
Harrison Township Zoning Commission 
Hearing – VanTrust 
December 13, 2021, at 6:00pm 
 
This meeting was called to order by Zoning Commission Chair, Kelly Spriggs, at 6:00pm.  
 
Roll Call of Board:  

Present: Kelly Spriggs, Ronde Cook-Brushart, Lisa Darnell, Brock Riley, Jared Conner, 
and Sara LeMaster.  

 
Kelly welcomed guests and thanked them for attending. 

 
Kelly read the rules for the Public Hearing & Order of Hearing.  

 
Kelly performed the swearing in of all participants who would be speaking at this evening’s 
hearing:  
 

Tony Jones 
 William McLaughlin  
 Phil Rasey 

Kyle Weber 
Raif Webster 
Brian Younkin 
Tom Schenkel 

Charles Frank 
 Larry Valentine 
 Jim Rutledge 
 Cheryl Harvey 
 Joe Harvey 
 Angela White  

 
All sworn and agreed. 
 
Sara read the legal notice sent to the Circleville Harald and property owners.  
 
Kelly stated that the letter from the Pickaway County Planning Commission would be tabled to 
the next meeting and due to not having it in hand, the board would proceed with hearing from 
the applicant and visitors but would not be able to make a recommendation at the current 
hearing.  

 
Kelly called for the presentation from the applicant.  
 
Raif Webster, from VanTrust, stated they are proposing rezoning for 3.8 million square feet to 
build a four building campus, consistent with other projects in the RBD. The buildings would 
range in uses from standard distribution to ecommerce facilities to manufacturing uses as well. 
He stated that as part of the project they will be extended necessary utilities (sewer, water, gas, 
electric) to and through the development. Raif shared they have storm water improvement plans 
and have commissioned a traffic study. 
 
The applicants then presented their maps of the plan to the board and opened for questions.  
 
Kelly asked the applicant to help them understand that the northern adjacent properties, is 
strictly fields, and does not sit right to the north to the residential property owners. 
 
Raif Webster stated that is correct. 
 



The zoning commission had some discussion regarding the maps.  
 
Kelly then asked what they are building for and for who?  
 
Phil Rasey, with VanTrust, stated that they are building on the speculative basis, and they don’t 
know who the tenant would be. He shared there would be different types of buildings and users. 
A lot of manufacturing companies are interested in the location.  
 
Kelly asked if the buildings would sit empty until someone leases them. 
 
Phil confirmed that to be correct but they are hopeful they wouldn’t be empty for long. 
 
Kelly asked about the three lane expanding to five lanes roadway that VTRE proposed and 
where it would be located. 
 
Phil showed her on the map that it would be right off 762 and is in discussion with ODOT. There 
would be additional turn lanes off 762 and eventually secondary connectors off Bulen Pierce Rd. 
but that would not be the main point of access. 
 
Kelly asked when they envision that happening. 
 
Phil stated late 2023, early 2024. He shared that there’s major utility infrastructure that needs to 
go in. 
 
Kelly asked if they’ve spoken to the JEDD board. 
 
Phil confirmed they have spoken to the JEDD board. They haven’t presented anything formally 
but have been in contact with Ryan Scribner, and the City of Columbus gave them a letter to 
bring sanitary to the property. There’s still a lot to be determined with the JEDD board.  
 
Kelly stated that she was less than impressed with the application. It has the bare minimum 
amount of information and she doesn’t think it takes into account the items in the future land use 
plan with consideration to the flex industrial space because the space is not meant for 
manufacturing warehousing. It is flex industrial. In the original plan, it was designed to be a 
balance between warehousing and residents. She stated the application didn’t show anything 
about buffering and screening, and for that specific land, the land use plan states there should 
be substantial set back and buffering. She shared all she sees are parking lots and ponds. She 
doesn’t see anything that is going to help the residents surrounding that area. She asked the 
applicants how they would feel about 3.8 million square feet of warehousing looking out their 
front door when for the past 50 years, you’ve been looking at farm fields.  
 
Raif stated he understands but there is growth occurring and a demand for this in the area. 
 
Ronde shared that she is also not for it. There is no demand for empty warehouses and they 
don’t have any buyers in mind. This is supposed to be a transition area with light flex, office 
spaces. The application is lacking lots of information and most applicants come more prepared 
and talk about noise control, air control, water study, their hours of operation, and where the 
entrances and exits are. Ronde stated the application is not approvable and time is being 
wasted for the residents of Harrison Township.    
 



Raif stated that if there are things missing in the application, they will certainly address it and 
make some changes. 
 
Ronde told Raif they have 30 days to do so.  
 
Kelly agreed, stating that from her perspective, many applicants applying to be in the RBD or 
the JEDD, have more than just a building to present; They discuss lighting, roadway 
infrastructure, impacts on the roadways, and much more. She stated she understands that it is a 
desirable location but there is no information that tells her that she is going to see anything other 
than warehouses. There’s no information on mounding and vegetative screening or implications 
and impacts to neighbors.  
 
Kelly asked if they addressed the neighbors about the design and possible purchase of the land 
and potentially buying them out if they don’t want to have the view they are going to have.  
 
Phil stated they have not approached the neighbors but are happy to provide that information.  
 
Ronde then reiterated that they have 30 days to make changes to their application and there 
needs to be a lot more information. Prior applicants have come before them and always state 
they want to be good neighbors and state how they will beautify the area. She shared that they 
need to include their hours, noise control, lighting, air quality, drainage, land, and water.  
 
Kelly shared that when she looked at the land use plan, on page 10, it discusses walking trails 
and bike paths, and the property that they want to purchase has indicators of trails and bike 
paths which would make them better neighbors. She stated they did exactly what the 
ordinances say to do and followed the requirements but what they typically hear about is how 
the applicant wants to be good community and residential partner and she hasn’t heard any of 
that.  
 
Kelly then informed the applicants that she doesn’t think a decision can be made at that hearing 
due to lack of information and not having the letter from the planning commission. The Zoning 
commission would have to table the recommendation to 30 days out but she still wanted to hear 
from the visitors that took time out to join the meeting.  
 
Kelly asked the commission if they had any comments, questions, or concerns. 
 
Ronde asked the applicant about the roads they are planning for and where exactly they will be 
located, keeping in mind the preservation of trees.  
 
Raif showed her on the maps where the roads would be located. 
 
Phil presented a posted of other projects they have done and the mounding and barriers they 
provided around those warehouses, stating that they want to be good neighbors. 
 
Ronde shared that she has spoken with the county commissioners, and they have agreed to 
start a new future land use plan because they have seen so much warehousing and it needs 
updated. She stated that there’s no way that they can decide because she needs to hear more 
about the air, the noise, the water, the signage, etc. She wants to know how they will beautify 
the property.  
 



Lisa asked about the traffic study and when it would be done because it would affect her and 
where her property is located. Just widening the road is not going to help the issues and create 
more congestion with traffic. She stated she wants to see the traffic study.  
 
Raif stated it is in the final stages.  
 
Ronde stated she doesn’t like the idea of specs and not knowing who is going to occupy the 
warehouses. They mostly always know who is going to be occupying them.  
 
Raif stated a lot of the information (landscaping, mounding, lighting) comes with the final 
development plan but he would like to take the 30 days to provide more information on their 
plan with the property. He stated that what they submitted comes with what the township 
requires but they are happy to provide more info.  
 
Kelly agreed with Lisa and elaborated on the traffic issues as it is. She stated that she would be 
happy for the applicant to come back within 30 days to reevaluate the application and what else 
they’d like to add to what the area would look like. 
 
Ronde encouraged the applicants to withdraw their application and to resubmit with more 
information.  
 
Lisa addressed her concerns about semi-trucks turning around in resident’s driveways already.  
 
Kelly then called for the residents who are proponents to speak.  
 
Jim Rutledge, with Pickaway LLP, representing the property owner, stated he’s supportive of 
developing the area and supportive of VanTrust.  
 
Kelly called on Brian Younkin to speak as he stated he was neutral. 
 
Brian Younkin, owner of Greenlawn RV dealership, shared he is neutral and would like to see 
what they can do to be good neighbors. He believes there is potential. Brian addressed his 
concerns with the traffic issues that are already present. Just getting out of the parking lot of his 
business is extremely difficult. He shared that they are landlocked and can’t expand so his 
business needs all the space they can get; but they are fearful that if they lose any property, 
they won’t be able to stay in business. He stated that before any type of approval, the traffic 
issues should be handled.  
 
Kelly called for the residents who are opponents.  
 
Tony Jones stated he is on the west side of Bulen Pierce Rd. He stated that the applicant 
should reconsider the design because there’s no transition. It is also on a military training zone 
and on flight path. Tony questioned location of labor stating where is this labor coming from? He 
shared that he has a registered deer farm so this is going to effect livestock and wildlife. He 
asked what the current height requirement is and if that would be taken into consideration. 
Some more concerns Tony had included, Real estate evaluation and consideration, and special 
assessments on utilities with the option of public water and not being forced to have it because 
most are on a well.  
 
Kelly stated that as far as the utilities services go, the JEDD only brings it down as far as the 
JEDD line goes, and that is Duvall Rd. It will not go south so nothing will be forced as far as the 



plan goes as of right now. She shared that the building standards all go within the JEDD 
standards and those standards can be found online through the RBD site.  
 
William McLaughlin, who owns 6.5 acres, shared that if he went to look at it now before 
purchasing it, and the warehouses were across the street, he would’ve just drove on by 
because he intended to live in the country. His concerns are the property values of the homes 
and the traffic.  
 
Tom Schankel stated that he agrees with the others as far as property values decreasing. He 
moved into his home expecting to live in the country and have beautiful views. He is in 
construction himself and discussed issues with mud on the roads, construction equipment, 
construction traffic, and concrete pours at 3am. With more traffic, comes more accidents. There 
are kids playing out in the yards and he would feel less safe and secure with a five lane 
roadway outside of his home.  
 
Kelly shared, neighbors around the area like to walk up and down the country roads and asked 
the applicant to consider some green space and make it an inviting area for residents.  
 
Charles Frank shared that his main concern was the drainage and the water backing up in the 
ditch onto his farmland. He stated that he believes VanTrust needs to look further into the 
infrastructure before building and see how it can be improved.  
 
Ronde added that her concerns are the same with drainage.  
 
Larry Valentine shared that he was actually neutral, stating that ‘it’s going to happen whether we 
want it to or not.’ He stated that the infrastructure was designed for agriculture, and he is 
concerned about the ponds and storm sewers and drainage ditches. He shared a map with the 
commission of the system drainage tile.  
 
Cheryl Harvey stated she is not for it. She shared that her husband was employed back in 2010 
with the US Army and they moved to Bulen Pierce Road because he was stationed here, and 
they wanted to start their roots here. When they moved here, they were never informed they 
were in the JEDD area and that there would be warehouses going up around them. She 
believes crime has already increased since moving to the area and doesn’t feel safe anymore. 
She stated that there’s no need for them to build because there’s already warehouses just 
sitting empty. They want to stay where they are because there’s still so much they want to do 
with their house and they love where they live.  
 
Joe Harvey shared that he is opposed and agrees with his wife, Cheryl. He believes the quality 
of life will suffer. If he would’ve known this was coming, they would’ve planned differently.  
 
Ronde referred to Cheryl’s concerns and gave some clarification on the JEDD and how it works. 
She shared that in order to be apart of the JEDD, you have to decide you are selling your 
property and go before the zoning board to change your zoning and become apart of the JEDD, 
so technically the Harvey’s are not in the JEDD.  
 
Kelly added that those are JEDD eligible properties.  
 
Ronde stated that they cannot stop people from selling their property and they cannot stop them 
from applying to have a zoning change. 
 



Angela White shared that she grew up here and they bought their property because they 
wanted to live in the country. Her concern is that when they go to expand Bulen Pierce Rd. 
where it’s a single road (where her property is located), is she going to lose her property? 
Because there’s a ditch on the other side of the road. They have already lost some property due 
to electric lines put in. Trucks are already making wrong turns onto the road and buses are up 
against the guard rails when those trucks come down the road, which is very dangerous. She 
stated she knows they get big tax breaks when these warehouses are built and then they leave 
and build somewhere else where they can get another tax break, which brings on many other 
issues such as empty buildings and vandalism. 
 
Lisa referred to Angela’s concerns about losing land stating that they cannot just come and take 
her land. They must pay for it if they are going to widen the road.  
 
Kelly added to Lisa’s comments stating that when the road studies are done, Bulen Pierce Road 
will have to be widened anyways because of the curve they already plan to widen.  
 
Angela asked if they will know about the next meeting since VanTrust plans to come back in 30 
days.  
 
Kelly stated yes, it will be another public hearing and they will be making a recommendation 
then.  
 
Kelly asked VanTrust about the ditch. She stated her concerns about water retention and how 
she doesn’t believe a few ponds will solve that problem when there’s 3.8 million square feet of 
warehouses and parking lots.  
 
Raif shared the plan would be to move the ditch further to the west.  
 
Kyle shared that the ponds will catch the stormwater and release it at a lower rate and they still 
have to meet all of the safety requirements and guidelines.  
 
Lisa asked how deep the ponds are.  
 
Kyle stated they are 8-10 ft. depending on the site and what’s needed.  
 
Kelly asked the commission if they had any questions or discussion. 
 
Ronde stated she doesn’t think 30 days will be enough time for VanTrust to gather the 
information they need for the commission to make a recommendation. She gave them the 
option to take 5 minutes to discuss what they’d like to do.  
 
Raif stated 30 days should be enough time to make changes and they would withdraw it if they 
need to in between.  
 
Kelly stated they would table it for the 30 days and suggested January 12, 2022 at 6pm.  
 
The applicant agreed on the 12th.  
 
Kelly made a motion that based on the confirmation from the applicant that they table their 
decision for 30 days out being January 12, 2022. Ronde seconded. All were in favor.  
 



Kelly Spriggs made a motion to adjourn, seconded by Ronde Cook-Brushart. All were in favor. 
Meeting adjourned at 7:41pm.  
 
 
 
Note: VanTrust withdrew their application as of January 3, 2022.  


