
Redwood Communities:  
Peace, Quiet & Comfort
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• Founded in 1991 
• Based in Cleveland, Ohio 
• 7,000 Units; Owned and Managed 
• Single story apartment developer
• 98% Leased Portfolio
• All communities are conventionally financed

Who is Redwood?
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• Attractive traditional architectural design
• Stone and shake siding accents
• Individual driveways to garages; no ‘ribbon’ parking lots
• Upgraded ‘carriage-style’ garage doors
• Personal outdoor patios

Redwood Community Exteriors
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• All communities use extensive landscaping
• Attention to details throughout the neighborhood

Redwood Community Exteriors
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• No stairs, single-story design
• No one living above or below the apartment home
• Spacious living areas with open floor plan
• Large eat-in kitchens
• Vaulted ceilings
• Large windows for abundant natural interior light

Redwood Community Interiors
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• Quality finishes that include maple cabinets, vaulted ceilings, crown 
moldings, updated floor coverings and lighting fixtures

• Washer and dryer hook-ups in every home
• Very energy efficient construction; energy star certified

Redwood Community Interiors
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• Residents who want a single-story design
• Residents who want private attached garages
• Those who want a ‘peace and quiet’ neighborhood
• Maintenance-free lifestyle
• Empty nesters
• Those who can afford $1300-$1700 rent
• Our design and features generate long-term residents

Who are our Residents?
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• 24/7 On-site professional management
• Responsive to resident requests
• A unique neighborhood that sells ‘quiet and privacy’
• All single-story homes
• Private driveways to attached garages
• Attached single family rated construction
• State-of-the-art interior amenities and floor plans

Why the Redwood Formula Works so Well?
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• Appeals to older residents and empty nesters who want to stay in the 
community but don’t want to deal with maintenance issues

• Provides a distinctive condo-like community emphasizing peace and quiet
• Will provide positive tax revenues to community with a minimal impact to 

community services (i.e. police, etc.)

Why Redwood is Good for Grove City:

Redwood Holton Road Preliminary Development Plan Submittal

11



Redwood Living would like to bring our beautiful apartment homes to Grove City.

Our combination of smart, single-story design, private attached garages, and Redwood’s 
signature features firmly place our apartment homes in a singular category: the maintenance-
free convenience of an apartment with a genuine feel of home. 

As Redwood’s CEO Steve Kimmelman puts it, “We offer a condominium atmosphere with the 
feel of a single-family home—and without association fees or property taxes to worry about.” 

Redwood’s distinctive approach to apartment home development starts with site selection. 
We choose communities like Grove City because they offer a positive atmosphere, beautiful 
surroundings, and an appreciation of the qualities that Redwood provides, including energy 
efficiency. 

Being good environmental stewards is a worthwhile goal in itself, but saving money for our 
residents is also extremely important to us. Our commitment to using specific materials and 
building processes means there are significant savings for our residents, as documented by 
our score on the nationally-recognized HERS index. According to this measure, Redwood 
apartment homes are 40-45% more energy efficient than a home built to current building 
codes. We’re designated “Energy Stars” as a result. 

Redwood began more than twenty years ago with a simple goal: give people the kind 
of apartment that they really wanted to call home. We listened carefully to what 
people who lived in apartments had to say about what would simplify and improve the quality 
of their living experience 

We learned that people want a private attached garage, single-story convenience, open floor 
plans, large kitchens, an extra full bathroom and plenty of closet space. So that’s what we 
provide. 

We invite you to learn more about Redwood Living by visiting www.byRedwood.com, and 
watching our YouTube channel; youtube.com/RedwoodLivingTV.

Project Introduction
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Project Narrative:
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The Applicant proposes to develop the property containing approximately 21.084 acres 
located south of Holton Road and west of Jackson Pike (the “Property”) as luxury single-story 
apartment homes with attached garages.

The proposed development is focused on empty nesters and young professionals.  It is not 
the typical mid-rise townhouse or “stacked flats” apartment project which is usually geared 
toward singles or a more highly active younger population.  The unit layouts with quality 
finishes, attached garages, generous square footage and amenities are representative of 
a higher quality clientele.  Redwood Holton Road will generate less traffic and noise than 
the traditional apartment community, as Redwood Communities perpetuate the “peace and 
quiet” lifestyle. 

The proposed development will boast traditional upscale neighborhood living with a relaxed 
atmosphere that will undoubtedly resonate with those in Grove City who prefer an alternative 
to home ownership.  Applicant’s luxury single-story design will enhance the desired character 
of the area while augmenting Grove City’s housing stock with upper-echelon, “stress-free” 
housinging.  The Applicant’s product is distinctive, sustainable and will contribute to the 
community’s viability by providing a choice for older residents “to move within” instead of 
“out” of the community when they are downsizing from their home. 

Applicant is upgrading infrastructure by extending the City’s all-purpose trail through the 
Property.  Applicant will provide attractive landscape, signage, and a pond amenity along the 
frontage as well. 

Applicant has clustered the units to create open spaces and encourage internal pedestrian 
connectivity.  

Applicant’s justification for the multi-family housing residential use is substantiated by the 
following: 

1. The use proposed will not be detrimental to present and potential surrounding uses, 
but will have a beneficial effect which could not be achieved under any other district.   The 
land use is compatible with surrounding properties.
2. Any exception from Zoning Code requirements is warranted by the design and 
amenities incorporated in the development plan.  The project will feature the construction 
of an 8 foot wide all-purpose trail along the northern and eastern property lines, 
community gardens, and a dog park.
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3. Land surrounding the proposed development can be planned in coordination with 
the development of Redwood Holton Road.  Land to the north and west of the Property is 
zoned Suburban Residential.  Land to the south is zoned Exceptional Use for a conservation 
club.  Land to the east is used for the Scioto Grove Metro Park.  
4. The proposed change to a Planned Unit Development District is in conformance with 
the general use intent of the area.  The current future land use plan targets this area for 
residential use.  
5. Existing and proposed streets are suitable and adequate to carry anticipated traffic 
within the proposed district and in the vicinity of the proposed district.
6. Existing and proposed utility services are adequate for the proposed development.
7. Each phase of the proposed development, as it is proposed to be completed contains 
the required parking spaces, landscape and utility areas necessary for creating and 
sustaining a desirable and stable environment.
8. The proposed Planned Unit Development District and all proposed buildings, parking 
spaces and landscape and utility areas can be completely developed within seven years of 
the establishment of the district, unless otherwise provided for by Council.

 
 



AMENDED PLANNED UNIT DEVELOPMENT-
RESIDENTIAL TEXT
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ZONING DISTRICT:  PUD-R, Planned Unit Development-Residential
PROPERTY ADDRESS: 21.084 +/- Acres – Holton Road
OWNER:   Davidson Phillips, Inc.
APPLICANT:   Redwood Acquisitions, LLC
c/o James E. Frey, Sr. Vice President
Redwood Acquisitions, LLC
7510 E. Pleasant Valley Road
Independence, OH  44131
jfrey@byredwood.com
DATE OF TEXT:  _____________________, 2017
APPLICATION #:  201707260024

1. INTRODUCTION

The property, the subject of this text, is 21.084 +/- acres of vacant land as depicted on a 
preliminary development plan dated September 18, 2017 (the “Site Plan”) and located south 
of Holton Road and west of Jackson Pike commonly known as Franklin County Auditor Tax 
Parcel Id. No. 040-013869-00, and as more particularly described on the legal described 
submitted as part of the preliminary development plan submission (the “Property”).  The 
Property is currently zoned Planned Unit Development-Residential (PUD-R).  Vehicular traffic to 
and from the Property will be from Jackson Pike and Holton Road. 

The Site Plan depicts the proposed development of the Property, including open areas, tree 
preservation areas, and retention areas.  

2. PERMITTED USES

Uses permitted on the Property shall be Residential, Condominiums, Multi-Family Housing, 
and a Multi-Family Rental Office/Management Site. 

3. DEVELOPMENT STANDARDS

The development of the Property shall comply with the following development standards and 
the approved development plan for the Property.

a. Density.  The maximum number of dwelling units shall not exceed 110.

b. Maximum Percentage of Lot to be Occupied.  (Principal and Accessory Buildings).  
Twenty-five percent (25%).

DRAFT
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c. Minimum Unit Floor Area.  1,200 square feet for all units.

d. Maximum Height of Principal Buildings.  One story or 25 feet.

e. Minimum Building Setbacks.  As shown on the Site Plan.

A deviation is being requested from Table 1135.10 where it states that next to any single family zoning, 
a rear yard setback shall be 60 feet.  The rear yard setback is 45 feet.

f. Minimum Off-Street Parking Space Requirements.  Two spaces per unit.

g. Common Open Space.  Open space is depicted on the L2.0 open space plan dated September 
18, 2017 (the “Open Space Plan”).  Applicant has clustered the units to create the open space and to 
encourage internal pedestrian connectivity.

h. Access/Traffic Related Commitments.  Streets shall be private with a minimum pavement width of 26 
feet including 4 feet on one side designated/striped for pedestrian use.  Streets will not feature curbs or 
sidewalks other than the 4 foot pedestrian path.  Parking shall be prohibited on both sides of the streets 
per Grove City Code.  “No Parking Fire Lane” signs shall be posted on both sides of streets.

Applicant shall dedicate ___________ feet from the centerline of Holton Road and ______________ feet 
from the centerline of Jackson Pike (104) to the City of Grove City.

i. Building Design and/or Exterior Treatment.  

1. Roofs:  The main architectural roof on any building must have a minimum 6:12 pitch.  Roof 
accents shall have roof pitches ranging from 4:12 to 12:12.  Roofs shall have a minimum of 25-
year asphalt dimensional shingles, minimum 240 pound per square and maximum of 5-5/8 inch 
exposure.  Other approved roofing materials shall include slate tile, standing seam metal (for accent 
roofing details only), and wood shingles or shakes.

2. Architecture:  All buildings, except the Willowood (type 7) as depicted on the elevation plan 
dated ________________, shall be required to have three design elements on the front (street facing 
façades) and two design elements on the side and rear façades.  The Willowood will have three 
design elements on the front (street facing façades) and one design element for the side façade.  The 
following are considered design elements for the purpose of satisfying this Section 3(i)(2):

DRAFT
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a. A door of at least 17 square feet.

b. A window of at least 6 square feet in area.  A set of adjacent windows, such as 
a double or bay window, count as one design element; however, horizontal bands 
of immediately adjacent window units count as one design element for every 9 feet 
of run.

c. A chimney.

d. A decorative gable vent of at least 2.5 square feet in area.  Octagonal or 
round vents would qualify.

e. A porch or deck, of not less than 32 square feet in size.

f. Façade offsets in excess of 1 foot, four inches.  A façade offset may constitute 
no more than one of the required façade design elements for each façade.  A 
garage shall not be considered a façade offset.  

3. Building Materials:

a. Smart wood, brick, stone, fibrous cement siding (with wood board 
appearance), stucco and vinyl siding are the permitted finish building materials.

b. All buildings shall have brick or stone on its front façade ranging from 15% to 
100% of the front building elevation (windows and door, including garage doors, 
shall be excluded from the calculation) and as approved during the development 
plan approval process.

c. All finish building materials shall be low-gloss and the use of high chroma 
colors is prohibited.

d. Vinyl:  Shall be a minimum of .046” thickness, applied over a minimum of 
½” sheathing.  All vinyl elevations shall have a minimum 6” wide frieze or fascia 
boards.  

e. Stucco:  Includes material such as E.I.F.S, when resulting in a true stucco 
appearance.

DRAFT
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4. Window Trim:

a. Shutters are required around 80% of all windows on the front elevations of buildings and 
where architecturally appropriate on side and rear elevations windows.

b. Shutters shall be standard width (not less than 12 inch width).

c. Special brick detailing, such as soldier course or rowlock shall be used on the top and 
bottoms of windows within a brick elevation and windows within a stone elevation shall use lintels 
and sills to create a “trim” on the top and bottom of those windows.

j. Buffering Landscaping and/or Screening Commitments.  As shown on the landscape plan dated 
September 18, 2017.

k. Miscellaneous.  There shall be no outside storage of any personal property between the rights of way 
of Holton Road and Jackson Pike and the building façades of those buildings along those rights-of-way.

Deviations from the standards, requirements, and uses set forth herein as well as the Zoning Code may 
be approved by City Council through the Development Plan process, as long as they are consistent and 
harmonious with the overall intent of the development and do not diminish, detract or weaken the overall 
compatibility between uses within or in proximity of the Property.

DRAFT



Plan Exhibits

• Illustrative Site Plan
• ALTA Survey
• Preliminary Development Plan
• Conceptual Utility & Stormwater Plan
• Preliminary Landscape Plan
• Preliminary Open Space Plan
• Architectural Elevations
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DESCRIPTION OF A 21.084 ACRE TRACT 

Situated in the State of Ohio, County of Franklin, City of Grove City, and being in Virginia Military Survey 
Number 478 and being part of that 35.000 acre (original) tract of land described in a deed to Davidson 
Phillips, LLC, of record in Instrument Number 200608210165413, all records referenced herein are on 
file at the Office of the Recorder for Franklin County, Ohio, and being further described and bounded as 
follows: 

BEGINNING at a railroad spike found at the intersection of the centerline of Holton Road and the 
centerline of Jackson Pike, said railroad spike being the northeast corner of said 35.000 acre (original) 
tract, being the southwest corner of Jahn Estates, as recorded in Plat Book 32, Page 17-B, being the 
northwest corner of that 160.667 acre tract described in a deed to Board of Parks Commissioners and 
Franklin County Metropolitan Park District, of record in Instrument Number 201012300178739, and 
being the southeast corner of a 5.495 acre (original) tract described in a deed to Malcom C. Mogren and 
Barbara J. Macewen-Mogren, of record in Instrument Number 200108070181475; 

Thence South 02 degrees 59 minutes 52 seconds West, along the centerline of Jackson Pike, a distance 
of 1478.85 feet to a point; 

Thence South 04 degrees 06 minutes 52 seconds West, continuing along the centerline of Jackson Pike, 
a distance of 5.85 feet to a railroad spike found at the southeast corner of said 35.000 acre (original) 
tract, being the northeast corner of that 124.333 acre tract described in a deed to Southeastern 
Conservation Club, Inc., of record in Deed Book 2100, Page 291, and Deed Book 2100, Page 294, and 
being a northwest corner of that 165.806 acre tract described in a deed to Board of Parks 
Commissioners and Franklin County Metropolitan Park District, of record in Instrument Number 
201212190195409; 

Thence North 74 degrees 33 minutes 33 seconds West, along the south line of said 35.000 acre 
(original) tract, and along the north line of said 124.333 acre tract, a distance of 789.40 feet to the 
southwest corner of said 35.000 acre (original) tract, (reference an 3/4" pipe found being North 03 
degrees 06 minutes 08 seconds West at a distance of 0.45 feet); 

Thence North 15 degrees 05 minutes 58 seconds East, along the west line of said 35.000 acre (original) 
tract, and along the east line of said 124.333 acre tract, a distance of 1447.36 feet (passing the northeast 
corner of said 124.333 acre tract, being the southeast corner of that 16.876 acre (original) tract 
described in a deed to Donald P. Hickman, Trustee, of record in Official Record 28389 D06, at a distance 
of 1337.19 feet, passing a 3/4” iron pin found with a “HOCKADEN” plug at a distance of 455.29 feet, 
passing a 3/4” iron pin found with a “HOCKADEN” plug at a distance of 1357.18 feet, passing a 3/4” iron 
pin at a distance of 1411.78 feet) to the northwest corner of said 35.000 acre (original) tract on the 
centerline of Holton Road, being the northeast corner of said 16.876 acre (original) tract, and being on 
the south line of that 1.179 acre tract described in a deed to John Sherron and Patricia Badgero, of 
record in Instrument Number 201606170077201 (reference a railroad spike found being South 13 
degrees 51 minutes 00 seconds West at a distance of 0.55 feet); 

Thence South 74 degrees 51 minutes 38 seconds East, along the centerline of Holton road, a distance of 
478.24 feet (passing the east line of said 1.179 acre tract, being the west line of said 5.495 acre (original) 
tract, at a distance of 147.22 feet) to the TRUE POINT OF BEGINNING for this description. 

The above described parcel contains a total of 21.084 acres (1.333 acres lies within the present road 
occupied) located within Franklin County Auditor’s parcel number 040-013869. 

The above description was prepared under the direct supervision of Brian P. Bingham, Registered 
Professional Surveyor No. 8438 on July 24, 2017, is based on an actual survey performed by American 
Structurepoint, Inc., and is true and correct to the best of my knowledge and belief.  

American Structurepoint, Inc. 

 

________________________________________    ___________________ 
Brian P. Bingham, PS        Date 
Registered Professional Surveyor No. 8438 
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2550 Corporate Exchange Drive  | Suite 300

0 100' 200'

SCALE: 1"=200'

1 of 1
Redwood Holton Road Preliminary Development Plan Submittal

15


	Company Profile
	Project Introduction
	Project Narrative
	Zoning Text
	Legal Description



