PLANNING COMMISSION MEETING
STAFF REPORT
MONDAY, NOVEMBER 15, 2021
CASE NO:
PROJECT NAME:
PROJECT ADDRESS:
PARCEL ID:
APPLICANT/PROPERTY INFO:
OWNER/PROPERTY INFO:
ZONING DISTRICT:
CURRENT USE:

PC 21-0018
CLAREWOOD-GLENDEAN REZONING
UNADRESSED PARCEL
I39 00110 0007
BOTTOM TO THE TOP INVESTMENTS LLC, 565 RECESS DRIVE, RIVERSIDE, OH 45404
SAME AS APPLICANT
R-3 MEDIUM DENSITY RESIDENTIAL
VACANT LOT

REQUEST:
A Zoning Map Amendment application to re-zone the unaddressed subject site from the current
R-3 Medium-Density Residential District to R-4 Multi-Family Residential on 14.35 acres.
CASE SUMMARY/BACKGROUND:
The subject site is a large parcel located between Clarewood and Glendean Avenues. This site is
within the Source Water Protection Area’s 1-Year Boundary. The property consists of a large
grassy area and wooded portion along the north and west edges of the property. The majority of
wooded area was a landfill until the 1960s. An orchard also occupied the site at one time. A
Phase I Environmental Assessment has been submitted by the applicant. The report indicates
there are two recognized environmental conditions (RECs) on the site based on the unregulated
landfill and the pesticides from the orchard. Recognized Environmental Conditions are 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 conditions that pose a material threat of a future
release to the environment. (American Society for Testing and Materials International)
The current proposal includes 116 units which will be made up of 18 buildings. These buildings
will be a combination of 8 unit and 4 unit attached townhouses.
STAFF REVIEW/FINDINGS:
Staff finds that the requested zoning map amendment is adequately justified and does meet the
standard of review. Staff recommends approval of the rezoning.
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Based upon the information in the staff report and the testimony and evidence provided at the
public hearing, the Planning Commission must determine if the proposal meets the standards for
granting a zoning map amendment request established in Section 1105.07(C) of the Unified
Development Ordinances and make a recommendation to the City Council.
INTERESTED PARTY COMMENTS:
•

Staff received a number of calls, emails and in-person visits from residents concerned about
this proposal. Written concerns submitted to staff are included in the attachments.
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STANDARDS FOR APPROVAL FROM SECTION 1105.07 (C):
The following criteria shall be followed in approving zoning map amendments to the UDO.
1. That the zoning district classification and use of the land will not materially endanger the
public health or safety;
The applicant has submitted a Phase I environmental report for the site which indicates there are
two recognized environmental conditions (RECs) on the site based on the unregulated landfill
and the pesticides from the orchard. Additionally, this site is located in the Source Water
Protection Area and the rear portion of the site is located in the Floodplain. Staff will need to
review this information in more detail during the site plan process.
2. That the proposed zoning district classification and use of the land is reasonably necessary
for the public health or general welfare, such as by enhancing the successful operation of the
surrounding area in its basic community function or by providing an essential service to the
community or region;
Yes, the existing Comprehensive Plan (“Plan”) recommends this site for residential uses. The Plan
recommends the City to encourage the development of newer housing stock in order to balance
the older existing housing in the community. Staff recognizes the need for more housing due to
the nation-wide housing crisis which has impacted many communities.
3. That the proposed zoning district classification and use of the land will not substantially
injure the value of the abutting property;
Staff does not have enough information to determine the proposed use’s (multi-family residential
development) impact on the abutting property values. The proposed rezoning is in compliance
with the 2005 Comprehensive Plan which recommends residential uses for this parcel.
4. That the proposed zoning district classification and use of the land will be in harmony with
the scale, bulk, coverage, density, and character of the area of the neighborhood in which it is
located;
Yes, this area has a mixture of single-family and multi-family residential uses. This proposed
rezoning and development will be in harmony with the scale, bulk, coverage, density, and
character of the general vicinity. It should be noted the R-4 zoning district allows a maximum of
10 units per acre for this site, 143 units are permitted. The current UDO language would not
allow the applicant to apply for variances or waivers to increase the density.
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5. That 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. That the proposed zoning district classification and use of the land will not cause undue
traffic congestion or create a traffic hazard;
Staff does not have enough information to determine if the proposed use will cause undue traffic
congestion or hazards. There will need to be more information provided during the site plan
process. A traffic impact study may be required.

ATTACHMENTS:
1.
2.
3.
4.
5.
6.

Zoning Map
Aerial Map
Site Plan
Applicant Letter of Explanation
Comprehensive Plan Exhibits
Supplemental Information

PLANNING COMMISSION RECOMMENDATION: [21-0018]
_____ APPROVAL
_____ APPROVAL WITH MODIFICATION
_________________________________________________________
_________________________________________________________
_____ DENIAL
_________________________________________________________
_________________________________________________________
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PARID: I39 00110 0007
14.351 Acres
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City of Riverside, OH Zoning Administrator & Economic Development Team
5200 Springfield Street, Suite 100, Riverside, OH 45431
Dear Official s,
In a previous meeting with Mr. Burkl1older and Mrs. Minnich, I discussed the potential of
rezoning the parcels listed in the attached packet from R-3 to R-4(multi-family). While no
promises were made or given, there did appear to be interest with all parties in exploring th is
option. In our initial research of the market and surrounding neighborhood along with the
needs of the immediate community, we have identified a shortage of inventory in regards to
the "Missing Middle Housing". This category includes Duplex, Triplex, Quads, Townl1omes,
Courtyard apartments, Mu ltiplex etc. Riverside is certainly in our opinion in need of
additional housing for our growing economy and proximity to the base. Our research and
expert opinion has also shown that the newer generations are renting longer and moving to
townhome style units before purchasing single family homes. At this point, Riverside is
limited in wl1at we can provide as options for these individuals. Bottom to the Top
Investments has been in the Real Estate space since 2010 and has the experience and
expertise along with the resources to complete large scale projects including one on this
site. We are multi-family operators, Realtors, and Developers. Wh il e we are excited to begin
the planning stages of this project, there are large costs involved to complete site planning
and initial engineering, which is wl1y we are requesting t11e re-zoning at the beginning so that
we can begin working with the City Staff on a plan that both can be proud of and a plan that
will be beneficial for the city and our community.
While we have our initial ideas of a mixed multi-family community with modern and trendy
townl1omes, lifestyle living and other concepts, we want to work with the economic
development team to create a plan collectively that will result in a fantastic product for the
City. Thank you for your consideration

Front of Subject Site

View from South

View from North

Adjacent Properties

Wooded Rear of Site (off of Clarewood)

York Commons (Glendean Side)

MAK
PHASE I ENVIRONMENTAL SITE ASSESSMENT

OF THE

VACANT PARCEL
CLAREWOOD AVENUE
RIVERSIDE, MONTGOMERY COUNTY, OHIO 45431

PREPARED FOR

BOTTOM TO THE TOP INVESTMENTS
565 RECESS DRIVE
DAYTON, OHIO 45404
ATTN: MR. TODD PLUTZ
PROJECT NUMBER 119-20
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GLENDEAN AVE
REZOING PACKET
TABLE OF CONTENTS
Rezoning Concerns.
Pages 1, 2
Statistical issues
Pages 3,4
Existing Riverside Apartments, Mobile
Home Parks, Senior Housing
Pages 5,6

Respectfully Submitted by:
Dr. John R. Wood
Diana K. Wood
October 2, 2021

Our Riverside residential COMMUNITY has a small town/country feel among the
neighbors. We even wave at each other on the street. We know when we see a
bright red truck driven by a white beard man, he is on his way to visit with his
mother. We have neighbors who watch over our home when we travel. They
even mow our lawn for us. Neighbors being neighborly is not always the case in
other neighborhoods.
Perhaps the town leaders could host/organize events to enrich a sense of
“community.” Chalk drawings on the tower parking lot, a food truck event,
antique car show, a children’s fair or farmers’ market for a few ideas. The events
could be held at different areas around Riverside. That way non-Riverside
residents could see what Riverside offers that surrounding communities do not.
We moved into our neighborhood because it felt like a small town even though it
was surrounded by apartment complexes and pre-WWII housing. Our neighbors
take pride in being friendly.
Adding an additional 1,000+ people in a high-density complex, will need a lot of
well-planned forethought. The infrastructure isn’t in place right now. Funds will
have to come from somewhere in Riverside’s budget for increased police force
and equipment, fire department personnel and equipment, water and sewer
lines, (Our water system is already stressed because ever since we moved our
toilet bowls are constantly needing to be cleaned from a black line around it.
Also, our water filtration system, the portion holding the water from the faucet,
needs constant cleaning because of the problems in our tap water.) the additional
roads to be able to handle the numerous cars, school staff and teachers to serve
the additional students. We are told and have researched the budget document
showing needed funded for various important infrastructure items. If we don’t
have the funding now to serve the existing Riverside residents, how are we going
to provide those services to new residents?
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The apartment complex close to us has already caused street parking issues.
Yorktown tenants are parking in non-parking areas making Glendean impossible
for two-way traffic not to collide with each other. (What will happen when
emergency vehicles need ample space to move and maneuver large equipment to
the emergency site?). The vacant lot at the 2-way stop has caused vision
obstruction because of brush issues. There have been times when Riverside
private citizens have in the past cut down obstructive weeds and branches to help
prevent possible accidents.
Riverside already has numerous apartment complexes and mobile home parks. It
was our understanding when we moved here the Glendean vacant land was
zoned for 1 acre plot housing. We were told EPA concerns prevented many
developers from using the land. Zoning R4 will tax even more the needed
Riverside infrastructure.
As a Riverside resident, we have a lot of concerns about having yet another
complex in our neighborhood. There are already many rental units that are
unoccupied throughout Riverside. We have abandoned properties that are
causing environmental and safety issues.
The Air Force personnel and private contractors are good resources to tap into for
home ownership. Many want to begin owning their own property while the
mortgage rates are low and before they retire. Look at the quality of new housing
in Fairborn and Beavercreek. People are investing in community by buying their
own homes, often big houses, instead of renting. There is pride of ownership.
Renters, often times, don’t take care of rental properties.
We want the very best for the Riverside community. If our neighborhood wanted
high density living, they would have chosen a different community.
Respectfully Submitted by,

Dr. John R. Wood
(Retired US Air Force Lt Col)

Diana K Wood
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On the Riverside website, EVENT CALENDAR, we thought we would find “events” in our
Riverside neighborhood. Instead council meetings, health (?) and park meetings, occupied the
daily calendar. EVENTS should also include opportunities for the Riverside residents to build
community and to get better acquired with other residents and perspective non-resident
people/businesses.
An R3/R4 zoning would permit approximately 1,176 additional Riverside residents. If we can’t
support and provide the best service to our existing residential population, how are we going to
afford to provide for new residents? Especially if low income individuals?

REVIEW OF THE REVENUE REPORT 03 Sep 2021
Why on page 2 is $1,233,524 being transferred from the fire/police category?
If the rental income (page 6) is $843,000, why is it a problem to replace the roofs on the
two office buildings owned by Riverside?
How old are the bond notes that have proceeds of $5,060,000?

======================================================

Please give us the bottom line debits and income report.
Is Riverside presently operating in the
black or the red?

WHAT IMPACT IS ADDITIONAL HD housing going to have on Riverside’s budget?
What positive results are forthcoming for Riverside residents
with the proposed R3/R4 housing units?
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Taxable property value and market value are NOT THE SAME. The price a potential home buyer
is willing to pay is often times determined by the location and the surrounding existing homes,
closeness to shopping, parks, etc.
==========================
LATEST STATISTICS ARE DIFFICULT TO FIND ONLINE
(We would appreciate being given any updated data that may be different than what we
were able to find.)
Riverside has approximately 4,030 rental units with about 6,636 owner-occupied housing.
From “Housing Statistics for Riverside, OH, 58% housing units are owner-occupied and
42% are tenant-occupied (a different website rates home ownership at 56.3%)
25% of Riverside population already live in either multi-unit properties, mobile home parks or
other type of units housing.
RIVERSIDE POPULATION STATICS
(These statics are taken from various websites.)
25,149

2021 population.
(worldpopulationreview.com/us-cities/riverside-oh-population)
Riverside has a population density of 2,568 people per square mile.

19.5% school-enrolled residents are at poverty level
34.2% children under 6 to age 17
81.6% are enrolled in public school
18.4% are enrolled in private school
28.6% adults 60-over 85 years old
The median age in Riverside is 35.6 years, 33.6 years for males and 37.2
years for females.
16.3% born citizen of a country other than the US
30.40% residents have less than a 9th grade education
10.33% are US Veterans of foreign wars
Median Household Income $42,930 +/- $2,433
Average income $35,795
The median value of Riverside housing is $90,300
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APARTMENT COMPLEXES IN RIVERSIDE
WITH ZIP CODES 45431 OR 45404
*1328 St Adalbert Ave
*Yorktown Colony
*River Cross Way
*Timber Ridge
*Colonial Village
*Camellia Court
*Glendean Arms Apartment
*Windsor Terrace
*Wright Landing Apartment
*Fir Wood Apartments
*Properties at Wright Fields
*Terrace View Apartments
*Huberville Ave Apartments
*4125 E 3rd St
*Northcliff Square
*Burkhardt Valley Apartment
*331 N Smithville Road Apartment
*DeWeese
*Northridge Estates
*Willow View
*Kittyhawk
*Getaway
*Forest Ridge
Quail Hollow
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Huber Heights
Pheasant Hill
Rohrers Island
Plus…… military housing (renters)
MOBILE HOME PARKS
*2712 Valley Park
*Laws Mobile Home Park
*McMahan’s Mobile Home Park
*Avondale Mobile Home Park
SENIOR HOUSING (new)
*Harshman Road
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