
 
 

Meeting Minutes    

Monday, November 16, 2015, 7:00 PM 

 

MEMBERS PRESENT Jeffrey Buddo, Chair 

 John Fisher, Vice-Chair 

 Larry Fink 

 Lisa Sandlin 

 

STAFF PRESENT  Zeb Acuff, Planning Administrator 

Lee Margraf, Administrative Assistant 

 

 

Mr. Buddo called the meeting to order at 7:00 P.M. with a roll call of members. 

 

APPROVAL OF MEETING MINUTES: 

 

Ms. Sandlin made a motion to approve the March 16, 2015 Meeting Minutes as submitted.  Mr. Fisher 

seconded the motion. Motion carried. 

 

AYES:  Sandlin, Fisher, Fink, Buddo 

NAYES:  None 

_____________________________________________________________________________________ 

 

NEW BUSINESS: 

 
RZC 15-03 A-1 District to B-3 District 

Millville DOHP 

Section 4, Town 3, Range 2 

Ross Township  

 

Mr. Acuff showed an aerial image of land and said the applicant is requesting a rezoning of a portion of 

this parcel, just the northern 200 feet of this backward L- shaped parcel is just around 1.9 acres just across 

from the fire station. 

 

Mr. Acuff said the applicant would like the zoning to go from Agricultural to B-3 General Business and 

showed the zoning map of the area and said the applicant’s intent is to build a 9,100 square foot retail 

building and 30 parking spaces and provided more detail on the proposed development then showed a 

preliminary site plan to show how things might lay out on the site but indicated the site plan is not what is 

being evaluated tonight, just the rezoning request and the site plan would likely change and is subject to 

specific site plan requirements in the Rural Zoning Regulations. 

 

Mr. Acuff outlined the types of businesses permitted in a B-3 zoned district. 
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Mr. Acuff showed the Land Use Plan map for the area which was approved in 2008 and said the vision 

for this area in the future is for Planned General Business district and said staff received a letter from the 

Ross Township Trustees who are opposed to the rezoning based in part of their concern the proposed 

retail use does not conform with the Township‘s Land Use Plan vision of Planned General business use 

and a copy of the letter is in the Board members’ packet.  Mr. Acuff noted the Township Trustees held a 

public meeting and he then highlighted staff comments, including staff’s view that B-1 zoning may be 

more suitable for the proposed use, however, based on the Township Trustee’s unanimous position of 

opposition, and the other findings, staff recommends denial for rezoning from A-1 to B-3 district.  

 

Applicant, Mr. Robert Gage, BGT Realty Corporation, 9010 Overlook Boulevard, Brentwood, TN, 

37027, introduced himself and said his company is the developer for the proposed project, and gave some 

background history on their search for a suitable property for the use they are proposing and his 

communications and interactions with Mr. Bob Bass, Ross Township Administrator and County staff to 

date and said they fully intend to adhere to all regulations and specifications necessary and will not be 

asking for any other variances on anything else. He added they create quite a few of these stores annually 

and are familiar with the requirements.  Mr. Gage addressed concerns about traffic congestion and speed 

in the area and expressed some of his research findings and offered to answer any questions from the 

Board. 

 

Mr. Buddo asked Mr. Gage if they would be willing to go to B-1 zoning and Mr. Gage replied they would 

actually prefer to rezone to B-1 zoning and understand the restrictions of B-1 district and stated they have 

a couple retailers to solicit it to. 

 

No other questions from the Board.  

 

Mr. Buddo opened up the meeting for public comments. 

 

TESTIMONY IN FAVOR:  Mr. Mike Dittman, 2660 Nichols Road, Hamilton OH   

 

Mr. Dittman said he is the property owner and entered into this contract with this realty company in good 

faith based on the information we had for the area because it was planned for future use and he was 

confused why the Township Trustees are not wanting to support this when he believes it was supported in 

2008 when the Land Use Plan was adopted as they must have then and he feels the company that 

approached him meets the needs and feels the traffic is there and is why they are interested in the property 

to justify putting a retail project in and said the fire station was put there without concern about traffic and 

said his brother objected the other day and stated his brother runs a farm nearby and runs a business there.   

Mr. Dittman said the opposition to this project is based on emotion and he does not see any logical reason 

why it (zoning) can’t be changed and added keeping any farm property in the county is difficult and isn’t 

sure how much longer anyone can keep making money at farming at this point.  Mr. Dittman said this 

proposal would result in creating jobs and increased tax revenue to the County.  Mr. Dittman formally 

apologized for the Geo-tech people who came in and crossed the Haubner’s property, the adjacent 

property and instructed the local contacts to make sure that didn’t happen but it was not clearly 

communicated and he apologized for that and said they were there trying to do their job and weren’t 

paying attention to whose property is whose and he supports this zone change and thanked the Board 

members of this Commission.  

 

Mr. Buddo responded to Mr. Dittman and said if he wants to speak with his Township Trustees they can 

tell him why the fire house was located there, and in Hanover Township his own experience as a Trustee 

sometimes it’s the government who advises where they needed to locate their fire station so it isn’t just a 

matter of wanting to pick a random location and he believes that also applies to Ross Township as well 

but encouraged him to pursue that with the Ross Township Trustees.  
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Mr. Dittman stated he asked one of them in the past but didn’t get a good response but he didn’t ask Mr. 

Willsey and Mr. Buddo replied he was sure Mr. Willsey would be willing to discuss that with Mr. 

Dittman in the future or at a Township meeting.  

 

Mr. Gage commented he wasn’t aware this was going to be discussed at the Trustees meeting and would 

have appreciated being notified the Trustees were going to discuss this at their meeting. 

 

 

TESTIMONY IN OPPOSITION:  Mr. Gary Dittman, 1589 Ross-Millville Road, Ross Township; Gary 

Haubner, 5881 Woodbridge Lane, West Chester Township; Ms. Toni Haiber, 1255 Ross-Millville Road, 

Hamilton; Mr. Tom Willsey (Ross Township Trustee), 3421 New London Road, Hamilton, OH;  Mr. 

Larry Thinnes, 4101 Hamilton Cleves Road, Ross Township; Mr. Eric Stephens, 2881 High Street, 

Millville 

 

Mr. Gary Dittman said he agrees with his brother regarding farming and said he wasn’t advised that any 

of that land was going to be up for sale and hopes to keep his farm land as long as he can and spoke of 

concerns about water runoff problems and showed the Board a map where there is erosion. 

 

Mr. Haubner said he lives in West Chester but is here on behalf of his parents, Mr. Vern and Esther 

Haubner, 1305 Ross-Millville Road, who, for fifty years, have lived directly behind the parcel being 

proposed for rezoning and said he and his parents are in opposition of this and voiced his concern about 

increased traffic problems and accidents, safety, the impact on the rural character of the area and feels it 

does not meet the intent of the Township’s Land Use Plan and the impact on the rural culture. He added it 

would be better if they located the business further north or south where other existing businesses are 

located and asked the Rural Zoning Commission to not approve this request.  Mr. Haubner offered the 

Board to show pictures of the traffic congestion in that area taken by Ms. Toni Haiber. 

 

Ms. Toni Haiber said the pictures with just the lights were taken around 6:20 p.m. and the others at  

4:30 p.m. on a Thursday.  Ms. Haiber said she is curious what the proposed building will be constructed 

with (cement or metal) and said there are plenty of locations available in the center of Millville for them 

to put their business and noted the property has been in the family for over 100 years hopes the board will 

turn it down.  

 

Mr. Willsey introduced himself and said he is a Ross Township Trustee and addressed a few points 

brought up earlier including why they put the fire station where they did, to meet the needs of the 

community in that area and said this is not an emotional issue for him but he does have the concerns of 

the citizens.  He provided a background on the Township’s Land Use Plan process and said a lot of time 

and input went in to the development of the plan and the spirit of the Land Use Plan is what he is talking 

about – when they said “business development” they meant a group of businesses that would share a 

common drive and parking lot – we do not want to curb cut every 200 feet and that is not the intent of the 

Land Use Plan.  Mr. Willsey said this is spot zoning in the middle of a field with no other businesses 

around, and there are several vacant locations available for them now.  Mr. Willsey voiced his concerns 

about the potential increase of fatal accidents in the area, speeding traffic, flooding right down the road 

after extensive rains, setback distance, said he feels it sets precedence for spot zoning and they are 

opposed to it and said he feels zoning is put in place to protect the residents’ interests there and this 

certainly does not do that. 

 

Mr. Willsey said he opposes this and offered to answer any questions. 
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Mr. Fink said while looking at the Land Use Plan the area is shaded in red for General Business and asked 

Mr. Willsey what then has changed since 2008 to which Mr. Willsey replied nothing has changed, but the 

spirit of the plan was to have planned business development not spot zoning.  There are places in Ross 

Township for business but we did not envision a store here and there; we envisioned one access/one 

egress with shared parking lots and are what we envisioned in 2008, not curb cuts all over and that was 

our intent and that truly was the spirit of the Land Use Plan. 

 

Ms. Sandlin said it was stated earlier that the Township Administrator, Mr. Bob Bass, had recommended 

B-3 zoning and asked Mr. Willsey if he knew anything about that.  Mr. Willsey said that is not exactly 

what was said and he spoke with Mr. Bass about it and he certainly did not tell the applicant to put it there 

and it was brought up in the Planning meeting.  

 

Mr. Buddo said as for traffic, we all know and have been hearing for years that road will eventually be 

widened there and there is a proposed bypass there as well. 

 

Mr. Willsey commented even if the road gets widened to be four (4) lanes it will still funnel down at the 

bridge in Millville so how do you get past the funnel - it will be a tremendous burden for traffic. 

 

Mr. Willsey said both County staff and Butler County Planning Commission heard the same arguments 

and decided to recommend turning this down and the Township Trustees did take that into consideration.   

 

Mr. Fisher asked Mr. Willsey if he is comfortable with the current land use as it is in that location – and 

Mr. Willsey replied yes and while everyone wants it to remain farm land forever, nothing lasts forever 

and we understand that but today is not forever and maybe fifty years from now attitudes may change but 

if it is one (1) store it will still be spot zoning. 

 

Mr. Buddo said he thinks he understands the intent of the 2008 Land Use Plan, just because at one time 

they said, “yeah we want that to be a business” the intent was to envision the size of business, the type of 

business and he’s from Hanover Township and it took Hanover Township two and a half (2 ½) to three 

(3) years to their do their Land Use Plan and he was on the Board of twelve people, so sometimes people 

look at it but don’t understand it.  The intent is different than what a picture with blue or red is.  

 

Mr. Fisher asked Mr. Willsey if the decision was unanimous with the Trustees and Mr. Willsey replied 

yes.  

 

Mr. Willsey said he wanted to address Mr. Gage’s comment of wishing he could have been notified of the 

Trustee’s meeting, and said they have Trustees’ meetings the first and third Thursday of each month and 

are open to the public and have done so for at least thirty years and that was not on the agenda – it came 

up during the public comment portion where the Trustees’ ask if anyone from the public would like to 

address any concerns and came from the audience. 

 

Mr. Larry Thinnes, said no farmer should be deprived of selling their farm and this is their 401k 

(retirement plan) and if they want to sell it to a business and if that is what they want to do that is fine, but 

if it is a business in that area there needs to be a service road and you really can’t do that on two (2) acres 

of ground.  Mr. Thinnes said bringing a General Dollar store would bring in business and great jobs but it 

is the spot zoning and does not believe this would be smart growth.  It should be zoned Business Planned 

Unit Development district not a B-3 district and he doesn’t like the idea of it being B-3 zoned. 

 

Mr. Stephens said he is concerned about this and has seen numerous strip malls developed only to close 

and become blighted which brings in criminal activity he doesn’t want to see that happen to this property.   
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NEUTRAL TESTIMONY:  None 

 

Applicant, Mr. Gage returned to the podium and said he has a copy of Mr. Bass’ email if anyone is 

interested in reading it.  He responded to some of the comments raised, including but not limited to curb 

cut determinations, traffic counts, storm water issues, comments about “spot zoning” and said he doesn’t 

understand when the vision is clearly designated as a future business planned area and is the main reason 

why they continued down this path they will meet all requirements and will set the building back  so if 

Route 27 is expanded they’ll be ready for it and if they expand it they will also widen the bridge; and 

offer to put in an easement for any cross-access if any of the other 36 acres is sold; meet all of the 

requirements and mentioned the increase of sales tax and employment opportunities created with this 

proposal. 

 

Mr. Buddo asked Mr. Gage what their theory is about opening new locations to which Mr. Gage replied 

as the developer we do not pick the location, the retailer does all of the research and demographics and 

makes the decision, however his company would not be putting a million dollars into a project if they 

thought it was too close to another store and they build 100 stores a year in 27 states and this is a very 

strong retailer, largest retailer by store count, and in the six (6) years they have been working with them 

they have never closed a store due to lack of sales. 

 

Mr. Buddo asked Mr. Gage if he anticipates asking for any additional variances for this location because 

they are requesting a variance in McGonigle for a parking lot.  Mr. Gage said their parking restrictions are 

tougher restrictions out there and added there are 15,000 of them in operation and they all have 30 

parking spaces and it’s never full. 

 

Mr. Fisher asked Mr. Gage if they have any plans for the rear of the building to which Mr. Gage replied 

yes, they will be heavily landscape along the backside of the building as well as a six-foot tall privacy 

fence and if more landscaping is needed for privacy we have no issues with that and want to be as easy 

and friendly to our neighbors and do not want to be a nuisance to anybody. 

 

Mr. Fink said he read the message from Mr. Bass to Mr. Gage and there is no reference to directing the 

developer to a B-3 zoning and wanted to bring it up for clarification as the topic was raised earlier.  Mr. 

Gage said it wasn’t stated in that email but Mr. Bass did indicate B-3 district would be the best course of 

action for a rezone of this property and is the only reason why they asked for it and they’d be happy to 

adjust it to B-1 rezoning.  

 

Mr. Fisher asked if lighting and signage would be typical to which Mr. Gage replied yes, gave details and 

said all lights will be pointed down. 

 

Mr. Mike Dittman commented on the flood water and drainage issue and said this is not highly erodible 

and is relative flat and is not an issue on the site. 

 

Mr. Buddo asked Mr. Acuff if the applicant decides to go to a B-1 district do they have to reapply and 

how does that actually work? From leaving the B-3 request would have they to start all over and go back 

to the Planning Commission? 

 

Mr. Acuff said this Board and the County Commissioners have the flexibility to approve a modified 

version of the request, but without doing more research on it he feels it would be acceptable.    
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Mr. Buddo asked Mr. Acuff if at the Planning Commission they offered to go to B-1 and Mr. Acuff 

replied as he recalls it was offered by the applicant but does not recall there being any discussion on it but 

it was offered.  

 

Mr. Fink said he knows that County staff denied this but asked would it have been different if the original 

request had been to rezone to B-1?  Mr. Acuff replied, “The opinions of the Township Trustees weighed 

heavily on the staff’s decision”.  

 

There was no more discussion or questions.  

 

Mr. Buddo made a motion for denial because the Ross Township Land Use Plan and intent was different 

than what is being presented and the Land Use Plan committee was looking for at that time and the 

Township Trustees are speaking for not just a few residents but a lot of residents.  Mr. Fisher seconded 

the motion.   

 

AYES:  Buddo, Fisher, Sandlin, Fink 

 

RESOLUTION # RZ-1504 

_____________________________________________________________________________________ 

 

ADJOURNMENT 

A motion to adjourn was made by Mr. Buddo, seconded by Mr. Fisher.  All in favor, motion carried. 

Meeting adjourned. 

 

These minutes represent a summary of the proceedings and do not purport to be the entire 

record. A complete audio recording of these proceedings may be obtained upon written request. 

Any charges associated with preparing such recording or transcript shall be borne by the person 

requesting same and must be prepaid. 

 

Hamilton, Ohio 

November 16, 2015 

 

 

________________________________ 

Chair 

 

 

________________________________ 

Secretary 


