
 

Meeting Minutes - Monday, October 26, 2020 
 
Mr. Buddo called the meeting to order at 6:00 PM 
 
MEMBERS PRESENT Jeffrey Buddo, Chair 

Betty Lowell 
Steve Lipps 

 Larry Fink 
 
MEMBERS ABSENT John Fisher, Vice-Chair  
 
STAFF PRESENT Zeb Acuff, Planning Administrator 
   James Fox, Zoning Administrator 
     
APPROVAL OF MINUTES  
 
Ms. Lowell made a motion to approve the minutes of the September 14, 2020 
meeting. Second by Mr. Lipps. Motion carried 4-0. 
 
AYES:   Lowell, Lipps, Fink, Buddo 
NAYES:   None  
ABSTAIN:      None 
 
NEW BUSINESS 
 
RZC 20-03  Land of Illusion, B-3/R-1/A-1 to B-PUD 
8762 Thomas Road 
Madison Township 

 
Mr. Acuff stated that it is a request for a zone change in Madison Township at 8762 
Thomas Road known as Land of Illusion. Mr. Acuff stated that Mr. Jonathan Wocher 
is a consultant for the applicant and has filed a business planned unit development 
request to expand the existing entertainment complex which would consist of a 
campground, hotel with an indoor water park, outdoor adventure area and an 
indoor family area which would require the zone changes. Mr. Acuff described the 
zone changes being 8 parcels with the existing zoning being A-1, B-3 and R-1 and 
approximately 206 acres. Mr. Acuff stated that the access would be from Thomas 
Road with emergency access only from Franklin-Madison and that ODOT has not 
permitted access from SR 4.  
 
Mr Acuff stated that the land use plan adopted in September, 2001 shows that Land 
of Illusion sits in a mostly rural residential area, with single family homes to the south 
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and the east and agricultural use to the west of the site. There is a small industrial 
park across the street on Thomas Road and additional agricultural uses to the south 
are zoned for future industrial use. To the north of the proposed campground area is 
a large property owned by a fraternal organization used for private recreation and 
________ occupies the property south of the proposed campground. 
 
Sanctioned commercial use of the subject site began in January 2004 with the 
Board of Zoning Appeals granting conditional uses for a Christmas Trail and a 
Haunted Trail with both being reviewed annually. At the end of 2004 Mr. Oakley filed 
for a zone change from A-1 to B-3 for the 51 acre parcel at the southwest corner of 
the property, and that the intended zone change was to alleviate the need for 
annual filing for conditional use. The Planning Commission and the Rural Zoning 
Commission both recommended approval of the zoning change and the Board of 
County Commissioners approved the change to B-3 effective December 18, 2004.  
 
Ten years later Mr. Oakley applied for a zone change from A-1 and B-3 to B-PUD for 
108 acres. The reason for the request was to expand the Halloween theme park to a 
year-round amusement facility. The Planning Commission recommended denial on 
January 13, 2015 and the applicant withdrew the request before the meeting of the 
Rural Zoning Commission. 
 
In March of 2020, the Land of Illusion applied again for B-PUD this time 
encompassing 228 acres. This new plan had an enlarged campground, hotel, indoor 
water park, family entertainment center and future amusement park expansion. The 
Planning Commission recommended approval on June 9, 2020 and the Rural 
Zoning Commission denied a week later. The applicant withdrew the request prior 
to the County Commissioner’s hearing. 
 
Mr. Acuff reviewed staff comments with the board and recommends denial subject 
to those comments. 
 
APPLICANT PRESENTATION 
 
Jonathan Wocher, McBride Dale Clarion 
5721 Dragon Way, Suite 300 
Cincinnati, Ohio 
 
Mr. Wocher stated that he is a planner representing the applicant LOI Properties LLC 
and Mr. Oakley, the owner of the property. He stated that the vision of Land of 
Illusion is to provide family oriented recreation to grow the adventure park with 
attractions that are a combination of all-weather adventure areas. He further stated 
that Land of Illusion is promoted by the Butler County Visitor’s Bureau and Trip 
Advisor, being one of the top attractions in Butler County.  Mr. Wocher stated that it 
is already a regional draw and the efforts of this application is to expand so it can 
become an all-weather attraction that includes indoor activities as opposed to 
primarily outdoor activities.  
 
Mr. Wocher stated that after they withdrew the last application they decided that 
revisions were needed. He highlighted the changes that were driven by the input 
they received during the review process.  They reduced the size by approximately 22 
acres to create a 478’ separation from the eastern residences which will allow to 
maintain a tree line on the east. They removed an amusement park area and it is 
now proposed to be an outdoor adventure area so it will remain mostly 



undeveloped. They reduced the height limits and boundary to 100’ for the proposed 
hotel.  The “Back of House” service area was removed away from residences. 
 
Mr. Wocher indicated that the new proposed plan will result in less pavement, less 
parking, less future traffic and more open space. He stated that they are presenting 
a less intensive application than the previous one. 
 
Mr. Wocher indicated that he is presenting about a 20 year plan in 6 phases and it 
would be about a 190 million dollar investment with an average of 180 construction 
jobs per year and 500 operating jobs over a 10 year period. And with added taxes and 
revenues he thinks they are presenting a significant economic opportunity for Butler 
County. 
 
Mr. Wocher presented what a Business Planned Unit Development is and indicated 
that the approval of the preliminary PUD plan would be limited to general 
acceptability of the land use proposed and not construed to endorse precise 
locations of uses, that it has more control than just a “straight” zoning district.  
He further presented that the conditions for the preliminary PUD approval fits with 
the permitted uses, density and that the plan contents meet standards. He further 
stated that they are committed to perform a traffic impact study and pay for 
improvements, and that their proposed open space exceeds PUD standards. 
 
Mr. Wocher stated that the Madison Township land use plan map is not consistent 
with the zoning map and there are other non-agricultural uses in the area. He 
indicated that the plan map is nearly 15 years old and should not be the only basis for 
a decision. He stated that the PUD provides buffers to reduce potential impacts on 
surrounding properties and that they believe the proposed B-PUD complies with the 
county Standard for Preliminary PUD Approval and that use of PUD zoning in this 
location for this use is the right decision. 
 
Brett Oakley 
8083 Dry Run Circle 
Germantown, Ohio 
 
Mr. Oakley began by apologizing that he was not at the last meeting, and said there 
were a lot of questions brought up. He said that he thanks the board for looking at 
this again and stated the way that it was handled made them look at what they 
could do better. Mr. Oakley stated that he started the Land of Illusion in his yard in 
1997 to support the Madison Township Volunteer Fire Department because they had 
no funds to buy equipment.  He further stated that in 2004 they had complaints 
about traffic and they applied for a zone change to move the park to Thomas Road.  
He said that they thought it would be a perfect place because it is on SR 4.  Mr. 
Oakley said there were questions raised about firework permits and they always get 
permits for them as they have professionals come in to do them. He stated that 
there was a question about building permits and he stated that he has done 
building permits sometimes twice on the some buildings.  Mr. Oakley stated that he 
has the State Fire Marshal come in because Madison Township does not have the 
knowledge required for an entertainment facility. Mr. Oakley said some complained 
that he was not paying property taxes, and he contends that he has purchased a lot 
of property in Madison Township. Mr. Oakley stated he does not want his neighbors 
upset and he believes in the community. He said he could put a subdivision there or 
it could be a Wal-Mart. Mr. Oakley stated that Madison Township does not have an 
economic plan. He stated that it is a small little community that is going to grow 
whether it wants to or not. He further stated that there were 5 houses built in the 
community this year and that SR 4 where Land of Illusion is located is an industrial 



area and that he has been buying properties to create a buffer zone from the 
proposed park. Mr. Oakley states that Land of Illusion is currently open 150 days a 
year 23 days for Halloween, 90 days for Aqua Adventures (waterpark) and 
approximately 38 days for the Christmas drive thru. He stated they are trying to have 
indoor events but there needs to be a 365 day plan to build more opportunities for 
jobs. 
 
Scott Phillips, Attorney 
Frost Brown Todd 
9277 Center Point Drive, Suite 300 
West Chester, Ohio 
 
Mr. Phillips stated his job is to talk about legal issues related to this. He states that 
the U.S. Constitution and the Ohio Constitution guarantees people’s ability to be 
able to utilize their property in ways they would like as long as they comply with 
certain regulations.  Mr. Phillips stated that Mr. Wocher has shown that he has 
complied with the process and it was a process suggested by your staff and in fact 
was suggested that it be a B-PUD versus just a zone change. Mr. Phillips stated that 
they complied with the request, and doing the PUD was more expensive for the 
developer, and has many more regulations but that Mr. Oakley gladly did it because 
he is a good community citizen and wanted to cooperate as much as possible.  Mr. 
Phillips stated that they previously came in with a PUD plan at the last meeting and 
it had a lot of questions raised so Mr. Oakley voluntarily withdrew that application 
and went back to the drawing board.   
 
Mr. Phillips stated that they have complied with the PUD preliminary plan approval   
and that that plan is designed to provide the board and the commissioners a good 
sense of what the plan looks like and to basically start the process. Mr. Phillips stated 
in his 20 plus years as an attorney and serving on a zoning board for West Chester 
has never seen a case where in the preliminary plan there has been a 
recommendation from staff that they comply with what is required in the final plan. 
He states that legally he does not think it is defensible and practically does not make 
sense. 
 
He further stated that they are still working very diligently with ODOT trying to get 
access off SR 4. If we were to follow staff recommendation to do traffic studies and 
this is a 10 year plan, how do we decide what traffic is going to be like in 10 years, and 
if access is granted from ODOT would be a waste of money and not practical or 
doable. He states that is the same with the sanitary sewers, that there are lots of 
options available but they need to wait and see. He states that there may be a 
change in the market and it may be determined that the hotel may not ever be 
built. Why would we design a sanitary sewer system for something that may not be 
there? Mr. Phillips states that if they do go forward they would have to come back 
with a sanitary plan and traffic impact studies and all the other engineering things 
that are the required for the final PUD process.   
 
Mr. Phillips stated that for the staff to require this now and as a basis for a 
recommendation for denial he thinks is contrary to law and puts the county in 
jeopardy in the future. 
 
Mr. Phillips indicated that another problem he has is that staff indicated there was 
an issue with respect to inconsistencies with the land use plan and that Mr. Wocher 
is right in saying the land use plan is dated and stale and from his prospective a plan 
that is 20 years old is not a land use plan anymore. It should have been updated after 
5 or 10 years max. Thus because it hasn’t been updated and the area right across the 



street is an industrial zoned area which has current industrial uses but has the 
potential for many other industrial uses. Mr. Phillips stated that the property that is 
in question is now zoned B-3 which is a commercial district which as a matter of 
right allows this amusement park.  Mr. Phillips stated that when you look at it from a 
land use prospective it makes total sense and to rely on a 20 year old land use plan is 
inappropriate.  
 
Mr. Phillips stated that there would be a lot of complaints from neighbors and 
opponents of this project. He asked for the board to listen for opinion versus 
evidence and weigh some of the comments with common sense. For example noise 
complaints, he said over the last five years there has been only a handful of noise 
complaints from the Butler County Sherriff’s office and no citations issued until now 
which they believe is a direct result and a strategy being used by the neighbors to 
try to get this project defeated. There has never been a conviction on the noise 
violation nor does he think there will be.  
 
Mr. Phillips stated that they will have to provide a traffic impact study with each 
phase and the Butler County Engineers’ Office last week looked at Thomas Road and 
without any improvements it is okay for Phase I. In other words they can get RVs and 
campers back into the campground area without doing any improvements and they 
will not even require a traffic impact study for Phase I. 
 
Mr. Phillips stated that Mr. Oakley has a safety plan that will be followed and there is 
no evidence indicating that there has been a rash of crimes or other things caused 
from this business that has been there many years. The evidence does not support 
that there will be problems for Fire and EMS services. 
 
Mr. Phillips stated that Mr. Oakley has complied with requirements for building 
permits as with many developments sometimes there are misses or confusion but 
those have all been remedied. 
 
Mr. Phillips stated that Mr. Oakley is aware of the struggle that Madison Township is 
having and in particular the fire department.  He is very interested in trying to work 
with the trustees to figure out how they can help in the future. 
 
Mr. Phillips stated that he is confident that they have complied with the Butler 
County Rural Zoning Code requirements as it relates to the PUD process and that 
everything else is noise at this point.  He further states that there is a process in place 
that needs to be followed and that Mr. Oakley needs to be treated like any other 
citizen of Butler County and be afforded his due process rights. 
 
 
Testimony in favor:   
Ryan Perry 
6338 Hursh Road 
Madison Township, Ohio 
 
Mr. Perry stated that he is GM of Land of Illusion and that he has lived in Madison 
Township his whole life and is a true community member.  He stated he has been at 
Land of Illusion for 10 years and that he stayed at Land of Illusion to help grow the 
park and add opportunities for families in the community just like it has for his 
family. He states that it is a rewarding job because they never hesitate to give back 
to the community including food banks, churches, hospitals and veterans. He further 
stated it is rewarding to have a place for children in the community to have a place 
to gain work experience. Mr. Perry state that with the expansion would provide 



hundreds of jobs and high school students would have more than just a part-time 
job in the summer, it will give them a year-round experience. He further stated that 
those who work there love it because it is good pay, close to home and there is 
nothing else like it around.  
 
Mr. Perry stated that he feels that Land of Illusion would create tax revenue that 
would allow the community to grow and for there to be less chance of fire or school 
levies in the future. Growth in the area impacts local business would bring more 
businesses and more people into the area to use those services.   
 
Tony Fink 
211 N. Marshall Road 
Middletown, Ohio 
 
Mr. Fink stated has lived at his current residence since 1991 and was fortunate to get 
a job for the City of Middletown in 1993 as a full-time firefighter and retired last 
month.  He stated that as a firefighter you get to go to almost every business in town 
and that he got to see a lot of businesses, especially restaurants, and that the Land of 
Illusion bar is the finest that he has seen in the area. He further stated that anything 
that Mr. Oakley builds is high quality.  
 
Mr. Fink stated that he worked for their main medic in June, July and August of last 
year. He stated he would talk to people they would be from all over. He would ask 
how they would describe it: beautiful and unique and as a diamond in the rough.  
 
Mr. Fink stated that everything that Mr. Oakley said about putting his time and effort 
in the business is true and it is the same with all who work there. He stated he has no 
doubt that anything that Land of Illusion puts on will be made very well. 
 
Doug Lenos 
5322 Circle Parkway 
Middletown, Ohio 
 
Mr. Lenos stated that he met Mr. Oakley and found out that he runs Land of Illusion 
and they pay people to park cars.  He stated at about the same time he started a 
girls fast pitch travel team organization that currently has 24 teams and about 280 
people.  Mr. Lenos stated that it is expensive and that he wanted to make sure that 
no player was left out because they could not afford to participate.  
 
He stated he went to Mr. Oakley and asked about parking to earn money.  He stated 
that at the time the band boosters was doing the parking. Mr. Oakley offered them 
the opportunity to help park on Friday and Saturday night to earn money. He stated 
that two years later the band boosters decided they didn’t want to do it anymore 
and they took it on.  Mr. Lenos stated that they do it on Friday and Saturday night 
and get half of the proceeds of the donation and for every hour that a family 
member parks cars they get $15 an hour credited to their account and a family could 
earn up to $200-$250 per night towards their account and in the fall it could add up 
to $800 - $2,000 towards their travel costs.  Mr. Lenos stated it is only takes 15 or 20 
people to do the parking and Mr. Oakley could staff very easily and keep the money. 
Mr. Lenos states that the opportunity is a real impact for them. 
 
Mike McCoppin 
6465 West Alexandria Road 
Madison Township, Ohio 
 



Mr. McCoppin stated he is the owner of Rose Sports Complex and they opened 
about 10 years ago.  He stated they have a lot of teams come in from all the 
bordering states. He stated he got a call from Warren County Tourism thanking him 
for the 10,000 meals and 2,500 hotel rooms spent in Franklin, Springboro and 
Lebanon.  Mr. McCoppin stated that Mr. Oakley is trying to bring that business to 
Madison Township. He says that if there is a campground he can have his families 
stay there and it would help both of their businesses. He further states that it is the 
same with the restaurants, if Mr. Oakley has a restaurant that they would not be 
going to Middletown for meals and it would keep the money in the township.  Mr. 
McCoppin stated that the gas stations and drive-thrus around keep a schedule so 
that they are staffed to handle all of the people in for their tournaments.  
 
Mr. McCoppin stated that he is worried he will be in this same chair at some point 
because next to his complex is 22 acres that could become a subdivision and that 
they could say that they do not want to hear the kids playing ball in his complex and 
after many years of operation be asked to stop. 
 
Robert Childers 
4154 South Dixie Highway 
Middletown, Ohio 
 
Mr. Childers stated he is speaking on behalf of the Land of Illusion and that he has 
run their security for the last 14 years and it is a family run place. Mr. Childers stated 
he is a preacher and that Mr. Oakley allows Mr. Childers to share the gospel at a crazy 
place and that it makes a difference. 
 
Scott Smith 
7441 Franklin Madison Road 
Madison Township, Ohio 
 
Mr. Smith stated that he lives adjacent to the property and been there his whole life. 
He stated he watched it grow from behind a house to what it is now.  He stated that 
if that it is for the better good and you can put up with a little noise, there are a lot of 
other noise in the township. He further stated that Mr. Oakley is looking to put 
things indoors that will alleviate noise.  Mr. Smith believes that what this will do is 
help fix roads and support the fire department. Mr. Smith stated that Mr. Oakley has 
put a lot of time, effort and money in it and he believes in it and he thinks everyone 
else should too. 
 
John Foster 
3005 Featherstone Drive 
Burlington, Kentucky 
 
Mr. Foster stated that he currently lives in Kentucky but drives an hour each way to 
work on Friday and Saturday night at Land of Illusion. He further stated that people 
from all walks of life have told stories about how they have been helped by the kind 
of people that Mr. Oakley employs. Mr. Foster states that Mr. Oakley is not trying to 
create another Kings Island but something completely different and create 
opportunities for year-round work and keep kids off the streets. He further stated 
that his family has been attending Land of Illusion for 10-11 years and it is always 
getting better. 
 
Joseph Downey 
2023 Logan Avenue 
Middletown, Ohio 



 
Mr. Downey stated that he started at Land of Illusion three years ago as a basic actor 
and now works as a manager.  He stated that growing up he had no family or friends 
but since joining Land of Illusion he has both. He stated that Land of Illusion 
changed his life and is one big family.  Mr. Downey believes that this expansion it 
would bring a lot of jobs and he would like to be a part of it. 
 
Testimony in opposition: 

Alan Daniel 
7060 Michael Road 
Madison Township, Ohio 

Mr. Daniel stated that he is presently one of the trustees and would like to share 
three concerns that they have. First the fire department is not set up for the 
proposed plan safety wise. Secondly, Mr. Daniel stated he asked the engineers office 
if there had been a traffic impact study and was told until they get one they will not 
make a determination. Third, a few years back there was a noise ordinance for 10 PM 
Sunday through Thursday and 11 PM Friday and Saturday. Mr. Daniel further stated 
that it is a rural community and need to be neighbor friendly.  

Wendy Moeller 
6540 Corporate Drive 
Blue Ash, Ohio 

Ms. Moeller stated that she was retained by a group of residents who are in 
opposition of this project. She stated that the proposed economic impact has not 
been represented correctly and that in order to raise $13 million annually for schools 
the value of the appraised land and improvements on that site would have to be 
$940 million.  She further stated that she looked at Great Wolf Lodge (400 rooms 
and indoor water park) and Warren County says it is worth $51 million and Jellystone 
Campground is almost $1 million and some other sites and even if you double their 
current worth that gets the worth to about $60 million. She stated that with the 
current tax rates the total revenue for Butler County at full completion would only be 
about $200,000 not $3 million and for the township $110,000, not the $1.5 million and 
of that 63,000 would go to the fire levies. Schools would get $830,000 not $13 million. 

Ms. Moeller stated that the PUD findings does not meet the land use plan.  The land 
use plan being outdated is an opinion and the township trustees believe that it has 
not changed enough to update and if you look at what is there it really has not 
changed. 

Susan Caudill 
6987 Franklin Madison Road 
Middletown, Ohio 

Ms. Caudill stated she is there in opposition of the proposed zoning change and that 
they will be presenting a slideshow switching off at each slide.  Ms. Caudill presented 
the board copies of the police actions at Land of Illusion the past weekend. There 
were seven incidences and most were noise complaints but also a vandalism with 
tires slashed and a fight disturbance. She further stated that there was another 
warning on Thursday night that is currently going to court November 14 where a 
police officer stated that they could clearly hear the music coming from Land of 
Illusion standing outside the property owners’ house over a mile away. She further 
stated that there was a homeowner two miles away that could hear the music. She 
stated that the township has a noise ordinance.  



 
Matt Richardson 
8923 Thomas Road 
Middletown, Ohio 

Mr. Richardson stated that he lives on Thomas Road where the current entrance to 
Land of Illusion is and that it is a country road with no shoulders.  Mr. Richardson says 
he cannot imagine campers and travel trailers using this road.  Mr. Richardson 
contends that the road is not proper for the current business that there are many 
accidents with the most recent being a fatality. 

Jim Murphy 
7189 Franklin-Madison Road 
Madison Township, Ohio 
 
Mr. Murphy stated he lives at the intersection of Morningstar Road and it is very 
dangerous and he has witnessed very bad accidents and with added traffic it is 
going to be worse. He stated that right now when Land of Illusion is operating it is 
much worse. 

Eddie Crowe 
8300 Franklin Madison Road 
Franklin, Ohio 

Mr. Crowe stated that he lives on the Warren County side of the road and 
demonstrated that the Rumpke trucks can barely get through and the roads are 
hazardous. He stated that Franklin Township would also have to bear the costs of 
road maintenance and would not benefit at all from Land of Illusion. 

Zach Posey 
7203 Germantown Road 
Middletown, Ohio 

Mr. Posey stated that he has lived in his home for 14 years and he is separated from 
Land of Illusion by SR4. He states that SR4 in this area is a limited access highway 
which means that property owners have no easement or right of access. He further 
states that Land of Illusion has been trying to gain access since 2013 and they have 
been denied.  Mr. Posey stated that ODOT purchased property from an owner to 
preserve safety and limit access points.  

Alison Manning 
7520 Hollyview Drive 
Middletown, Ohio 

Ms. Manning stated that she currently works for a local municipality coordinating 
natural resources and construction projects that include utility infrastructure and it 
involves roadway as well.  She stated she holds several professional licenses and 
would like to voice concerns about the infrastructure this proposal requires.  Ms. 
Manning presented a statistic from Great Wolf Lodge, she stated that their 68,000 sf 
indoor waterpark would require 3,000 gallons of water daily just to replenish the 
water lost from general activities. She further stated that it is 3 times the amount of 
water her family uses monthly. She stated that this proposal would require two and 
a half times that amount and it does not take into consideration the 150 gallons a 
day per hotel room. 

Ms. Manning further stated that there is a large lack of federalized legislation in place 
that governs safety and operation procedures for a water park. She states that it 



means that the county will receive a percentage of the more than 4,200 people that 
are injured each year at waterparks. 

Ms. Manning stated that another concern is sanitation.  She stated that the 
sanitation plan was described in a vague manner and does not address where the 
waste will go.  Ms. Manning stated that the Ohio EPA noted that on-site options do 
not appear to be viable given the scale of the project. She further stated this is a 
concern especially because Warren County has already denied a sewer tie-in. 

Ms. Manning stated that there is also a concern over water testing. She states there 
is not currently a government agency that monitors the water or the testing. She 
states that since it is not a swimming pool but a bathing beach that Butler County 
Health and Ohio Department of Health are not responsible. She further states that 
ODNR only monitors government owned bodies of water and Ohio Department of 
Agriculture would only be monitoring pesticide use. 

James Elam 
5306 Mosiman Road 
Middletown, Ohio 

Mr. Elam stated that the current fire department only has three small stations and 
they are spread around a rather large township. He states that there is only two part-
time round the clock EMS workers and no regular, consistent fire department on 
staff all the time.  He stated they do 1,000 calls a year and currently 10 of those are for 
Land of Illusion.  He states that they would expect those to go through the roof if 
they open a facility of this size.  Mr. Elam stated that Madison Township relies on 
mutual aid from surrounding areas because they do not have the facilities or 
equipment necessary and at minimum would have to purchase a ladder truck for a 
hotel that is 100’ tall and that is a $1 million investment. Mr. Elam further stated that 
there is currently an 8” water main and it is sufficient for a house fire but not for a 
structure fire of this size.  Mr. Elam stated that there is only one EMS facility in the 
township and it is a 20 minute drive away and that it would monopolize response 
time in the township. Mr. Elam continued that in order to provide the services, 
purchase the equipment and build structures to support this that a fire levy would 
be required. He asked if the community had been polled, would there be support of 
the levy and he continued that Land of Illusion alluded that they would pay for it, but 
no one has said that for sure. 

Mike Gross 
2208 Middletown Eaton Road 
Middletown, Ohio 

Mr. Gross stated that he is a third generation Madison Township resident that moved 
away for a while and has lived at his current location for 12 years.  He stated that 
during his time away he worked for the U S Forest Service at the campgrounds at 
Land Between the Lakes. He stated that he saw firsthand that there is an increased 
rate of crime in campgrounds especially when alcohol is involved and that on US 
Forest land alcohol is prohibited.  Mr. Gross stated that Land of Illusion will serve 
alcohol on the premises. He further stated that the current figures do not add up in 
regards to revenue and who the responsibility of funding will fall to with the increase 
in crime and incidents and that most amusement parks provide their own security 
to help lessen the burden on local resources. 

Mr. Gross stated that a 2019 study found that crime increased 198% in neighborhoods 
surrounding an amusement park and like businesses and those rates increase with 
additional attractions including hotels, bars and restaurants all of which Land of 
Illusion is proposing.  Mr. Gross stated that with the easy access to SR4, Interstate 75 



and Interstate 70 and two major metropolitan areas would make a proposed hotel at 
this location prime for drug and human trafficking. 

Dave Elam 
7083 Franklin Madison Road 
Middletown, Ohio 

Mr. Elam stated that the Madison Township land use map was updated in 2006 and 
Trustee Alan Daniels in June of 2020 stated there was no plan to update it because 
not a lot of change has happened. He further stated that this is a rural community 
that needs to stay a rural area because that is what the people who live there want.  
Mr. Elam stated that some of the oldest homes in the area are in Madison Township 
and that it would be spot zoning if it is allowed to go through that gives special 
benefit to the individual property owner not enjoyed by owners of similar property. 

Mr. Elam stated that in June the Land of Illusion presenter stated that it is impossible 
to predict land use as it is market driven yet it did not prevent Walt Disney World, 
Kings Island, Disney Land or Cedar Point from developing the right way. He stated 
that this expansion is the wrong type of development for this location and it 
completely goes against the land use map, and that it could possibly be considered 
spot zoning. 

Mr. Elam then presented a slide to describe the industrial park across from Land of 
Illusion.  He stated that he drives by every day and there is not a lot of activity there. 
He stated that it grew from 1994 to 2009 and from 2015 to present day has decreased 
in size. He further stated that in 2013 or 2014 the Marflex building burned down and 
Mr. Oakley did not rebuild in this location and took jobs and tax revenue to Warren 
County. 

Michelle Maddox 
6459 Kalbfleish Road 
Madison Township, Ohio 

Ms. Maddox stated she would like to speak on employment at Land of Illusion.  She 
stated her son worked there and was paid in cash. She stated that acting pays $40 
per night which is $5.00 per hour and Rides pays $50 per night which is $6.25 per 
hour and sniper patrol was also $50 per night. She stated that minors were working 
from 6 PM to 2 AM and that her son started working there when he was 13 years old 
with no work permit required.   Ms. Maddox stated that there are carnival type rides 
being operated by those as young as 13 years old with little or no training. 

Joe Lucas, attorney for client Rhonda Posey, a Madison Township resident 
61 N. Dixie Drive, Suite B 
Vandalia, Ohio 

Mr. Lucas stated he wanted to speak about the cost of Land of Illusion expansion 
and the costs to the community. He stated that Land of Illusion currently owns 
properties under different names and pay approximately $30-40,000 in property 
taxes and the township gets about 20% of that or $6-8,000 per year.  He states that if 
Land of Illusion develops their property as they have proposed that will definitely 
raise the value and increase the taxes but it is nothing compared to the overall 
township budget of $3 million. He further states that Land of Illusion will not be a 
significant source of revenue for the township, because property taxes are about 1% 
of the revenue and there is no local income tax and Land of Illusion will not be 
located in a TIF or JEDD that would produce revenue outside of property taxes.  Mr. 
Lucas further states that sales tax will also not benefit the township as it goes to the 
state and county. He also states that because it is in a township you cannot have an 
admissions tax. Mr. Lucas stated that other amusement venues pay taxes that 



enhance the tax base, but the proposed amusement park will just consume 
resources from the township tax base and overall be a net negative for the township. 

Mr. Lucas stated that Land of Illusion will not provide jobs that will support a family, 
that a median township family makes $55,000 per year and has a home worth 
$155,000.  He states that you would not make enough money at Land of Illusion to 
live in Madison Township and at best is teenager work. 

Mr. Lucas stated that the cost imposed upon the township taxpayers in terms of 
road widening and maintenance, increased EMS runs, etc. far exceeds any increase 
in tax revenue. 

Kirk Reich 
7740 Twin Oaks Drive 
Middletown, Ohio 

Mr. Reich states that he lives just adjacent to the property and wants to state for the 
record that they are not good neighbors as was previously testified. The noise is a 
huge problem and they violate the noise ordinance on a regular basis and do not 
care.  He further states that the neighborhood/township is frustrated and concerned 
that if this gets approved they would not follow the rules when they do not follow 
the existing rules.   

Mr. Reich states that he does not doubt the quality of the facilities they would build, 
that is not the issue, and it should not be expanded to the detriment of the 
neighbors. He stated that two of the people testifying for them have the exact same 
argument that he has. He stated that one said that when they moved to the golf 
course they knew there was a golf course but Mr. Reich said when he moved here 
there was not an amusement park or a scream park. He further states that it was not 
what they expected or wanted when they moved to Madison Township. He further 
stated that another was worried that a subdivision would move next to their 
business and complain to get his business changed, but that is not what is 
happening here either, the people predated the park and the zoning was predated 
in that fashion and that is what the zoning should be kept as.  He further stated that 
they do not appreciate the fact that they have to keep defending the same issue, 
that they predated it and do not want it. 

Mr. Reich stated that Mr. Oakley said his dream was to have a great park here and his 
dream was to retire in Madison Township in peace and quiet and that is what he 
expects but not what he has right now. 

Shannon Day 
7083 Franklin Madison Road 
Madison Township, Ohio 

Ms. Day stated she would like to speak on concerns they have about environmental 
and permitting.  She stated that the Ohio EPA and BCEO has acknowledged that the 
Land of Illusion has a history of ignoring local permit requirements and that given 
this it would be no surprise if state requirements were also ignored. She further 
stated that this was coming from government agencies not just local residents.   

Ms. Day presented photos and video of water runoff from Land of Illusion property 
on Franklin-Madison Road and she stated it goes over the road several times a year 
and is extremely dangerous. She further states that it has been determined by Butler 
County Soil & Water in past submittals that there would have to be significant storm 
water systems in place for a project like this.  Ms. Day states that she has a great fear 
that this will never be taken seriously as Mr. Oakley continually blames the township.  



Ms. Day further stated that as a comparison LeSourdsville Lake Amusement Park 
closed after Kings Island opened as they did not get the overflow like they had 
hoped, so how do they think the demand would be for Land of Illusion?  

Stefanie Richardson 
6931 Franklin Madison Road 
Middletown, Ohio 

Ms. Richardson stated she wanted to share what it was like living behind Kings 
Island in Kings Mills, Ohio. She stated that Kings Island originally purchased 1,600 
acres in 1969 and developed 364 acres. She further states that Kings Island is 39 
minutes from the current proposed site, which brings up the question again of what 
need is Land of Illusion going to fill that Kings Island does not already.  Ms. 
Richardson stated that in 1997 the City of Mason annexed most of Kings Island to 
reduce the impact on Deerfield Township. She stated that her father was a Warren 
County deputy in the 1980s and 90s and can remember the rising costs for police 
and fire that Kings Island brought, he also remembers the drugs, the thefts and the 
extra traffic detail required. She stated that when Kings Island opened in 1972, 
Deerfield Township had 4 squads and was ill prepared for an amusement park.   

Ms. Richardson further stated that Kings Island’s success came after over $300 
million in investments with over 100 attractions and a water park in a prime location 
on I-71.  She stated that there were a couple of things that did not work for Kings 
Island that Land of Illusion thinks will work behind her home. She stated the 
campground that Kings Island closed in 2004 had plenty of parties, drugs and a few 
year-round residents. She further stated they had a hotel that was also shut down.  
Ms. Richardson stated that Land of Illusion wants both of these features and are 
located 15 minutes away from the nearest major highway in a residential area.  

Ms. Richardson stated that she graduated from Kings High School right next to 
Kings Island and worked at the McDonalds on Kings Island Drive where she 
witnessed fights, drug use, vandalism, trash and constant destruction from people 
not from the area.  She stated the growth that area she saw in 27 years was too 
much for her and not what she wanted for her family and that now she could be 
living it over again.   

Ryan Spears 
7520 Hollyview Drive 
Middletown, Ohio 

Mr. Spears stated that while they have many concerns about the expansion they did 
consider the positives of that proposal and he believes that what Mr. Jones said 
about it being a beautiful design in the wrong location sums it up. Mr. Spears stated 
that approving the zoning change would reward bad behavior and Madison 
Township does not want this in their “back yard”. 

Robin Rook 
7461 Michael Road 
Middletown, Ohio 

Ms. Cook stated she has been a resident in Madison Township for 30 years and 
where she lives she is not directly impacted by the noise from Land of Illusion but 
where she attends church on Thomas Road has been impacted.  She stated that on 
the nights they have church and Land of Illusion is operating they will cannot go 
down Thomas Road to the church.  



Ms. Cook further stated that she is a former EMS and worked at both Kings Island 
and Americana and saw some terrible injuries, but they had their own EMS and their 
own fire and Madison Township will not be able to support. 

Darrell Richardson 
6931 Franklin Madison Road 
Middletown, Ohio 

Mr. Richardson stated that it has been a few months since the last meeting and we 
are again arguing against plans that have changed very little, and while it is smaller 
it is still much too large for his small rural community.  He further stated that the 
existing business is already a strain on the township resources plus it is riddled with 
unknowns.  

Mr. Richardson states he would like to share some of the grievances he has as a 
result of Land of Illusion. He stated that he has to park a vehicle at the end of his 
driveway to keep people from turning around in it all night and just a few weeks ago 
he was standing in his driveway talking to a neighbor and one of their customers 
turned into his driveway and as they backed out began to yell profanities. He further 
stated that the concert that was held October 23P

rd
P had photos hanging on his walls 

vibrating and only after calling the police was the music turned down. He further 
states that what used to be a small Halloween seasonal annoyance has now became 
a year-round issue. Mr. Richardson asks that this be turned down once again. 

Amy Bowser 
8033 Morningstar Road 
Franklin Township, Ohio 

Ms. Bowser states that she lives in Warren County and is representing folks who live 
outside the municipality that are opposed to this expansion.  She further states she 
has lived there 17 years and has watched Land of Illusion go from a dilapidated hog 
farm to what it is today.  She states she witnessed the noise and the light pollution. 
Ms. Bowser states that when they moved there with their young family they 
expected a certain way of life. She states they are opposed to the expansion as it is 
very close to natural areas and parks and the Twin Creek waterway.    

John Pruitt 
7427 Franklin Madison Road 
Middletown, Ohio 

Mr. Pruitt stated that he is the fourth owner of Triangle Fishing Lakes that has been 
there over 80 years. He stated that Mr. Oakley has not offered to talk to him in good 
faith about the plans and that if there is a campground built his pay fishing lake will 
be gone. 

David Stoutenborough 
10815 Farmersville West Carrollton Road 
Germantown, Ohio   

Mr. Stoutenborough stated that he owns the property to the west of Land of Illusion 
but does not choose to live in the farmhouse on the property where he was raised as 
Land of Illusion has become a nuisance to the neighborhood. 

Neutral testimony: None 

Mr. Buddo asked when the most recent land use plan update for Madison Township 
occurred. Mr. Acuff replied that it was September of 2001. 

 



Mr. Buddo made a motion for denial, seconded by Mr. Fink. Motion carried 4-0. 
 
AYES:  Lipps, Lowell, Fink, Buddo  
NAYES:  None   
ABSTAIN:  None 
 
ADJOURNMENT 
 
Mr. Lipps made a motion to adjourn, seconded by Mr. Fink. Motion carried 4-0. 
 
 
These minutes represent a summary of these proceedings and do not purport to be 
the entire record. A complete transcription of these proceedings was taken from an 
audio tape under supervision of the Secretary and may be obtained upon written 
request.  Any charges associated with preparing such transcript shall be borne by 
the person requesting. 
 
Hamilton, Ohio 
 
October 26, 2020     _____________________ 
       Chair 
 
       _____________________ 
       Secretary 
 


	Approval of Minutes
	Ms. Lowell made a motion to approve the minutes of the September 14, 2020 meeting. Second by Mr. Lipps. Motion carried 4-0.

