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PLANNING COMMISSION MEETING 
STAFF REPORT  

WEDNESDAY, FEBRUARY 21, 2024 
 

CASE NO:  PC #24-0002 

PROJECT NAME:  4766 AIRWAY CONDITIONAL USE 

PROJECT ADDRESS:  4766 AIRWAY ROAD, RIVERSIDE, OH 45431 

PARCEL ID:  I39 00123 0037 

APPLICANT INFORMATION:  GHASSAN J. DEEK, DEEK LAW, 156.3 E. DORTHY LAW, STE 204, KETTERING, OH 45429 

OWNER INFORMATION: BENYAM AMBAYE, 3036 BRIGHT BOUNTY LANE, DAYTON, OH 45449 

ZONING DISTRICT:  B-2 GENERAL BUSINESS DISTRICT  

CURRENT USE:  VACANT COMMERCIAL STRUCTURE & LOT  

 

REQUEST: A Conditional Use Application for an automobile sales business in the B-2 General 

Business Zoning District. 

  

CASE BACKGROUND:  

The subject site is located on the south side of Airway Road. The property is outside the Source 

Water Protection Area. The applicant is requesting a conditional use for a used car lot on a 1.02 

acre parcel. The proposal includes repurposing the existing 1,520 sf former K.C. Lounge building 

and parking lot. The proposed used car lot will include 24 parking spots for vehicle display and 

utilize the existing principal structure as the administrative office. The remaining seven (7) parking 

spaces will be reserved for employee and customer parking. The adjacent auto repair business 

currently parks vehicles in these spaces. They will need to park their vehicles elsewhere in order 

for this property to remain in compliance with the parking requirements.  

 

This case was brought before the Planning Commission in May 2023 and denied. The applicant 

has outlined how this new application addresses the previous concerns of the Commission. 

Additionally, the site has not been cited for a code violation for the past year.  

 

INTERESTED PARTY COMMENTS:  

A neighborhood meeting was held on February 01, 2024 and 4 people attended. A summary of 

the neighborhood meeting was received by the staff and is attached to this report.  
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STAFF REVIEW/FINDINGS: 

Staff finds that the conditional use application is adequately justified and meets the standards 

for approval. Staff recommends approval with conditions of the conditional use application, 

because:  

• The car lot can be operated and maintained to in a manner which will not be detrimental 

to neighboring properties,   

• The existing site arrangement will be utilized for this proposal, and  

• The recommended conditions will ensure the spirt and intent of the code and 

comprehensive plan are met.  

Recommended Conditions: 

• There shall be at least seven (7) parking spaces available for customers and employees of 

this used car lot during regular business hours per Section 1113.11.F.  

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

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

approval. Any changes/additions/alternations of the approved site plan shall be submitted 

to the Planning Commission or the Community Development Department Staff for 

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

per Section 1105.09.E(2)(c). 

• A Certificate of Zoning Compliance must be obtained from the City of Riverside 

Community Development Department.  

• A Certificate of Occupancy must be received from the Montgomery County Building 

Regulation Division prior to occupancy of the structure.  

• Landscaping and screening shall be installed according to the approved plan within three 

(3) months of obtaining a Certificate of Occupancy.  

 

The question(s) before the Planning Commission is:  

• Does the proposal meet the standards for approving the proposed conditional use 

established in Section 1105.09(E)?  
In order to answer this question, the Planning Commission should consider:  

• information in the staff report (standards for approval, attachments, land use plan, etc.), 

and 

• testimony and/or evidence provided at the public hearing which directly relates to the 

conditional use application.   

 

 

•       The grass area shall reamin  undistribed and the lot shall not be used for a junk or slavage yard.
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CONDITIONAL USE STANDARDS OF APPROVAL AND STAFF ANALYSIS FROM SECTION 1105.09 (E):  

The following criteria shall be followed when approving 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 conformity with the Comprehensive Land Use Plan; 

The comprehensive plan identifies this area as one of the key commercial corridors – the 

Airway/Woodman Commercial Corridor. The essential commercial corridors have many 

elements necessary for the city to accelerate improvements, including ideal location, available 

funding, and active development interest. This particular property falls into the Regional 

Commercial land use category. The land use plan recommends “drive-up and automobile-

focused businesses in the proper locations, providing all necessary retail options for residents, 

employees, and visitors to Riverside”.  

Staff finds the proposed use does not align with the comprehensive plan. The Regional 

Commercial category is intended to provide for businesses serving the regional area including 

primarily a variety of commercial and professional activities, retail services, and community 

entertainment venues which serve those using various methods of transportation. The proposed 

car lot will be located in an area that is saturated with other used car lots and automobile centered 

uses.  

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; 

Staff has recommended conditions to ensure the proposed car lot is operated and maintained to be 

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

Airway/Woodman commercial corridor.  

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

future neighboring uses; 

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

future neighboring uses. The applicant will need to apply for all the required permits and 

approvals from the City, County, and State of Ohio.  

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; 
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Yes, this is an existing site that will be adequately served by the existing infrastructure and 

current services available to the proposed car lot.  

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 car sales lot will not create additional requirements for public services or facilities.  

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; 

No, staff does not find that excessive traffic, noise, smoke, fumes, glare, or odors will be 

generated from this proposed use.  

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 pre-existing vehicular approaches to the property will not be altered. The applicant has 

designated seven (7) spaces for customer and employee parking. The adjacent auto repair 

business currently parks vehicles in these spaces. They will need to park their vehicles elsewhere 

in order for this property to remain in compliance with the parking requirements. 

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 City of Riverside; 

Staff has not identified any such features on or near the site which will be impacted by the 

proposed car lot.  

 

 

 

ATTACHMENTS: 

 

1. Zoning Map  

2. Aerial Map  

3. Site Plan  

4. Project Description   
5. Neighborhood Meeting Information  

6. Supplemental Information  
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Nia Holt

From: G. DEEK, Esq. <gus@deeklaw.com>
Sent: Thursday, February 1, 2024 9:19 PM
To: Nia Holt; BENNYAMBAYE@gmail.com
Subject: 4766 AIRWAY RD. - NEIGHBORHOOD MEETING INFORMATION
Attachments: NEIGHBORHOOD MEETING ATTENDEES.pdf; Required City Contacts.xlsx; 

NEIGHBORHOOD GIS CONTACT LIST - 4766 AIRWAY RD. NEIGHBORHOOD NOTICE.xlsx

Follow Up Flag: Follow up
Flag Status: Flagged

Nia, 
 
Per your request, and pursuant to Section 1105.07(E)(2), please find attached the neighborhood meeting contact list, 
attendance sheet, and supplemental information. 
 
At tonight's meeting, held at 6pm EST, there were six (6) people in attendance inclusive of myself and the Applicant, Mr. 
Ambaye.  
 
We first discussed the nature of our request and opened the floor to questions and comments. Three (3) of the 
attendees were present at the March 2023 Public Meeting. Two (2) of those attendees were previously in support of the 
request and remained in support throughout our presentation. The third, Brett Domescik, was previously opposed to 
the request, but indicated subsequent to meeting Mr. Ambaye and hearing further details, he may have a different 
perspective on the request at or prior to the upcoming meeting. 
 
Those in attendance expressed the following concerns: They indicated that they did not want "junk cars" that would 
ultimately be unsightly and/or "leaking fluid" and preferred an "upscale" operation that was aesthetically pleasing. One 
attendee further expressed concern with the number of similar operations in the immediately surrounding area. 
 
Applicant and myself addressed attendees concerns, advised that it was our intent to operate, sell, or lease, a business 
that would be permitted to operate a car rental and car dealership. We advised that part of the requirements of 
operating a car rental establishment entails that the vehicles for rent be of new or like new quality, and that the cars for 
sale will be of a standard of quality that is representative of Mr. Ambaye's prior and current businesses located in the 
City of Riverside and greater surrounding area. While we acknowledged that other similar businesses were currently in 
operation in the area, we further explained that our intent was to distinguish ourselves in quality and appearance, and in 
a manner consistent with the vision of the city of Riverside. 
 
All attendees expressed vehement opposition to the operation of a bar or exotic dance club, as was previously operating 
on the property, and further opposed a fast casual restaurant as they feared that the same issues that would plague a 
"bar/tavern" may plague a "restaurant" that operated on the property.  
 
We concluded the meeting by opening the floor to any questions and/or concerns. Attendees indicated we had 
addressed all their inquiries and had no further comments. 
 
Please confirm receipt of this email. Should you have any further questions or require additional information, please do 
not hesitate to contact us. Thank you. 
 
Best Regards, 
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