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City of Riverside 
Planning Commission Meeting 

 

March 21, 2022 
 
Members Present: Julie Denning   Members Absent: Jonathon Hairston 
   David Owens 
   Anthony Rodgers  

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 6:34 p.m.  
 
ROLL CALL: Mrs. Denning, present; Mr. Hairston, absent; Mr. Owens, present; Mr. Rodgers, 
present; and Mr. Vazquez, present.  
 
APPROVAL OF MEETING MINUTES: Mr. Rodgers moved, seconded by Mr. Owens to 
approve the minutes of the February 23, 2022 meeting. All were in favor. Motion carried. 
 
EXCUSE ABSENT MEMBERS: Mr. Vazquez moved, seconded by Mr. Rodgers to excuse Mr. 
Hairston. All were in favor. Motion carried. 
 
PUBLIC HEARINGS:  
 

A) Case #22-0005 – Zoning Map Amendment – 4835 Airway Road (Parcel ID# 
I39 00124 0015; I39 00124 0016; I39 00124 0017; I39 00124 0018 and I39 
00124 0019) – A rezoning to add the Heavy Commerce Overlay to the 
subject site. – Public Hearing 

 
Ms. Holt took the oath to give sworn testimony. She stated the request is a zoning map amendment 
to add a heavy commerce overlay to the subject site; this means the base zoning of B-2 will remain 
with another layer of zoning to allow additional uses. She presented an aerial map of the subject 
site. She stated in response to council’s request of looking at commercial trucks in unpermitted 
zoning districts, the code enforcement officer found this site along with others that were out of 
compliance. The property owner was cited in December 2021. The property owner went about the 
non-conforming rights/grandfathering process, but there was not enough evidence to complete the 
process. She reviewed the history of the property zoning. They are requesting the heavy commerce, 
which allows for the 40% of the site to be used for industrial uses and the remaining portion of the 
site for B-2 uses. She presented a zoning map for the overlay, a site plan, and site photos of the 
property. The property is located next to the Wendy’s on Airway Road. Staff finds the requested 
zoning map amendment is not adequately justified and does not meet the standards for approval. 
Staff recommends denial of the rezoning because the proposed rezoning does not meet the policies 
of the Comprehensive Plan, the site is approximately 1,000 feet from the Source Water Protection 
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Area, it does not create more jobs, and it does not align with the current development in the area.  
 
Chairwoman Denning opened the public hearing. The applicant, Mr. Robair Eid, 3470 Pebble 
Creek Drive, Beavercreek, OH, took the oath to give sworn testimony. He stated his dad started 
his business in 1995 in Beavercreek, and they moved to Riverside in 2008. They have been 
operating the U-Haul business since 2010 and have had no issues. It is well liked by the military 
based housing and is convenient to them. They hold a 5-star rating review rating with U-Haul. The 
U-Haul portion of their business generates business for their car dealership as this is their primary 
source of income. He added it generates traffic from surrounding cities to drop of the trucks. He 
stated they are willing to do anything to continue their 12-year business with U-Haul.  
 
Chairwoman Denning closed the public hearing. 
 
Mr. Rodgers asked staff if the U-Haul business is still operating pending the decision. Ms. Holt 
affirmed that was accurate. He asked if any other methods have been identified to allow the 
business to continue of if this was the only option. Ms. Holt replied that was correct they did try 
to explore the non-conforming/grandfathering process. Mr. Rodgers stated the issue was then they 
started the U-Haul business without having the permitted use. Ms. Holt stated that was correct. He 
added that this has been happening for 12 years. Ms. Holt stated they have the permit for the used 
car lot, cut not a permit for the other part of their business.  
 
Mr. Owens asked if it was previously a B-4 and that it allowed automobile sales, rental and lease. 
Ms. Holt stated under the B-4 sales, lease and rental was allowed under special use; it did not allow 
commercial trucks as described in their code. She researched to the early 2000s to confirm.  
 
Discussion was held on the U-Haul on Linden in comparison to this U-Haul site. Ms. Holt 
explained that she did not immediately know the district on the comprehensive plan Linden is, but 
on the site before them, it is the centralized corridor most closely associated with being a 
downtown. The uses for this central core include tourists’ sites, job creating businesses, and an 
employment center. Mr. Rauch stated that this part of town has wider roads and more traffic. It has 
less residential unlike Linden that backs up to residences. Chairwoman Denning stated she was 
concerned about the location being up next to the Source Water Protection Area.  
 
Mr. Rodgers asked if there was a way they could approve a zoning for the parcel as long as the 
current owner occupies it and then revert back. Ms. Holt stated she was informed by legal counsel 
that they could not put conditions of approval on rezoning. Discussion was held about tabling until 
they could get a legal opinion. Mr. Rodgers stated he wanted to exhaust all options as he has 
empathy for the small business owner who has been successful and have been there a long time. 
Councilwoman Denning asked if they can do this, can they put restrictions on the larger trucks 
must be behind the building. Mr. Eid stated they could put the trucks behind the building; they can 
have everything in the back. She asked if there would be maintenance done on the site. Mr. Eid 
stated there is no maintenance on U-Haul trucks at all.  
 
Mr. Rodgers moved, seconded by Mr. Owens to table Case No. 22-0005 until they get legal 
opinion. Roll call went as follows: Mr. Rodgers, yes; Mr. Owens, yes; Mr. Vazquez, yes; and Mrs. 
Denning, yes. Motion carried. 
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OLD BUSINESS/DISCUSSION ITEMS:  
 
      A) Wellfield Protection Overlay Map Amendment Draft – Ms. Holt stated that the 
Source Water Protection Program (SWPP) map they have now dates back to technology from the 
1990s. In 2018, with updated technology the City of Dayton Water Department in partnership with 
Montgomery County Environmental Services did a new testing of where the groundwater is and 
came up with a new map. She indicated places where it has grown and where it has shrunk. She 
pointed out the 1,000 ft. boundaries around the areas. Chairwoman Denning asked if on the 
northern end if it is close to the cemeteries. She isn’t concerned about the cemetery that buries 
with bolts and caskets, but the Jewish cemetery, where they do not use the chemicals. Ms. Holt 
stated that is what is mostly regulated, chemical substances. She added that there are conforming 
and non-conforming sites that were in existence prior to the adoption of the SWPP.  The non-
conforming are allowed to operate as is but are not allowed to increase the amount of chemical on 
the property. New businesses must conform. Discussion was held on resources available through 
the SWPP to help new businesses or those wishing to reduce their footprint. Ms. Holt stated once 
the maps are adopted then businesses in those areas are eligible to apply for those resources. It was 
agreed to put this item on the April agenda for a public hearing.  
 

B) Planned Unit Development Draft Text – Ms. Holt and the planning commission 
reviewed the draft text and discussed various aspects of the text. Questions were addressed by Ms. 
Holt and Mr. Rauch. The planning commission agreed to put this item on the April agenda for a 
public hearing. Mr. Rauch stated they will have legal review of the draft before the April meeting.   
 
ZONING ADMINISTRATOR: Ms. Holt indicated they have talked to several residents that live 
near Northern Circle and the proposed development site. The concerns are regarding storm water, 
traffic, and screening. Dayton has already moved forward with the portion of the plans in their 
area. She does not know when the developer will be back but is scheduled to go before council on 
the zoning the first meeting in April.  
 
MATTERS BY COMMISSION: Councilwoman Denning stated that Mr. Hairston did reach out 
to notify her that he would not be able to make the meeting this evening. 
 
ADJOURNMENT: Mr. Vazquez moved, seconded by Mr. Owens, to adjourn. All were in favor. 
The meeting was adjourned at 7:20 pm. 
 
 
 
_____________________________________      ______________________________________ 
Chairwoman             Date 


