
 

BUTLER COUNTY RURAL ZONING COMMISSION                               
Butler County Administration Center 
Hamilton, Ohio         
 
 
REGULAR MEETING:  Tuesday, May 20, 2009, 7:00 p.m. 
     Butler County Government Services Center 
     Conference Room #1, First Floor 
     315 High Street 
     Hamilton, Ohio 45011 
 
ROLL CALL: 
 
MEMBERS PRESENT:  Glenn McGraw, Chair 
 Jeffrey Buddo, Vice-Chair  
 Larry L. Fink 
     John Fisher 
     Lisa Sandlin 
 
 
MEMBERS ABSENT:  None 
 
STAFF MEMBERS PRESENT: David Fehr, Planning Director 
   James Fox, Zoning Inspector & Floodplain Administrator 
     Joseph Schmidt, Senior Planner 
 
 
 
 
Mr. McGraw called the meeting to order. 
 
APPROVAL OF MINUTES: 
 
March 3, 2009 meeting 
 
Mr. Fink made a motion to approve the minutes from the March 3, 2009 meeting.   
Mr. Fisher seconded the motion.  Motion carried. 
 
AYES:  Fink, Fisher, Sandlin, McGraw 
 
NAYES:  None 
 
ABSTAIN:  Buddo
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RZC 09-02  
Safe Haven Farms, Change from A-1 (Agricultural District) to PCD 
(Planned Conservation Development District) 
Madison Township  
 
Mr. Schmidt gave a brief overview of the Zone Change Application process as dictated 
by the State of Ohio and said this was the second of three required hearings, the third 
would be for the County Commissioners approval and it would be scheduled after this 
hearing, in case this item were to be tabled today.   
 
Mr. Schmidt said the applicant, Safe Haven Farms, is requesting a zone change from 
A-1 (Agricultural District) to PCD (Planned Conservation Development) District for a 
59.548 acre parcel located at 5970 No Mans Road, Madison Township. 
 
Mr. Schmidt said the current zoning for the parcel is A-1 (Agricultural District). 
 
Mr. Schmidt showed an aerial map of the area (this property outlined in yellow) and 
said according to the Butler County Zoning Resolution (he cited the Resolution), “The 
intent of a Planned Conservation Development District is to provide an optional 
development alternative to property owners and developers who are developing 
larger tracts under single or common ownership in a unified way with the intent of 
conserving large portions of the natural environment.  These regulations are 
designed to provide the flexibility to use sites efficiently and to create innovative 
projects.” 
 
Mr. Schmidt said this was presented a couple of years ago and was actually added the 
Planned Conservation Development District to the Butler County Zoning Code and 
this would be the first time this type of development has been presented to Butler 
County. 
 
Mr. Schmidt said a Planned Conservation Development District looks at keeping at 
least 50% of the property as some type of open space and as you will see in the site 
plan later, the applicant is keeping 58% of the property as open space which would not 
be developed later.  He added that they could use it for trails or continue some types of 
agricultural use, but it could not be developed.  This is something very appropriate in 
areas such as this in Madison Township, which is very rural in character.  
 
Mr. Schmidt showed a zoning map of the area and said the surrounding zoning is A-1 
(Agricultural District) and the parcel outlined is obviously A-1, as are all of the 
surrounding properties. 
 
Mr. Schmidt showed the future Land Use Plan for Madison Township which 
designates this property to be Agricultural.  Mr. Schmidt said “Agricultural”, as 
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defined by the Madison Township Land Use Plan is, “Land that is most suitable for 
cultivation of crops, the raising of livestock, or other types of related farm uses.”  
 
Mr. Schmidt said the applicant is proposing to have six residential structures on the 
property and they would be lived in by adults with autism and the applicant is 
proposing a number of different activities that will go on the site, and much of the 
anticipated uses, such as animal care, gardening and landscaping are very appropriate 
in an Agricultural District.  Some of the other uses on the site discussed included 
crafting and learning life skills and would occur in the existing buildings or structures 
that essentially look like a barn.  He added they really do keep a rural character with 
this proposed development. 
 
Mr. Schmidt presented the applicant’s site plan and said there are horses on the 
property already and ponds.  Mr. Schmidt indicated where the existing horse barn and 
structures are, as well as the location of the proposed houses (hatched area on the 
map). 
 
Mr. Schmidt said the maximum number of houses they could have on the site is six, 
which is what they are proposing and with a Planned Conservation Development you 
can have a certain number that has to be in there, and if there are any more than that, 
the applicant would have to come back before the Board for a complete zone change.  
He added that this is a very important point for both Board members and citizens to 
be aware of.  
 
Mr. Schmidt indicated the location of the proposed “day hab” (short for “day time 
rehabilitation center”), softball area, basketball area, future pool and a couple of 
parking lots that would be there. 
 
Mr. Schmidt said the applicant is attempting to maintain the rural character of the 
area by proposing the new structures to be built so that they are not visible from No 
Mans Road and Dickey Road.  He added that the area is heavily wooded and blocks the 
area rather well if you were driving down No Mans Road you would not see this area 
too well because it is heavily wooded, and there may be a small portion possibly visible 
if driving up Dickey Road, however, with the conditions put forth by the Planning 
Commission, it would have a buffer and some type of mounding also on the site. 
 
Mr. Schmidt pointed out the area that would remain in conservation on the map 
(which some is heavily wooded) and it is twenty feet wide on the north property and 
comes over on the western property line also, which leaves a buffer on both sides of 
the property away from the adjacent property owners. 
 
Mr. Schmidt said the applicant is proposing 58% conservation area and screening 
would be required on the southern portion and the specific requirements would be 
determined at the final Planned Conservation Development level but would be 
required as part of the zoning. 
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Mr. Schmidt showed the proposed front elevation and floor plan and said it would be 
used for all six of the residential structures.  Each structure will have four bedrooms, 
one kitchen area, one living room, an office and four bathrooms (so each bedroom 
would have a bathroom) and there would be a total of 24 residents allowed to live on 
the site. 
 
Mr. Schmidt said the applicant is proposing the existing dwelling be converted into 
office space and there would not be a live-in person on staff, but there would be 24-
hour staff on the property (not a resident staff person). 
 
Mr. Schmidt showed an elevation for the day-hab center building and said there are 
different rooms for different activities.  The architecture of the building really keeps 
with the rural character and essentially looks like a barn. 
 
Mr. McGraw asked if the elevation is what they are proposing or what exists there 
now. 
 
Mr. Schmidt said no, that is not there now, it is the proposed structure.  Mr. Schmidt 
showed the proposed location of the day-hab center (in front of the horse barn) and 
said it would be visible from No Mans Road and a condition which the Planning 
Commission put on it, if/when this is to be built, Planning Staff will review it and 
make sure that it still looks like a barn as in the proposal, and if it did not it would 
require some type of specified screening. 
 
Mr. Schmidt showed a number of photographs of the property and said a lot of the 
area will remain as a similar type of use and there are a lot of trees in the front of the 
existing house so there is a lot of buffering that occurs in the area.   
 
Mr. Schmidt said there would be some buffering added where required. 
 
Mr. Schmidt showed some photographs of the surround properties in the area. 
 
Mr. McGraw asked if the developed area will all be fenced. 
 
Mr. Schmidt said it currently is fenced and suggested that he ask the applicant but 
added that it is not a requirement of the zoning. 
 
Mr. Schmidt said the Planning Commission recommended approval with the 18 
conditions (as presented today), which were put together by the Planning Staff and 
staff also recommends approval.  Mr. Schmidt gave an overview of the conditions and 
said staff also recommends approval. 
 
Mr. Schmidt said the applicant has stated the purpose and the uses of the site are to 
serve only adults with autism and only six housing units (a maximum of 24 residents) 
will be allowed on this property and can not be changed unless they want to go 
through another zone change process. 
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APPLICANT:  Dennis Rogers, 8284 Cardnia Street, Liberty Township, Ohio 45044, 
said he is here as a representative of Safe Haven Farms Board and said Mr. David 
Wright, Kleingers & Associates, who did the site plan and site layout, is also here with 
him. 
 
Mr. Rogers said this non-profit (organization) was started by a set of families with 
adult children with autism and started about four years ago and have been working on 
it ever since.  Some of their children live today in the community with roommates and 
things like that and some live at home.  He said all of them are adults. 
 
Mr. Rogers said there are lots of services in the school system for people with autism 
(which are mandated), but once they become adults, there are very few services 
available. 
 
Mr. Rogers said, as a parent, they have tried to define improved activities and improve 
their quality of life and it has been a real struggle.  The children become isolated and 
the current MRDD programs aren’t really appropriate and the quality of life is just not 
what it needs to be, so they set out on this journey a little over four years ago. 
 
Mr. Rogers said their children are not medically fragile and will outlive the parents 
and have a normal lifespan and so we, as parents, worry about what happens when 
we’re no longer here and who will take care of them, what services will there be, who 
will look after them, and so that is one of the paramount reasons why we want a model 
like this. 
 
Mr. Rogers said autism is a neurological disorder and has neither a known cause nor 
cure, is a life-time disorder and there is a lot of theory and research on what causes it 
and how to cure it, but there is nothing definitive at this point and so we are focused 
on how do we live with it, how do the children live with it and how do we provide the 
best services for them.  He added that autism is a wide-spectrum disorder – those at 
the high end do not have mental retardation and typically have social issues or speech 
and language issues but they may be very gifted and deep into science and technology. 
 
Mr. Rogers said at the low-functioning end of the spectrum, about half of them, do 
have mental retardation and many are non-verbal or minimally non-verbal. 
 
Mr. Rogers said his daughter lives in a community in Middletown and can speak 
maybe 100 words but she can not carry on a conversation and does not understand a 
lot of the nuances of language and so we use picture communication (show pictures of 
objects) and give choices, things like that. 
 
Mr. Rogers said about 50% of people with autism have developmental disabilities and 
auditory sensitivities are very prominent with autism – they can hear sounds that we 
can not even hear, and can not filter out background noises or conversations so when 
they are out in the community they are bombarded with sounds and it really 
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overwhelms their sensory systems and makes them very anxious/produces a lot of 
anxiety.  He added they need a lot of structure, and need to know what is going to 
happen and are very visual learners and need schedules and tasks broken down into 
small steps, they need pictures on how to accomplish them and they can learn and can 
progress and develop more skills, but they need a lot of one-on-one or one-on-two 
kind of coaching in a very structured and quiet environment.  
 
Mr. Rogers said the MRDD workshops in the community have typically 100 people in 
a room with concrete floors and no tables, and people laughing and coughing and his 
daughter could only take that for about three days and had to get out of there as her 
senses just could not take that.  Those services just aren’t really appropriate for people 
with autism. 
 
Mr. Rogers said when his daughter was diagnosed he had never heard of the word 
“autism”, and today its prevelancy is 1 in 150 births – a huge epidemic and is sure the 
schools are feeling it and there is a real rising prevalence.  He added that projections 
are that there will be three times as many people needing adult services in the next 20 
years as there are today, and we do not have services for adults with autism, today so 
there is a real challenge coming in the future. 
 
Mr. Rogers said the model they have was put together to meet that need and the farms 
that it modeled that they have incorporated here and in the Safe Haven Farms vision is 
an approved model and there are six farms like this in the U.S. – in New Hampshire, 
Arizona, Iowa, North Carolina and the first was near Toledo, Ohio, called Bittersweet 
Farms and it is the kind of standard for which all of the other farms measure 
themselves and he has personally visited all six of the farms.  Many of the other 
parents have visited some of the farms and all of them have visited Bittersweet Farms. 
 
Mr. Rogers said they are working closely with Bittersweet Farms, mentoring them and 
showing them the ropes of the start up and have given a lot of suggestions.  They got 
the best practices from all of the different farms and put them all together, and he 
learned something at every farm and will end up with this world-class operation here 
that will be a model for other people as well.  Bittersweet Farms has been in business 
for over 25 years so it is a proven model and many of the others for close to 20 years.  
They are typically in rural areas in a quiet, peaceful atmosphere and not a city 
atmosphere. 
 
Mr. Rogers said they typically live, work, learn and play, all on the same campus so 
everything is familiar and they do not have a lot of transition issues.  He added that his 
daughter gets real nervous getting transported and getting in and out of a vehicle and 
it creates a lot of anxiety. 
 
Mr. Rogers said there will be a lot of physical work on the farm and it is visual 
experience, rather than putting together bolts in a box or sweeping a floor, and they 
don’t understand dirt on the floor and why they would be doing that but planting, 
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taking care of animals, doing crafts and things are what they can understand and 
based on the other farms and it appears to be a really good model.  
 
Mr. Rogers said their mission is to serve the population with autism and it is a very 
specialized disorder and there is a pretty big learning curve for staff for them to 
understand how to work with people with autism and certain ways, teaching methods 
that you do that, so we want the staff here to develop that expertise and be able to 
serve our children to the best of anybody’s ability. 
 
Mr. Rogers said all of the other farms are full and have long waiting lists and they have 
no turnover, so there is a real demand and they have gotten a lot of interest but they 
intentionally want it small and are happy to commit that it is only six houses because 
they do not want it to be a big development – they need it to be small and quiet and 
that is their goal. 
 
Mr. Rogers said when they first talked about a Planned Conservation Development 
District he had never heard of it before, but it sounded like a really good fit for what 
they are doing: they do want to conserve the land and in the areas with trees to put in 
some hiking paths in there or something like that and put an acre buffer around the 
west end of the property across from several neighbors so that they will still be looking 
at pasture and horses and put the houses in a sheltered area and want the day-hab 
building to look nice as you drive around – like a Kentucky horse barn-look and the 
picture that was shown is typical of what we are looking at, and they want this to be a 
working farm for people with disabilities with staff that have their expertise in farming 
and horses and things like that for a small horse population, a riding arena and things 
like that, gardens, a greenhouse and they want to keep it as a working farm. 
 
Mr. Rogers said it will be staffed with 24/7 onsite support and shifts will come in but 
not live there and there will be supervision all of the time and there will be five onsite 
managers in the existing house, one in the day-hab center and one in the barn onsite 
during the office shift Monday through Friday and then on call 24/7 and direct staff 
onsite 24/7.  
 
Mr. Rogers said animals are very therapeutic to people with disabilities and several of 
their children love animals so there will be a big focus on that and will have gardening 
and crafts for them to develop skills and have fun and be together in a community.  
They want to do gardens and community-supported agriculture where you can buy a 
share in the garden – whether it is parents or staff or neighbors, if you like fresh 
vegetables you can buy a share in the garden and they will pick the crops and have 
them delivered to you and we want to give some to food pantries or things like that – 
but really add valued-added work for people with disabilities, not putting bolts in a 
box, and provide services that are useful. 
 
Mr. Rogers said exercise is also a big part of this program and is a good stress reliever, 
especially to those with disabilities, so some hiking trails will be there, the sports fields 
and of course just the physical farm activities as well.  
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Mr. Rogers said they want to be good neighbors and their folks need it to be a quiet 
place as well. 
 
Mr. Rogers said they have a pretty experienced team of parents and Board members.  
The founding group of parents collectively has 250 years of experience working with 
individuals with autism and gave some background on their professional experiences 
and affiliations and said they are a really talented and strong group that is very 
committed to making this work. 
 
Mr. Rogers said Safe Haven Farms, the non-profit, is the landlord and they would own 
the land, build the buildings and would collect rent from the residents for the houses 
and collect rent from the service providers for the barn and the day-hab building, then 
they would partner with a service provider with experienced and certified people in 
dealing with people with disabilities and that partner is RMS Residential Management 
Services) that has been in business for 25 years and has a growing expertise in autism 
as well.  They are partnering together in this process and feel it will be a win-win 
proposition and is a great thing for the families and individuals with disabilities to give 
them meaningful work and develop their skills for independence and help improve the 
quality of life and help promote their self-image and things like that. 
 
Mr. Rogers said it will provide direct care and professional jobs for people in Madison 
Township or for Butler County or for surrounding regions to provide the staffing and 
create construction jobs to build the structures and will also enrich the community and 
anyone who has a child with disabilities, or has worked with adults with disabilities, 
always comes away better for it and enriched by the experience and you learn to see 
their gifts and learn to concentrate on their abilities and not their disabilities.  We are 
committed to making this work and it is their children’s’ future and they will do 
whatever it takes to make this work.  
 
Mr. Rogers said they have the support from MRDD staff in Butler County, Warren 
County, Hamilton County and the surrounding areas are aware of the project and we 
have received good community support (and copies of some of the letters of support 
are in the Board members’ packets). 
 
Mr. Rogers said he appreciates the opportunity to come and speak with the Board and 
would appreciate their support for this zoning application and turned the microphone 
over to Mr. David Wright.  
 
Mr. Rogers said, to answer Mr. McGraw’s question about the fence, it will be fenced all 
around. 
 
Mr. McGraw said the way he understands it, it is a nonprofit owned by Safe Haven 
Farms and asked Mr. Rogers do they have any government funding. 
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Mr. Rogers said all of the funding to build this is privately-raised and the money to run 
the operation is the same money that works for his daughter in the community (as do 
most of the kids), and get funding (as do most of their children) through Medicaid, 
federal, state and local tax levies and the other part is for rent, food and utilities, and 
an adult with disabilities qualifies for Social Security Income through the Social 
Security system. 
 
Mr. Fink asked Mr. Rogers about the company, RMS, that would staff the facility, if it 
is the same company that staffs the Bittersweets Farms mentioned earlier. 
 
Mr. Rogers said no, in fact they talked with Bittersweet Farms about coming down 
here but that is a far stretch for them geographically, but there are several companies 
in this area that serve people with disabilities and RMS is one of those.  He added that 
they are working very close with Bittersweet Farms and using their training and they 
will come down here and exchange best practices with us and they are really 
committed to making this work. 
 
Mr. Fisher asked if they will offer services to non-residents. 
 
Mr. Rogers said there will be 24 residents and the plan is to have eight to ten people 
from the community that live in their parents’ homes or a group home, and will come 
in just for the day program and help at the farm. 
 
Mr. Buddo asked Mr. Rogers if they asked to have this built at a different location at 
one time. 
 
Mr. Rogers said they looked at several properties around and got more serious with 
one other property in Wayne Township. 
 
Mr. Buddo asked Mr. Rogers why they did not go there. 
 
Mr. Rogers said they did not get to the point of zoning and did not buy any land there, 
but were looking at a property and had a community meeting and got a big outpouring 
of non-support and decided they did not really want to be there.  He added that was 
about a year ago. 
 
Mr. Buddo asked Mr. Rogers if he put those letters together, like the one from Mr. 
Shawn Webster, and where did those letters come from. 
 
Mr. Rogers said they were originally put together when they were applying for some 
tax cut funding from the State of Ohio, which they ended up not getting, and they 
asked for letters of support for the project at that time, so they asked different people, 
he thought there were eight letters, in support of this farm. 
 
Mr. Buddo asked if that was around the same time as they were looking at the property 
in Wayne Township. 
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Mr. Rogers said a couple of months before that. 
 
Mr. David Wright, Kleingers & Associates, presented the master plan for Safe Haven 
Farms and said this will be filed on the final Planned Conservation Development plan, 
and said the houses would be arranged in a loop/race track fashion, and the intent is 
to locate the homes behind the existing house, keep them as far away as possible from 
traffic and noise and have everyone feel a sense of community and enjoy their time 
there. 
 
Mr. Wright said the road there (as he indicated on the drawing) is mainly for deliveries 
and there is a parking area (as indicated on the drawing) in front of the houses and 
that is intended to be for all of the people who are working at this facility, so there 
really should be no car traffic traveling around that loop and the intent is so the 
residents can be able to walk around the loop. 
 
Mr. Wright said this plan shows the extent of all of the trees and vegetation that exists 
on the site today and with this plan they have managed to arrange it such that almost 
all of the existing trees on the site will get to remain but he can not guarantee that they 
will all remain depending on the utilities, but it will look very similar to this when it is 
finished. 
 
Mr. McGraw asked if any of it will be fenced in, in addition to what is already there. 
 
Mr. Wright said the perimeter is fenced in now and they will also have fence behind 
the houses and the back yard perimeter will be fenced so no one can get out of the back 
yard. 
 
Mr. Buddo asked, regarding the area by loop, is it is a road or a walking path.  
 
Mr. Wright said it is more like a road, it is eighteen feet wide and will be a one-way 
road. 
 
Mr. Buddo said he asked because of fire safety and like wise, the road going in, is that 
going to be widened for fire safety. 
 
Mr. Rogers said for the final Planned Conservation Development it will be reviewed 
and if they say that it is not adequate then we will conform to what is required as it is 
for our children’s safety.  
 
Mr. Schmidt said if you look at condition #14, appropriate design for internal 
roadways, it states it shall be determined by the Department of Development and the 
Butler County Engineers’ Office and on condition #15, it must have sufficient pressure 
and capacity for fire flow and Southwest Regional says they can provide that for the 
site. 
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Regarding the letters from John Boehner, Mr. Buddo said he talked personally with 
Mr. Sean Webster, former State Representative, and Mr. Tim Derickson, State 
Representative, and they were if favor for this but they were under the impression that 
it was for another location and roughly 15 months ago these letters were issued and in 
talking with them, they basically said they would like to have their letters withdrawn 
from the package.  
 
Mr. Schmidt advised the Rural Zoning Commission that they can take that for what it 
is worth, obviously those letters were written. 
 
Mr. Buddo asked if the day-hab building will have restrooms. 
 
Mr. Rogers said yes there are individual restrooms. 
 
IN FAVOR:  David Callsen, 7941 Hinkle Road, Madison Township, Ohio: Ann 
Rogers, Cardnia Court, Liberty Township, Ohio; Utawna Leap, 6374 Elk Creek Road, 
Madison Township, Ohio; Kathy Bolduc, 822 Carini Lane, Cincinnati, Ohio; Imogene 
Olenick, 3387 Rippling Lake Court, Fairfield Township, Ohio; Andy Germann, 5921 
No Mans Road, Madison Township, Ohio; Connie Back, 7750 Dickey Road, Madison 
Township, Ohio; James Burnes 5921 No Mans Road, Madison Township, Ohio; Walter 
Leap, 6374 Elk Creek Road, Madison Township, Ohio. 
 
Mr. Callsen said he owns sixteen acres at the top of the hill and very close to this 
project and he has an autistic son that is 21 years old and will graduate from Madison 
High School in two days and he and his wife do not have anyone to help them, but 
what Mr. Rogers just said is he has told you the truth about autism – while they are in 
high school they have to help you but when they are done with high school you are 
done and there is no where to go for help.  Mr. Callsen said he will be the first to help 
out and volunteer with anything that he can do for Safe Haven.  He added that his son 
has two dogs and a cat and those are his friends and has heard people call his son 
“retard” and “idiot” and “fool” and he loves baseball but can not handle the noise at a 
ball game, so he stays with them and every night his dog goes and tucks his son in to 
sleep at night then the dog comes down and sits with us – every night – and that is his 
friend.  He added that animals do not judge people, people judge people – and people 
have judged his son for 21 years and he can not watch someone oppose this and what 
they are wanting to doing here. 
 
Ms. Rogers said she has visited four of the farms around the country that Mr. Rogers 
was talking about earlier, and has been to the one in northern Ohio many times, and 
just wanted to say those environments are so peaceful and quiet and loving and caring 
and respectful.  People with autism do not want to congregate – they all kind of go in 
their own separate direction and that is why we need a 62-acre farm, you might see 
two or three of them walking on the paths together or a couple in the orchard, but you 
will never see a large crowd of them in one spot because they can not handle that, and 
said she felt it was such a quiet and peaceful feeling and that is exactly what our 
children need and some times those residents’ will come up and show us something 
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they were working on and they are so proud of it, and their self-esteem just elevated 
and it was amazing because we have lived with this for so many years and had not seen 
that – and this is what we want for our daughter for the rest of her life. 
 
Ms. Leap stated that her last name is Leap and yes, her parents have this farm for sale, 
but she is here to speak as a mother of a child with a disability, her daughter has 
cerebral palsy and she has learned a great deal about the world and how people view 
individuals with disabilities, and it horrifies her to see how some people are treated 
and even when she looks at the Staff recommendation on this zoning variance, 1B, 1C 
and 1D include reference to, “Ohio Department of Rehabilitation correction” as in 
“prisoner”, and “Department of Youth Services” as in “juvenile delinquent”, – these 
individuals with disabilities are not inmates, not someone that requires a prison 
system, they are prisoners in their own bodies. 
 
Ms. Leap said her daughter can not speak, sit up or feed herself, but she is in a most 
brilliant mind stuck in a body that does not work, and for someone to not give her the 
respect to live in a life that makes her happy disturbs her, so a project like this, even 
though it is not for cerebral palsy, can have this development for people with autism 
and their needs is wonderful and she hopes it goes through because she has seen the 
struggle that these families do, and is very much in support of this and these folks need 
to be respected. 
 
Ms. Bolduc said she is in the process of buying a home on Todd Road in Oxford, and is 
the mother of three sons, the youngest of whom has autism and his name is Joel, and 
she has spent the last 20 years writing, speaking and publishing in the area of 
disabilities and autism and has studied disabilities and the impact on the family 
system and it is heartbreaking that this time of life to transition into adulthood and 
not be sure of a good, full meaningful life for your child. 
 
Ms. Bolduc said she and her husband have prayed for years for a community just like 
this – one that will love and accept their son just as he is, a community where he can 
do meaningful work, and a place where he can have some level of independence and a 
community where his gifts will be recognized. 
 
Ms. Bolduc proceeded to read a quote, written by Jean Vanier, the Founder of L’Arche 
Communities for people with disabilities, as follows; 
 

“Community is not an ideal; it is people. It is you and I. In community we 
are called to love people just as they are with their wounds and their 
gifts, not as we would want them to be. Community means giving them 
space and helping them to grow.  It means also receiving from them so 
that we too can grow.  It is giving each other freedom; it is giving each 
other trust; it is confirming but also challenging each other.  We give 
dignity to each other by the way we listen to each other, in a spirit of 
trust and of dying to oneself so that the other may live, grow and give.” 
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Ms. Bolduc said she really believes that Safe Haven Farms is going to be a place of 
space, a place 0f growth, a place of giving and receiving and a place of freedom and 
challenge and she believes these adults that will live at Safe Haven Farms are going to 
give back to the community in a very meaningful way, not just by the work that they do 
but by their unique and special personalities and once you get to know these folks you 
will absolutely love them. 
 
Ms. Imogene Olenick, said that they are dedicated to their children and they are not 
going to drop them off, and the money that was mentioned earlier, that is not tax 
dollars but parents’ money for what would have been their children’s college fund. 
 
Mr. Germann said he owns one of the homes right across from this property down 
towards the end and he personally likes the idea that he can walk outside his home and 
see the green pasture and see the horses out front rather than a developer creating 5-
acre lots with homes everywhere, so these are hidden and he will not be able to see 
them, and he added that he is the uncle of child with autism and to know that there are 
organizations that will help them and help make a difference in his nephew’s life 
matters to him. 
 
Ms. Connie Back said she lives at the corner of Dickey Road and No Mans Road and 
their farm is on the south side of this farm being discussed and she has been a very 
dedicated member of ministries and feels this will be a plus for their community plus 
she sees no problem and has no objections to the farm and she thinks it is a wonderful 
thing for everybody and believes it would be a good learning experience for the 
community. 
 
Mr. James Burnes said he has spent 25 years of his life working with people with 
disabilities and has worked with many of these families and with these children and 
they are dedicated and wonderful people to work with and they do love their children.  
More importantly he is a member of Madison Township and the reason why he moved 
to Madison Township were the same reasons these families are looking to go there: it’s 
a peaceful, wonderful place to live and he hopes that he will get to share that with their 
sons and daughters. 
 
Mr. Walter Leap said he lives on Elk Creek Road and also owns some other land close 
to this site and that he is a real estate broker and represents Dr. Puccio in this sale, and 
more than that he worked with the team from Safe Haven Farms for the past two years 
and can tell they are a very dedicated group of people and they will follow through with 
every aspect of this project as stated and deeply care for their children, which we 
would all hope that all parents would be, but we know that does not necessarily 
happen.  The people that are going to be living in this proposed development, though 
they may have a disability, are still human beings and they should be respected as 
such. 
 
IN OPPOSITION:  Debbie Simpkins, 8085 Hinkle Road, Middletown, Ohio; Paula 
Turner, 5918 No Mans Road, Madison Township, Ohio; Ed Simpkins, 8085 Hinkle 
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Road, Middletown, Ohio; Betty Jo Walter, 15833 Oxford Road, Germantown, Ohio; 
Gale Little, 5931 No Mans Road, Madison Township, Ohio; Ken Stevens, 10534 
Browns Run Road, Middletown, Ohio; Ted Lawson, 7910 Elk Creek, Madison 
Township, Ohio; Cindy Bridges, 5911 No Mans Road, Middletown, Ohio; Abe Little, 
5931 No Mans Road, Madison Township, Ohio; Debby Stevens, 10534 Browns Run 
Road, Middletown. 
 
Ms. Simpkins said she and her husband own a 90-acre farm that borders the east end 
of this 60-acre track.  They are concerned because the 60-acre track will be taken out 
of Agriculture CAUV and agriculture is Ohio’s #1 industry and contributes $98 billion 
dollars annually to Ohio’s economy and every day Ohio looses 201 acres of farm land 
and to date we have lost over 28,000 in the State of Ohio this year. 
 
Ms. Simpkins said they found out about this project three weeks ago when they 
received a letter (as a bordering property owner) and two days later Mr. Craig Moon 
came to visit and made a statement, “ideally we only need 10 acres”, and she asked 
why then are they buying 60, and he said, “because we like it out here, its quiet.”  She 
said he obviously has not been out there very often, frequently when there are four-
wheelers, dirt bikes, gun shots and there are probably six to eight people in the area 
that have shooting ranges and there are always guns going off for hunting, dog training 
with shotguns, and she has nothing against that – they shoot guns on their own 
property all the time. 
  
Ms. Simpkins said this land is surrounded by agriculture on at least two sides and 
there is noise from combines, spraying, tractors, hay bailers and if you think it’s 
peaceful out there you should have been there last night to hear the four-wheelers that 
sounded like they were 300 yards away.  
 
Ms. Simpkins said she questions why, if they only need ten acres, why are they buying 
60, and no matter how you slice it, she feels six houses on just a few acres is far too 
many and she does not like it and wants to keep it rural. 
 
Ms. Simpkins said she would like to know who will take care of the conservation 
property back there – there is Johnson Grass on it, which is a noxious weed, and said 
in the zoning of a Planned Conservation Development it states, “the ownership and 
maintenance of this common conservation area shall lie with either a legally 
established homeowners’ association, conservation trust, park board or the 
commercial management entity of the development”, so who is it going to be?  Who 
will get rid of the Johnson Grass on the property? 
 
Regarding staff comment #1, Ms. Simpkins said maybe if the Planned Conservation 
Development district is ever violated or if they change their mind or Medicaid decides 
they are not going to fund these kinds of things, maybe it should automatically revert 
back to A-1 District and maybe it should be written in the deed. 
 
Mr. McGraw said, as previously stated, it will have to come back and be rezoned. 
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Ms. Paula Turner said one concern she has is about the fire department and life squad, 
it is all volunteer out there and said her son is a volunteer for the Madison Township 
fire department and wonder what extra pressure and work this will put on them and is 
also concerned about delivery trucks coming down the road. 
 
Mr. Simpkins said he lives on Hinkle Road but on the deed it states No Mans Road 
(and it was landlocked) and it has been that way since he moved there in 1943, and 
asked if the land is going to be developed in the front, then how will it be accessed in 
the back (which borders his property) because it will be landlocked.  He added that he 
and his neighbor, Mr. Walters, still farm and they move equipment on the road, which 
is not that wide, and he is concerned about increased traffic with more people and said 
he is not against these people but are against where they are trying to locate. 
 
Mr. Fink said there is twenty feet there between the fences, if he remembers correctly. 
 
Ms. Walter gave the Board a list of eleven names and addresses with signatures 
opposed to case RZC 09-02. 
 
Ms. Walter said she and her husband own 94.802 acres to the north of the Puccio farm 
and farm that farm and it is a very productive farm and they pay taxes in Butler 
County and Madison Township and do not live on that farm but care about the farm 
and the neighborhood and asked the Board members if any of them have made a visit 
to the Puccio farm and walked on the farm or just driven by it. 
 
A number of the Board members said they had visited and Mr. McGraw said he has 
even flown over it many times. 
 
Ms. Walter said the proposed Planned Conservation Development District zoning on 
this farm used to build several buildings and does not believe this is fair to take this 
farm that could be some type of livestock farm, a hay farm or a productive grain farm 
and build dwellings on it because once you change that zoning, it will never go back to 
A-1 and it is another farm gone. 
 
 
Ms. Walter said the Webster dictionary defines “conservation” as the protection of the 
land without injury.  This means a river, land, forest and building two to six dwellings 
on this farm is not protecting this land.  This is a developed farm that has been 
operated as a farm so let’s keep it as a farm, and if this Board zones changes the zoning 
from A-1 to PCD District, that tells us the Board does not care what happens to this 
farm because the proposed PCD zoning allows such a wide variety of principal uses as 
stated in Article 13.C please do not rezone this land into a Planned Conservation 
Development District, a productive horse farm is more appropriate. 
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Ms. Walter said part of the property is fenced but the back fence is gone basically gone 
and would like to know if the whole property will be double fenced as she was told – 
and what type of fence will it be. 
 
Ms. Walter said she would like the Board to reconsider as far as the zoning goes and 
would like to get answers about the fence – because they could not get answers from 
Madison Township Trustees because they did not have any answers and told us to 
come down here tonight.  She added that she is not against Safe Haven Farms but is 
against that farm being changed from A-1 and making it what they want it to be – and 
there is a path out back, not a road. 
 
Mr. McGraw thanked Ms. Walter and said he respects the signatures, and said his 
personal opinion is that the people who oppose this case should be here. 
 
Ms. Walter said some of the people are here but not all of them, but many are here and 
may not get up and speak against it. 
 
Ms. Little said she and her husband have lived there for thirty six years and they like 
everything just the way it is and they were only informed about this a couple of weeks 
ago and most people in Madison Township did not know about this and never saw 
anything in the paper about it and she has nothing against the Safe Haven Farm but 
wants them to locate somewhere else and is concerned that the six houses being 
proposed will end up with six more six months. 
 
Mr. Stevens said he owns the farm south of there and have concerns about buffering in 
the back part of the property as they talk about buffering in the front but what will 
they do on the back side and want to it to remain as A-1 and keep it like it is. 
 
Mr. Lawson said several people have asked about the fence and asked if anyone knows 
about the fence because he has water on his property and wants to know how security 
will be set up so no one wanders off to his house. 
 
Mr. McGraw asked if it is possible to have the conservation area be all fenced in 
because he is concerned about three-wheelers and four-wheelers riding in that area 
and invading the property. 
 
Mr. Rogers said the intent is for the perimeter to all be fenced and if there is an area of 
fence knocked down then they will repair it. 
 
Mr. Buddo asked what type of fence will be used. 
 
Mr. Rogers said they have not really got that far, but most of the property is already 
fenced with three- or four-board fence for the horses. 
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Ms. Sandlin said the way she understands it is the residential area will be fenced with 
something equivalent to the horse fence and then the residential area will also be 
fenced (a secondary interior fence) to protect the residents. 
 
Ms. Walter asked why the land owners did not receive the staff report before the 
meeting instead of walking in and picking it up. 
 
Mr. McGraw said he believes that the law requires all adjacent property owners be 
notified. 
 
Mr. Schmidt said staff received the plan about two or three days before it was sent out 
to her (and others) and the review by the County staff is not done by that point in time, 
so that is why the surrounding property owners did not receive anything for this – and 
the State law requires that with any zone change, the adjacent property owners (those 
literally touching the property) will get a notice of the hearing and there must be 
notification in the newspaper fifteen days prior to this hearing, which was done, so, 
staff did follow that regulation and is working on this report until the last day to make 
sure that all of the different requirements are done.  Mr. Schmidt said the reason why 
the application is so extensive is because, in the past, there were questions about the 
additional traffic along the property, about soils on the property, about the fire service 
for the property, and in response to that, the Butler County Department of 
Development requires six studies as part of the application, the first being a traffic 
impact study and is determined by the Butler County Engineers’ Office (BCEO).  The 
BCEO determined that a traffic impact study was not required because not enough 
new residential units are proposed for it to make a difference.  
 
Mr. Schmidt said a drainage study is also required by the BCEO and was approved by 
BCEO at this point in time. 
 
Mr. Schmidt said another study is the flood study, and this is not in a flood plain so 
this did not require a flood study; a soil study (with Soil and Water Conservation 
District) as to what types of soils are on this property was done and told us about some 
slip-prone soils that are located in the conservation area and are pleased that it will 
remain a conservation area because it is slip-prone anyway and if anyone were to try 
and development that portion it would not be good and might actually fall in to the 
ravines that are back there. 
 
Mr. Schmidt said there is also a required water and sewer system evaluation provided 
by Southwest Regional Water in this area and the applicant did contact Southwest 
Regional Water and told them exactly what they are proposing on this site and they 
said they do have the capacity to do that and told them the requirements and what 
they have to do, and there is not a sanitary sewer in this area so they could go septic 
and that would require a study; then the next step is a health evaluation to determine 
how well it percs in the area for a septic system and the applicants did go before the 
Board of Health and went through a variance process for this in order to get the 
correct amount of area for a leach field. 
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Mr. Schmidt said those are six things that happened prior to an application ever 
coming in and there are things the Butler County staff must determine along the way 
and a short time frame to get that together, and it is the State of Ohio that mandates 
when we receive this and when we can send this information out and we actually have 
our own time frame that we add to give us more time because we could get this 
literally fifteen days beforehand but we need a lot a little more time so that County 
staff can review it thoroughly.  So, even though we did not speak of all the different 
offices involved and the different studies, they have done the reviews and studies as 
necessary that are already in place and is the reason why a lot of the conditions are 
included in the staff report and are based on the recommendations of these County 
offices. 
 
Mr. Schmidt said the Township Administrator and Trustees were all made aware of 
this project at the same time the local residents were notified.  
 
Someone in the audience asked if there was a Township Trustee in attendance and a 
couple of people replied, no. 
 
Mr. McGraw said he did contact all three Trustees and discussed this with them and 
they were more or less neutral on it and appreciate whatever they going to use it for 
and have no opposition to it.  
 
Ms. Bridges said she lives at the opposite end of Dr. Puccio’s and feels what makes her 
most mad is because the Township voted on this without us even knowing and that is 
what makes her mad and she was at the 12th Board meeting and asked questions, and 
as soon as she sat down they voted to approve it. 
 
Mr. McGraw asked Ms. Bridges if she meant the Planning Commission meeting (May 
12th). 
 
Ms. Bridges said it was the Planning Commission meeting but no on else thought they 
could attend and the first time she learned of this was when Mr. Moon came around 
asking her what she thought and she told him at that time she did not think it was a 
good idea because the road is so small and that is why she moved to No Man’s Road, 
and said she has nothing against autistic people and in fact she is a nurse herself, and 
said they are wonderful people and they do need a place to live but it does not need to 
be in Madison Township – it needs to be within the city limits or somewhere that is 
not residential. 
 
Mr. McGraw said he believes that is why they are proposing it here – because you can 
not have a working farm in the city. 
 
Ms. Walter said Mr. McGraw made a really good point: it can’t be in town – it has to be 
a working farm and these autistic adults can not work that farm, they can not get on a 
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tractor, they can not drive combine – and asked what he was defining as a working 
farm. 
 
Ms. Sandlin said it is a working farm now, it is a horse farm. 
 
Mr. Walter said it is, but it does not have autistic adults living on it. 
 
Ms. Sandlin asked if it was being combined currently – because when she went there it 
had horses out to pasture. 
 
Ms. Walter said there are horses now but at one time she wanted to farm that back 
field and once Johnson grass got in it, they would not touch it because they did not 
want Johnson grass in their equipment because it can be taken from farm to farm.  
She added that it is far away from hospitals and the sheriff’s department is contracted 
– it is not Middletown Police that comes out there – so basically she would really like 
to know what is he defining as this Safe Haven Farm coming out there and making 
that a productive farm. 
 
Mr. McGraw said there are a lot of different types of working farms and they will have 
horses there, and the people that are there will do the same type of farming that they 
are trained to do – they do not have to go out and cultivate the land in order for it to 
and it will still be a farm, but if you heard what they have said, this is why they will 
have it out there, so they do have the farm experience and are keeping the buildings to 
look like barns. 
 
Ms. Walter said a real farm is tilling the land, what they want is a hobby farm.  Right 
now Puccio’s does breeding on that farm so that they can sell the babies and she does 
not believe this autistic farm is going to breed the horses – they will be there to groom, 
as far as being productive, no, she does not buy that as a being a productive farm. 
 
Mr. Little said he lives across the road from the farm and wants to know if they are 
going to build six or eight houses right in front of his house in six months or two years 
from now. 
 
Mr. McGraw replied that they will not be building anything other than what has been 
proposed unless it comes back the Board for a review process.  
 
Ms. Sandlin said if you listened to their presentation, it would not behoove them to 
have more than the six houses they are proposing because the autistic residents would 
be uncomfortable if there was more population than what they are proposing. 
 
Mr. Little said he heard that and wants the horse fences to stay, not a chain link fence 
and that is why we keep asking about the fence and wants to see it remain Agriculture 
but does not want a big fence.  He added that he has lived there for thirty years and 
has good neighbors.  
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Mr. McGraw said as far as the fence is concerned, he is not concerned about keeping 
these residents in, but in keeping other people out.  That would be a detriment to the 
community. 
 
Mr. Rogers said there is a horse fence around most of the property and the intent is to 
keep it that way, and if there is an area where the fence is falling down, then they will 
fix it and they are not going to put up a 10-foot, chain link fence with barbed wire on 
the property.  Our kids are not criminals, they are not animals that need to be penned 
in some place, they are human beings and will have staff with them and they will not 
be running around the area and we want it to look just like it looks now. 
 
Ms. Stevens said she is within ten acres of where the farm will be going in and do not 
want it to go from A-1 to Planned Conservation Development district and is concerned 
that if this does not “fly”, what will happen to the land after – it was stated that they 
could come back to the Board and have it rezoned and they were not notified the first 
time about this, and if it weren’t for Ms. Walter that came and let her know about what 
was happening, she would not have known anything so she and Ms. Walter went to 
neighbors and felt it was important for everyone to know about this – not just a few. 
 
Ms. Stevens said she has lived there for two years and loves it there and she is not 
against people with autism and worked with autistic adults and she had a 13-year old 
autistic child take her by her wrist and dragged her across a floor and it scared her to 
death in a school system, and her concern is that she is home by herself when her 
husband works, and is she scared that one of those adults might come over to her 
home, she has the right to be scared, and feels they are putting the people in jeopardy 
by moving the people out there – the fire department is volunteer and heard it took 45 
minutes for the Sheriff to get to the Puccio farm when they were called at one time and 
somebody could get hurt.  She also said that she read that Bitter Sweet Farms had to 
be called at times to secure and subdue the people at these farms and it is on Bitter 
Sweet Farms paper.  She added that she is concerned about it looking like a compound 
and who else would want to buy her land if this does not make it – will the double 
fencing be security for the residents there or is it security for us – the double fencing 
scares her in itself and she is opposed to it. 
 
Neutral Comments:  None 
 
Public portion of the hearing closed. 
 
Regarding the maintenance of the conservation land there, Mr. Buddo asked what it 
says in the zoning and is there anything that addresses that issue as far as who will 
maintain it. 
 
Mr. Schmidt said as Ms. Simpkins said, it would be up to the owner, and maintenance 
can be either by a property owner, a homeowners’ association or some type of 
conservation, so a home owners’ association could be the home owners that are there, 
but in this case it is looking like the home-owners would include Safe Have Farms as 
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an umbrella for that, what you typically get in a Planned Conservation Development 
district is separate lots but this is one big lot, so the property owner will essentially be 
the association. 
 
Mr. Buddo said, as far as the weeds go, that would be under the State statute. 
 
Mr. Fehr said yes, the Johnson grass is not a zoning issue.  
 
Mr. Buddo asked what type of fence will be the secondary fence around the house, is it 
similar to the other one. 
 
Mr. Rogers said split rail with wire mesh in there. 
 
Mr. Buddo asked if that fence is intended for security to let no one get out, or no one to 
get in. 
 
Mr. Rogers said it’s the same as any fence around anybody else’s property. 
 
Mr. Buddo asked if there will be four tenants per house and will there be a staff person 
at night, per house. 
 
Mr. Rogers said yes, a night staff person in each house at night. 
 
Mr. Buddo asked if there would be any type of security other than the fence. 
 
Mr. Rogers said there will be an alarm on the door in case someone were to go out or 
someone to come in and there would be locks, obviously, dead bolts, and there would 
be motion sensor lights outside, stuff like that. 
 
Ms. Sandlin said to Mr. Rogers, she understands that a lot of the opposition that she 
heard is out of concern for the children, such as the comments, “it’s inappropriate 
because it’s Agriculture,” or, “it will be noisy”, and she is assuming that the applicant 
has done the research and they realize that it is a volunteer fire department, and they 
realize the Sheriff situation, and asked if they are okay with all of that. 
 
Mr. Rogers said yes they are, and said he mentioned before that their children are no 
different medically than the rest of us, there should not be any more runs out there 
than there would be for anyone else, and that is part of the rural environment, and as 
far as them not being able to do work on the farm, he would invite anyone to go to any 
of the other six farms that exist and watch them working the fields, driving the 
tractors, and working with the horses and preparing fences and maintaining walls, 
they do all that work, but anyway, we understand it is a rural environment. 
 
Ms. Sandlin said someone did mention that Bitter Sweet Farms had issues where they 
did have to call the police, or in our situation it would be the Sheriff. 
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Mr. Rogers said he did not know what she was referring to and added that someone 
said police were called to Puccio’s too – and police get called for different reasons and 
is not sure what that particular issue was but he has been there six times and has had 
extensive conversations and there are no issues like that. 
 
Ms. Sandlin said she is sure that the staff will be trained to handle whatever issues 
come up. 
 
Mr. Rogers said exactly and they are also trained in first aid, CPR training and all that 
kind of stuff too.  They are not nurses on site but there is training that they will have to 
go through as part of the State program.  He reminded them that these are their sons 
and daughters and are very much concerned for their safety and feels this think is the 
right environment. 
 
Mr. Buddo said as far as fire department access, that will be up to the zoning rules and 
regulations as far as the size of the road and all that stuff mentioned. 
 
Mr. Schmidt said that is one of the staff conditions here. 
 
Mr. Buddo said someone brought up the access road in the back there by the 
conservation, there is nothing in the law that states they have to have a road back 
there. 
 
Mr. Buddo said State statute does require notification to the adjoining property 
owners and if other people want to be notified he suggested that they talk to their state 
representative to change the law and agreed with what Mr. Schmidt said earlier, 
everything was met by the State law including the newspaper notice and is set by the 
State, not the County. 
 
Mr. Fehr said staff put a real estate sign out front of the property to get the word out as 
well. 
 
Mr. Buddo made a motion to approve zone change RZC 09-02 from A-1 District to 
PCD District subject to meeting all staff conditions and specified that the property 
must be used for the purpose stated, and if not it must come back before the Rural 
Zoning Commission Board; and must have adequate access for the fire department.  
Mr. Fisher seconded the motion.  Motion carried. 
 
AYES:  Buddo, Fisher, Fink, McGraw, Sandlin 
 
NAYES:  None 
 
Resolution:  09.03 
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NEW BUSINESS: 
 
Elect Chairperson, Butler County Rural Zoning Commission, 2009 
 
Mr. Buddo made a motion to nominate Mr. McGraw as Chairperson for Butler County 
Rural Zoning Commission.  Ms. Sandlin seconded the motion.  Motion carried. 
 
AYES:  Buddo, Sandlin, Fink, Fisher 
 
ABSTAINED:  McGraw 
 
NAYES:  None 
 
 
Elect Vice-Chairperson, Butler County Rural Zoning Commission, 2009 
 
Mr. Fink made a motion to nominate Mr. Buddo as Vice-Chairperson, Butler County 
Rural Zoning Commission.  No other nominations presented.  Mr. Fisher seconded the 
motion.  Motion carried. 
 
AYES:  Fink, Fisher, Sandlin, McGraw 
 
ABSTAINED:  Buddo 
 
NAYES:  None 
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ADJOURN: 
 
A motion was made by Mr. Buddo, seconded by Mr. Fisher to adjourn.  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 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 same and must be prepaid. 
 
Hamilton, Ohio 
May 20, 2009 
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