
 

1 
 

 

PLANNING COMMISSION MEETING 
STAFF REPORT 

MONDAY, DECEMBER 20, 2020 

 

CASE NO:  PC 21-0030 

PROJECT NAME:  ROADWAY AUTO CONDITIONAL USE  

PROJECT ADDRESS:  4763 AIRWAY ROAD, RIVERSIDE, OH 45431 

PARCEL ID:  I39 00123 0002 AND I39 00123 0003 

APPLICANT/PROPERTY INFO:  JERRY VAUGHN, ROADWAY TRUCKING LTD, 4763 AIRWAY ROAD, RIVERSIDE, OH 45431 

OWNER/PROPERTY INFO: SAME AS APPLICANT  

ZONING DISTRICT:  B-2 GENERAL BUSINESS DISTRICT  

CURRENT USE:  COMMERCIAL STRUCTURE, APARTMENT UNIT, & PARKING LOT  
 

REQUEST:   

A Conditional Use Application to allow automobile sales in the B-2 General Business  

Zoning District.  

 

CASE SUMMARY/BACKGROUND:  

The subject site is near the northeast intersection of Eubanks Drive and Airway Road. The 

property is outside the Source Water Protection Area. The applicant is requesting a conditional 

use for a small car lot. The site consists of  two parcels, one containing the principal structure 

with a detached garage; the other parcel contains the parking lot. The proposal includes 

repurposing the existing 1,864 sf structure and parking lot.  

The previous property owner submitted a similar request in 2018 which was approved with 

conditions.  The former conditional use application expired due to unmet conditions within the 

required 12 month timeframe. The zoning staff unearthed the expired conditional use when the 

applicant submitted a Certificate of Zoning Occupancy in response to a notice of violation. The 

applicant was informed on October 26, 2021 that a new conditional use application would be 

required to bring the property into compliance.  

The current proposal includes 8 parking spots for vehicle display and utilization of the existing 

principal structure as the administrative office. The applicant’s original request included storage 

for commercial and heavy vehicles which is not permitted in the B-2 zoning district. He has been 

notified this portion of his operation must cease. The property also has a 733 sf nonconforming 

residential unit on site which is currently occupied. 
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STAFF REVIEW/FINDINGS: 

Staff finds that the requested conditional use application meets all the standards for approval 

except for standards #2 and  #9. Staff recommends approval with conditions of the conditional 

use application.  

Based upon the information in the staff report, the testimony and evidence provided at the public 

hearing, the Planning Commission must determine if the proposal meets the standards for 

granting a conditional use request established in Section 1105.09(G) of the Unified Development 

Ordinances. 
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STANDARD FOR APPROVAL FROM SECTION 1105.09 (G):  

The following criteria shall be followed in approving a conditional use application. 

1. The Conditional Use is a use that may be permitted with conditions, in the District for 

which it is proposed; 

Yes, automobile sales are permitted in the B-2 General Business District with an approved 

Conditional Use.  

 

2. The Conditional Use will be in accordance with the general objectives, or with any specific 

objective, of this UDO; 

This proposal will meet the general objectives of the UDO and comprehensive plan, but not the 

specific objectives. One of the objectives listed for the B-2 General Business District is “to 

provide accommodations, supplies, sales and services to the motoring public” (UDO 1107.09.C). 

The proposed use will meet this objective. 

However, Staff does not believe the proposed use of a car sales lot is necessary for the general 

welfare nor enhances the successful operation of the surrounding area as outlined in the goals of 

Central Core areas identified in the 2005 Comprehensive Plan.  This use does not demonstrate 

the best and highest use of the site.  

 

3. The Conditional Use will be designed, constructed, operated, and maintained so as to be 

harmonious and appropriate in appearance with the existing or intended character of the 

general vicinity and that such use will not change the essential character of the same area; 

Yes, the applicant has remodeled an existing structure. Staff has recommended conditions to 

ensure the proposed use on the application (car sales lot) is operated and maintained to be 

harmonious and appropriate in appearance with the existing and intended character of the Airway 

commercial corridor. In addition to the conditions of approval the applicant will need to cease the 

operation of any and all other uses not permitted in the B-2 Zoning District unless they are 

nonconforming. 

 

4. The Conditional Use will not be hazardous to or unreasonably disturbing to existing or 

future neighboring use; 

The conditional use will not be hazardous to nor unreasonably disturbing to existing or future 

neighboring use once all other noncompliant uses are removed from the site. The applicant will 

need to apply for all the required occupancy permits with the City and County to ensure the site 

is meeting other safety regulations such as the Ohio Building and Fire Codes.  
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5. The Conditional Use will be served adequately by existing public facilities and services such 

as highways, streets, police and fire protection, drainage structures, refuse disposal, water 

and sewer, and schools; or that the persons or agencies responsible for the establishment of 

the proposed use shall be able to adequately provide any such services; 

Yes, this is an existing structure and will be adequately served by the existing infrastructure and 

current services available to the site.  

 

6. The Conditional Use will not create excessive additional requirements, at public cost, for 

public facilities and services and will not be detrimental to the economic welfare of the 

community; 

The proposed use, a car sales lot, will not create additional requirements at public costs or harm 

the economic welfare of the community.  

 

7. The Conditional Use will not involve uses, activities, processes, materials, equipment and 
conditions or operations that will be detrimental to any persons, property, or the general 
welfare by reason of excessive production of traffic, noise, smoke, fumes, glare, negative 
appearance, or odors; 

The subject site is located in the B-2 General Business District and its operations are consistent 

with the commercial corridor. Staff has concerns the proposed use is not the highest use of the site. 

The car sales lot will not be detrimental to any surrounding properties. 

 

8. The Conditional Use will have vehicular approaches to the property, which shall be designed 
so as not to interfere with traffic on surrounding public thoroughfares; 

The subject site has an established access off of Airway Road.  This access point will not interfere 

with traffic. The previous property owner ceased the use of the second access on the property by 

placing a wheel stop across it. The Service Department will require the drive to be formally 

eliminated and a curb built to bring it into compliance with the UDO.  

 

9. The Conditional Use will not result in the destruction, loss or damage of a natural, scenic, or 
historic feature of major importance as determined by the CDD; 

Staff has not identified any scenic or historic features on or near the site which will be impacted 

by the proposed car sales lot. However, there is a creek behind the property where the applicant is 

currently storing commercial vehicles (dump trucks). Commercial vehicles tend to have fluid leaks 

that may runoff into the creek.  The applicant will need to remove the unpermitted vehicles and 

manage the direction of stormwater runoff.  
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RECOMMENDED CONDITIONS OF APPROVAL:  

• The development shall be in accordance with the approved conditional use plan, all 

applicable sections of the Unified Development Code (UDO) and agreed upon conditions 

of approval. Any changes/additions/alternations of the approved conditional use plan 

shall be submitted to the Community Development Staff and/or Planning Commission for 

review and approval; any changes/additions/alternations not so referred shall not be valid 

per Section 1105.09.G.4. 

 

• All land uses not permitted in the B-2 General Business Zoning District must cease 

operations prior to the issuance of the Certificate of Zoning Occupancy. This does not 

include the nonconforming residential use on the site.  

 

• The existing sign poles located in the front of the property must be removed prior to the 

issuance of the Certificate of Zoning Occupancy.  

 

• The second drive on the west side of the property shall be removed and curb installed 

within 120 days of the issuance of the Certificate of Zoning Occupancy. A right-of-way 

permit will be required.  

 

• A sign permit and building permit is required for any attached signage. Any freestanding 

ground signs will also require a sign permit.  

 

• The two lots which make up the subject site shall be consolidated into one lot. A 

subdivision plat or legal instrument shall be recorded with Montgomery County showing 

the new property lines.  

 

• Landscaping must be added to the perimeter of the property between the subject site and 

public right-of-way per UDO Section 1113.07. Should the applicant and/or property 

owner be unable to meet these requirements they may request a variance(s) from the 

Board of Zoning Appeals and/or waiver(s) from the Planning Commission.  

 

• A Certificate of Occupancy (building and zoning) must be received from the appropriate 

code enforcement department prior to occupancy of the structure or land for the proposed 

use.  
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ATTACHMENTS:  

• Zoning Map  

• Aerial Map  

• Site Plan  

• Site Photos 

• Applicant Letter of Explanation  

• Original Case Information  

 

 

PLANNING COMMISSION RECOMMENDATION: [21-0030] 
 
_____ APPROVAL 

_____ APPROVAL WITH MODIFICATION     

_________________________________________________________ 

 _________________________________________________________ 

 _________________________________________________________ 

_____ DENIAL 

 _________________________________________________________ 

 _________________________________________________________ 

 _________________________________________________________ 
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Roadway Auto Sales LTD 

4763 Airway Road 

Riverside, OH 45431 

November 9, 2021 

City of Riverside 

5200 Springfield Street, Suite 100 

Riverside, OH 45431 

Dear members of the Zoning Board, 

I am writing you concerning the property located at 4763 Airway Road Riverside, OH 
45431 parcel number 139001230003 and 4759 Airway Road Riverside, OH 45431 parcel 
number 139001230002. The two lots are combined and therefore, allows adequate space 
to operate multi use purposes. Upon setting up my business I have improved the 
appearance of the building, which makes it more suitable for not only customers, but also 
the local community. It also has provided opportunities for sparking interest in my 
business for potential and current customers or clients. 

I selected to use p01iions of the property as follows: a commercial car lot, designated area 
for customer parking, and additional space is used for commercial parking for dump 
trucks for the sole purpose of parking after work hours. In addition, there will be no 
dumping of any sort or any mechanical work. Opposite of the above-mentioned the 
remaining space has been used for an office as well as additional storage space. Should 
you any additional questions please do not hesitate to contact me at 937-449-3901 or 
jerry.vaughn21@yahoo.com. 
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