen, Clerk of Council 
        
CALL TO ORDER: The Planning Commission meeting was called to order at 6:32 p.m. 
Chairwoman Denning stated that both Mr. Hairston and Mr. Rodgers had informed her that they 
would be delayed and expected both to arrive shortly.  
 
ROLL CALL: Mrs. Denning, present; Mr. Hairston, (6:47 pm arrival); Mr. Owens, present; Mr. 
Rodgers, (6:48 pm arrival); and Mr. Vazquez, present.  
 
APPROVAL OF MEETING MINUTES: Mr. Owens motioned to approve the minutes of the 
January 19, 2022 meeting. Mr. Vazquez seconded the motions. All were in favor. Motion carried. 
 
PUBLIC HEARINGS:  
 

A) Case #22-0002 – Waiver – 7537 W. Hyland Avenue (Parcel ID# I39300201 0007) 
– Waiver requests to allow the combined accessory structures’ footprint to 
exceed that of the principal structure. – Public Hearing 

 
Ms. Holt stated that this is a design standard waiver request as regulations state that the total floor 
area of all accessory buildings and structures on a single family or two-family residential premises 
shall not exceed the principal structures footprint square footage. She presented an aerial map of 
the parcel, which is over four acres, and indicated that the accessory structure will be located on 
the west side of the property. The accessory building will be over 3,000 sq. ft. A variance for height 
has already been issued by the BZA. She presented the site plan and site photos of the property 
and properties adjacent. She stated there is already existing vegetation so the structure will be 
screened from the neighbors. There are also similar structures in the neighborhood. Staff finds the 
waiver is adequately justified and recommends approval.  
 
Chairwoman Denning opened the public hearing. The applicant, Mr. Jim Swanson, took the oath 
to give sworn testimony. He stated he has done his due diligence. There is an easement near where 
he wants to put the structure and he has spoken to an engineer at the sanitation department and he 
gave him his recommendation on how far to stay away from the easement even though he is legally 
allowed to build up next to it. He hired a surveyor and had it plot as to where the building will be 
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to make sure he is a safe distance from the easement and a substantial distance from the road. He 
plans to maintain the vegetation so that it is not an eyesore.  
 
Chairwoman Denning closed the public hearing. 
 
Mr. Vazquez motioned to approve the waiver for Case No. 22-0002, as presented. Mr. Owens 
seconded the motion. Roll call went as follows: Mr. Vazquez, yes; Mr. Owens, yes; and Mrs. 
Denning, yes. Motion carried. 
 

B) Case #22-0003 – Zoning Map Amendment – 4555 Northern Circle (Parcel ID# 
I39 00802 0033) – A rezoning from R-1 Low-Density Single-Family Residential 
District to R-03 Medium-Density Residential District. – Public Hearing 

 
Chairwoman Denning stated this case is strictly on the zoning and nothing else. They will discuss 
rezoning from an R-1 District to an R-3 District. 
 
Ms. Holt stated that the rezoning from an R-1 to an R-3 is taking larger lots and making them into 
smaller lots; both have residential uses. She presented an aerial map of the subject site. She 
amended the staff report that said 82 lots are proposed; it is 84 lots. The current use of the property 
is agricultural. The applicant is proposing the property into 84 lots, one-story ranch homes. She 
presented a zoning map. Huber Heights is to the north and Dayton is to the west. Dayton will have 
a similar development as the applicant is working with Dayton on that portion of the property. She 
presented the site plan. Ms. Holt stated that there will be no direct access on Northern Circle; only 
emergency access. She presented site photos of the property and exiting structures on the site and 
in the neighborhood. Staff finds the zoning map amendment is adequately justified and meets the 
standards for approval. Staff recommends approval of the proposed rezoning. In addition, the 
Comprehensive Plan recommends this site for residential uses. Ms. Holt stated that staff will 
coordinate with the developer during the subdivision phase to address citizen’s concerns. She did 
receive calls from concerned parties about traffic, flooding, property values, and any plans for 
screening the new development.  
 
Chairwoman Denning asked if zoning had already been done in Dayton. Ms. Holt stated that 
Dayton rezoned the area from Industrial to Residential already. They have a PUD.  
 
The applicant, Mr. Lance Oakes, presented the single-family subdivision to the planning 
commission. He provided an overview of the site stating it is surrounded by residential to the north 
and south with Thomas Cloud Park to the east. They are currently under contract and going through 
the approval process with Dayton, 167 smaller lots coming in off of Needmore Road. On the 
Riverside portion, there is a stream and they do not want to impact that. The Riverside portion is 
located off of Northern Circle; they didn’t feel it was appropriate for an entrance to come out there. 
The number of upgrades needed for additional traffic would have been considerable and not 
economically feasible. Emergency access will still accomplish the purpose for that. He presented 
a chart comparing R-1 to R-3 and what they are proposing. He stated they are looking to put a 
pedestrian walking bridge to Thomas Cloud Park as well as a walking path; they just need to get 
park approval. He stated they will build the emergency access road to the Riverside Fire 
Department standards and will have a breakaway gate installed per the fire departments 
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requirements. There will be no public access to Northern Circle from that lane. He stated they 
would be adding a watermain extension to be a good neighbor that will positively impact the area. 
He presented the lifestyle product renderings, a downsized home from around 1,200 – 1,800 sq. ft. 
There is less yard and more house; there is not a lot of market for this. These homes are ranch. The 
price point will be high $300,000 to low $400,000.  
 
Mr. Vazquez asked if the Dayton lots were smaller. Mr. Oakes stated they were; the zoning for 
Riverside doesn’t allow for that so he did not request smaller lot sizes.  
 
Chairwoman Denning opened the public hearing. She asked that a form be filled out and turned in 
to Ms. Holt so that she can call people to the podium. She stated that each person gets three minutes 
to speak and reminded residents that the topic is just on the zoning from an R-1 to an R-3. 
 
Mr. Dale Wilsdon, 4586 Northern Circle, took the oath to give sworn testimony. He stated that 
they have a problem with certain people getting letters and others not. They are not a divided 
community just because they are within 300 feet of access. He is concerned why some didn’t get 
letters. It makes it difficult to come to the meetings without information. He stated he discussed 
that with Ms. Holt. It seems they are trying to whitewash and throw them under the bus. He stated 
they are united and each one of them on Northern Circle are involved. There will be traffic issues, 
flooding issues. He stated that stream will not work for Riverside. They have a lot of issues there. 
Each of them has concerns. They will not have the access, but they will be affected by the amount 
of homes, 240 homes on 70 – 75 acres. This is not going to work.   
 
Mr. Stan Grizzell, 4696 Gary Drive, took the oath to give sworn testimony. His concerns are 
similar to the neighbors behind him: loss of privacy, loss of property value (due to loss of privacy), 
increased crime rate, increased traffic flow, displaced wildlife, excess litter, and many other things. 
The primary concern is the size of the lots. The lots are not commensurate with everything else in 
the neighborhood. They are small and it doesn’t flow with the community as it is. He added that 
the drainage issue is a big issue as well. They have no way to catch runoff water; they are all on 
wells and septic. He asked how will that affect their systems. He stated they have their issues now, 
he asked if this will increase it and make is worse. Once it is built, it is already a done deal. There 
will be no recourse after that. He added that it is agricultural now and wildlife will be displaced. 
Additionally, the aquatic life in the stream will be impacted. He stated there will be an increase in 
crime. He knows if he looks out the window at midnight and sees someone walking they are not 
supposed to be there. With the addition of the homes, the traffic will be immense. He stated he 
very infrequently has to pick up litter. Without a partition separating their neighborhood from a 
new development, they will have pollution, screaming kids, barking dogs, etc… The reason he 
lives where he lives with no amenities and pays his property taxes is because he likes to be left 
alone. They seldom see a cop; they have no fire hydrants. He realizes some of this can be corrected, 
but adding that volume of homes is too much. They need to keep current zoning and lots 
comparable to what is already there, acre lots if they are square. What they are proposing doesn’t 
subtract for the roads, common areas, sidewalks, and other stuff. It is too much for that area.  
 
Mr. Richard Wacht, 4640 Northern Circle, took the oath to give sworn testimony. He stated he 
was one of the households that did not receive notice. He stated it seems like they were trying to 
keep this a secret by not notifying everybody. By not receiving a letter it seemed to be on the shady 
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side. He has a parcel that is about an acre. That means he would have a house in his front yard and 
a house in his backyard, and he doesn’t want that. He is sure most if not all the rest of the owners 
don’t want that as well. He doesn’t think people that want to buy houses want that. People don’t 
want to live where their neighbor is right there or on the other side or in the back that close.  People 
like to have a little room. That is what is nice about their community. It is like they live in the 
country, but they are in the city. He is fine keeping it zoned as it is and putting 30 houses there 
rather than 80 houses. With 30 houses and yards, it will still look like the community they live in 
and not different from that. He knows they will only be one story houses, but if the contractor is 
greedy he can stack them and make them 10-story houses and put them three per acre. That is not 
what they are looking for.  
 
Mr. Roy Owens, 4618 Northern Circle, took the oath to give sworn testimony. He asked if any of 
the planning commission live in the affected area. Chairwoman Denning stated she lived close. 
Mr. Owens asked if all residents affected by the development area were notified: Northern Circle, 
Gary Drive, Longfellow Avenue, and Needmore Road. Chairwoman Denning interrupted to clear 
up that the city followed the rules as they are required to do and the rules state 300 feet. They also 
published it as a public notice in the Dayton Daily News. They have procedures they must follow 
and that is what they do with every single case brought before them and before council. In this 
particular case, since it is a rezoning, they are an advisory board only. If they say ‘yea’ or ‘nay’ 
tonight, that is not the final answer. This will still go before city council and they will have two 
readings and a public hearing. This is only about zoning; it is not about infrastructure and other 
things. When it comes down to approval for those other areas all of those will be addressed. They 
are taking notes. Ms. Holt stated they have heard from residents about the notification concerns. 
They began posting signs on subject sites about a week ahead of any hearing a little over a year 
ago. The signs are blue and white. Mr. Owens stated there is a sign that says zoning and a phone 
number, but that is like putting a sign up saying the kitchen is on fire. He stated it is deceptive and 
it is wrong. He has a plethora of questions and asked how to get them answered. Chairwoman 
Denning stated he can contact Ms. Holt on that. He indicated he would send them to her and asked 
if he would get a written answer back. Ms. Holt confirmed that he would. Mr. Owens asked if it 
was a policy to inform people only within 600’. Ms. Holt corrected it was 300’. Chairwoman 
Denning stated it was 300’ as required by city charter and ordinance. Mr. Owens asked if that was 
made up by the City of Riverside and not law. Chairwoman Denning corrected by stating it was 
law as it is part of the ordinances as a city, which is law for them. Mr. Owens stated he wants to 
address the six points. First, this endeavor should not endanger public health or safety. He asked 
if the recommendations were from the commission. Ms. Holt asked if he was referring to the staff 
report. Chairwoman Denning stated it is the staff report he is referring to. Mr. Owens asked if that 
was the standards for approval. Ms. Holt replied “yes”. He stated it reads that it would not have 
any adverse environmental or health impacts on the surrounding area. He asked how that is 
determined and by who. Chairwoman Denning stated that is staff; they have their procedures. He 
asked if there was an environmental impact study, and, if so, he would like to see that. If not, when 
is the study to be completed because the gist of this indicates they have already told Mr. Oakes he 
has a ticket to do a traffic flow study. To him, they have already indicated in the document that 
Mr. Oakes can go to work. He stated they need an independent survey, an independent study by 
someone licensed and authorized to do this. He indicated that Mr. Oakes has the opportunity to 
make $2.5 million to $20  - $30 million on this project. He stated they live on one-acre lots with 
peace and serenity. He stated he is a little emotional. He discussed the math he did on the lots and 
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what would be taken away. He stated some of the properties would end up being on quarter-acre 
lots, which is not in harmony with the one acre they live on presently. He asked what the definition 
is to enhancing the community. He stated he read through their goals with the first one being to 
create community pride. He stated they are tearing their side of the house down. (Chairwoman 
Denning indicated to add a few more seconds since she spoke during his time. The clerk indicated 
she had paused the time when the chairwoman spoke). Mr. Owens stated they are going to have 
300 – 500 new vehicles, and they will be fertilizing their lawns up and down. There are so many 
things he doesn’t understand and asked them to help him and others in the community to 
understand. He stated they need to fix this as it is not fair as they all need to be made aware and 
not just a small number of them.  
 
Mr. Gilbert Barrie, 4487 Northern Circle, took the oath to give sworn testimony. He stated he 
understands it is about a zoning change from an R-1 to an R-3 and that scares him. He will probably 
be the most impacted property in the development as he is on the northern side of the circle. His 
1.18-acre property will be impacted on three sides. Five backyards will back up to his back yard 
on the east side. He is concerned about the lighting, the noise, and all of that. He has lived there 
22 years. He stated it is so beautiful. It feels like being on a farm, but it is in the city. He can sit in 
his backyard and enjoy the open farm left on his left and right in peace and quiet. This is the worst 
nightmare for him. He stated his quality of life will be greatly reduced. He thinks about the 
potential of crime. He added that nobody approached them about the impact would be to them. He 
saw the zoning map by the developer where the houses look small on one side, but on the Riverside 
side it is more spacious. He is using the old zoning standard. He asked if it would be that dense on 
the Riverside portion. He stated Richard mentioned about the environmental impact and it is a 
good thought. He asked who did that study and was it objective. It is something he worries about. 
He asked they think about the impact to their lives.  
 
Mr. Norm Giolitto, 4671 Northern Circle, took the oath to give sworn testimony. He stated he has 
lived there more than 30 years. Houses were on acre lots or better; he lives on an acre-and-a-
quarter. It seems to him when they put 260 houses on 100 acres that is crowded. To him it is who 
is making the most money. He has paid taxes over 30 years and everything was going fine. There 
are houses on Needmore and Troy Pike. They tried to put a trailer park on there at one time and he 
had to go to the meeting for that. He isn’t sure if there is a housing shortage in Riverside or not, 
but it seems like there could be a better way to use the land than the way it is going to be used. 
 
Mr. Brian Aschenbrenner, 4470 Northern Circle, took the oath to give sworn testimony. He stated 
he came to find out what is going on as some received notice while others did not. Progress is 
coming as they are putting a housing a development right across the street from where they live. 
He shares a lot of concerns with what others said in regards to privacy. Some of the questions are 
environmental. They are all on septic/well systems. He is concerned about what is going to happen 
and how will it affect their wells. He also wants to know how long it will take to build houses 
across from them. Will there be privacy? They are isolated and yet in a city, and five minutes away 
from Walmart. He also wants to know how it will affect their housing value. These houses are to 
sell in the $300,000 - $400,000 range where they are the same houses up in carriage hill selling for 
$250,000. He has more questions and would like to see more answers. He wants to know if there 
will be a barrier or privacy put up; what are they going to do for them as they have not heard.  
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Mr. Oakes came to the podium to address some of the concerns expressed by residents. He stated 
that they have done a Phase I and a Wetland and Stream Evaluation with Kilbane Environmental 
out of Cincinnati and there are no concerns at this time. He can provide those environmental reports 
to the city to share with residents. He stated their lots do not need to be as large as those on Northern 
Circle as they will have water lines and sanitary sewer on their site and not have wells or septic 
systems as Northern Circle does. He stated that none of the traffic coming through this site will 
utilize Northern Circle. There should be no additional traffic onto Northern Circle because they 
can’t access their homes through the emergency access road. They are doing a traffic study on 
Needmore, which will determine what types of roadwork will need done there. He stated it may 
look like a lot, but it will not add a lot in the grand scheme to the traffic onto Needmore. He 
discussed how Dayton rezoned from Industrial to Residential and that will improve the area. He 
added that there would not be street lights but individual lamp post lights throughout the 
community to minimally impact the residents. He stated there is an open farm field for drainage 
now that has no proper engineering. When they develop they will put in detention basins, storm 
sewer and storm structures and capture and detain the water so they will clear up any drainage 
issues that are on that property.  He stated he would be happy to speak with residents about their 
concerns. He wants to be a good neighbor. This is what makes the most sense for the property and 
he hopes for the city’s standpoint it does as well. In today’s economic climate, one-acre lots are 
not feasible; it doesn’t make economic sense. He thinks this product is missing in the market and 
feels it will be well received. It should have minimal impact to the surrounding area. He stated 
they will have public utilities; they are in the process of a traffic study, and he is willing to speak 
with the residents at any time.  
 
Mr. Hairston stated all the concerns listed today are very valid concerns, but they are a commission 
that reviews what is on the table, an R-1 to an R-3. He explained their process and what they 
needed to do this evening with regard to zoning. Ms. Holt stated they will have to come back with 
the development and there will be another public hearing. 
 
Mr. Vazquez stated that he knows they don’t control what Dayton is doing, but is unsure if 
rezoning is what they need to do on the Riverside part.  
 
Mr. Hairston asked the developer if he looked at portioning or differing the lot sizes. Mr. Oakes 
stated he is trying to have a community of continuity. He does not see the City of Dayton Lifestyle 
product transition over into one-acre lots or larger in Riverside is not realistic. He is not willing to 
take that risk. Mr. Hairston asked if he looked at different lot sizes and not one acre. Mr. Oakes 
stated it comes back to marketability and sale of the property and if he can get people back there. 
He added that they are going up in lot size going from Dayton coming to Riverside. He discussed 
how in Dayton if they don’t do residential, their portion can still be used for industrial, which 
would not be a good use of the land. Mr. Hairston asked the time frame for the development. Mr. 
Oakes stated they anticipate five phases with the first one beginning in Dayton; three phases are 
in Dayton, two in Riverside. The project will take five to seven years with each phase taking 12 – 
18 months.  
 
Chairwoman Denning closed the public hearing at 7:42 pm. 
 
Mr. Rodgers motioned to approve the zoning map amendment for Case No. 22-0003. Mr. Owens 
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seconded the motion. Roll call went as follows: Mr. Rodgers, yes; Mr. Owens, yes; Mr. Hairston, 
no; Mr. Vazquez, no; and Mrs. Denning, yes. Motion carried. 
 
Chairwoman Denning thanked everyone for their input and it will be taken into consideration 
during the planning phase. This is a recommendation that will be sent on to council where it will 
have another public hearing, as well.  
 
OLD BUSINESS/DISCUSSION ITEMS:  
 
      A) Planned Unit Development Draft Text – Ms. Holt stated she sent them a draft of what 
staff is proposing for the PUD text. She explained what a PUD is. The draft they have proposes a 
new zoning district known as a PUD and includes what uses are permitted, conditional uses, 
setbacks. Once it is adopted as a PUD, it will have to come back as a final plan to move forward. 
Mr. Rauch stated that the code Ms. Holt has put together is assembled from other model codes 
from places that have PUDs that have worked well. He stated she has taken initiative and compiled 
elements that would work best for and is reflective of Riverside to make it their own. He added 
they would like to have it go to council sometime mid-year. He asked that they take time to look 
at it and have discussion at the next meeting and go back and forth with comments that Ms. Holt 
can incorporate. He stated he would like everyone to have enough time to look at it and not rush 
it, but are hopeful to bring to council in May or June. 
 
Chairwoman Denning stated they need to do their homework as a commission to review and have 
questions and comments so they can get this to council by May or June. It is an important document 
for the city as they are having more people come to them. Mr. Rodgers added it is a long overdue 
tool for development in the city and hopes it drives new development; there are a lot of benefits to 
this as other communities have this and get those benefits. Discussion was held on getting 
comments and questions to Ms. Holt so they can move the process along and not wait until the 
next meeting. Mr. Rauch stated that the PUD has not had legal review as that will be further down 
the road.  
 
 B) Wellfield Protection Overlay Map Amendment Draft – Ms. Holt stated that the city 
is participating in the Source Water Protection Program (SWPP) with other communities. Using 
new technologies, the SWPP found that their source water protection boundary has changed. The 
city has been asked to adopt the new map. She provided the planning commission the map that 
shows where the wellfield protection (WP) area is. There is also a 1,000 ft. buffer. She met with 
the partners at the county and they suggested they add the WR layer to the map. The WP is one-
year time of travel; the WR is the five-year time of travel. She discussed how it impacts businesses 
and the program in place for businesses. She presented the SWPP Map with the new areas. She 
stated the area around Valley Street will see expansion. Troy Street will constrict for them. Mr. 
Rauch stated because they are able to figure out where the ground water is more accurately, then 
they are able to determine 1-year and 5-year travel times more accurately. The land hasn’t shifted 
but where the water is under the parcels has shifted and that impacts the kind of uses that are and 
aren’t allowed inside the SWPP. Discussion was held on creating a map that will help them to 
better understand the boundaries and the areas that are impacted. Ms. Holt stated once the maps 
are done, they would have to vote on to recommend adoption or not then it will go before council. 
It is a map amendment. 



 8 

ZONING ADMINISTRATOR: Ms. Holt reviewed the community kick-off to the 
comprehensive plan to be held on March 8, 2022, 5:30 – 7:00 pm at 801 Old Harshman Road. Mr. 
Rauch stated it is the first of three community meetings; it is also part of a parallel process with 
opportunities to engage in social media active on the city’s website. This is for MKSK to have a 
listening session and hear from the public. The more people who participate in the process will 
help the city know what to prioritize. Ms. Holt stated they are encouraging people to register so 
the city knows if any accommodations are needed.  
 
Mr. Rauch stated that he and Ms. Holt have had meetings with the chairs of planning commission 
and BZA and they plan to do monthly check-ins prior to the meetings to be sure staff is giving 
them what they need in order for them to make decisions for the community. They may adjust 
some presentation items or packet format, but they are wanting to be clear, consistent, and concise. 
He added they are going to try and do some training opportunities as well as having the city 
attorney present at planning commission and BZA meetings to address any questions. He stated 
that Mr. Burkholder had resigned, and Ms. Holt will be managing the meetings. 
 
MATTERS BY THE COMMISSION: Mr. Vazquez asked how they could be informed of 
decisions made by neighboring communities on matters that can affect Riverside like the one this 
evening. Ms. Holt stated she had been in contact with the Dayton planner and attended the meeting 
they had for the PUD. Mr. Vazquez stated it would help him as a commissioner to help him make 
an informed decision. Mr. Owens asked if Dayton was doing a PUD for the project. Ms. Holt stated 
they were doing smaller lot size and changing the setbacks than what is permitted for the particular 
zoning district. Mr. Owens stated the Circle K is up and running. The K-Mart property now has a 
fence around it. Chairwoman Denning stated she asked Ms. Holt how they can be informed on the 
next step once they approve something to go on to council as they often times don’t know what 
happens as they approved the Waffle House, and nothing. They are going to do a report and provide 
updates as things happen. Discussion was held on the upcoming Kroger project as the old K-Mart 
building is scheduled to be torn down.  
 
Chairwoman Denning asked if they could list the standards of notification when they have a 
hearing like the one earlier in the evening. They can list the ordinance and then all the different 
things they did to inform the public. This shows they follow their ordinance and what they do 
above. She wants residents to be aware of what is going on in the city. She stated they need to 
educate the residents on what the processes are. She made suggestions on what they could put on 
the website. She stated information needs to be available to developers and residents. Mr. Rauch 
stated it is worthwhile to start including things like that in packet materials. They are a city of laws 
and they follow the law; in some cases, they go above and beyond. Chairwoman Denning stated 
the notifications the planning commission would receive in the past that were helpful. Mr. Hairston 
commended Chairwoman Denning on her handling of the last few contentious cases.  
 
ADJOURNMENT: Mr. Owens motioned to adjourn. Mr. Hairston seconded the motion. All were 
in favor. The meeting was adjourned at 8:17 pm. 
 
 
_____________________________________      ______________________________________ 
Chairwoman             Date 


