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3.   APPLICATION:  Redwood Holton Road | Preliminary Development Plan  

 
Project Number: 201707260024 
 
Location: Southwest corner of Holton Road and Jackson Pike/SR 104 (Parcel 040-

013869) 
 
Proposal: A preliminary development plan for 110 single story apartments 
 
Applicant: Don Plank, Plank Law Firm, 411 East Town Street, FL 2, Columbus, OH 

43215 
 
Relevant Code Section(s): 
 

 1135.14  Zoning Districts and Regulations – Planned Unit Development District 

 C-130-05 Rezoning of 204.17 Acres at 5255 Jackson Pike from SF-1 to PUD-R 

 CR-03-06 Development Plan for River Walk Subdivision 
 
Project Summary 
 
The applicant is requesting approval of a preliminary development plan for a new residential 
development containing 110 apartment homes at the southwest corner of Holton Road and 
Jackson Pike (SR 104). Each unit will be one-story, with a two-car attached garage.  The overall 
density of the site is proposed to be 5.2 dwelling units per acre. The site of the proposed 
development is “Subarea A” of the Riverwalk Subdivision PUD, approved in 2006. The applicant 
is proposing to utilize many of the standards outlined in the approved zoning text for the subarea 
and is under the maximum density of six (6) dwelling units per acre.  
 
Although the proposed density is under the density and total number of units previously approved 
for the site, staff does not believe the proposed density and site design is appropriate for the site. 
The standards for Subarea A were set with the understanding that a residential subdivision 
containing 275 single-family homes would be developed east of SR 104. Since the approval of 
the zoning in 2006, the land east of SR 104 has been developed as the Scioto Grove Metro Park, 
thus significantly changing the previously anticipated character of the area. Furthermore, future 
land use plans show the SR 104 corridor as remaining rural in nature with a “step-down” 
approach to density between Buckeye Parkway and Jackson Pike, with the least dense 
development occurring towards Jackson Pike and the Scioto Grove Metro Park. 
 
Site Plan 
 
The 21.084-acre site is proposed to have two points of access, with entrances off Holton Road 
and another off Jackson Pike across from the entrance to the Scioto Grove Metro Park. A traffic 
signal is proposed at the site’s entrance on Jackson Pike, as part of public improvements 
associated with the bike path to be installed along SR 104, aligning with the entrance to the Park. 
The developer would be required to contribute to the installation of this signal. Additionally, the 
developer will be required to install bike paths along the site’s frontage on SR 104 and Holton 
Road to create connectivity to the bike path network. 
 
Private roads within the development are proposed to be 26 feet wide with a four (4) foot striped 
area designated for pedestrians along one side of each street. Staff is not supportive of the 
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striped pedestrian area and recommends that separated sidewalks be installed on at least one 
side of all roadways within the development to create a safer pedestrian experience. The street 
network is primarily a loop with residential structures on both sides. A small stub street is shown 
at the southwest portion of the development to access proposed Building E and a maintenance 
building. Staff is not supportive of stub streets if they do not have the potential to be connected to 
future developments. Given that the street stubs more than 200 feet from the property line and 
that the property to the south (the Southeast Conservation Club) is not likely to develop in the 
near future, staff is not supportive of the proposed stub and recommends it be removed along 
with Building E. 
 
Buildings are proposed to be setback 45’ from the west property line. The property to the west is 
within Jackson Township and is zoned as SURB (Suburban Residential). Multi-family 
developments are typically required to be setback a minimum of 60 feet from single family 
residential properties; however, staff is supportive of a deviation to the 60-foot setback to allow for 
an increased building setback along Jackson Pike. 
 
The site’s proposed overall density is 5.218 dwelling units per acre. Although this is under the 
previously approved density for the site, under the Riverwalk PUD zoning text, staff does not feel 
that this density is appropriate based on the recent development of the area. The density set in 
the 2006 text was assuming that the 200+ acres east of SR 104 would be developed with single-
family homes. The area has since been donated and developed as the Scioto Grove Metro Park. 
Additionally, draft future land use maps show a “step down” in density as properties approach SR 
104 to maintain the rural character of the area. Staff does not believe the proposed development 
is in line with the recommended character of the area. 
 
Based on the number of units proposed in the development, 4.704 acres of open space is 
required on the site. Materials indicate that 4.441 acres of appropriate open space is provided in 
the development, primarily located in a central green space and the southern portion of the site to 
preserve some of the existing trees on the property. This open space was calculated according to 
the city’s requirements for dedicated open space and was adjusted to remove area within 
setbacks and the stormwater pond at the southeast corner of the lot. Additional recreational 
amenities for residents include a community garden and a dog park within the central green 
space. 
 
Buildings 
 
A total of 110 rental homes, within 20 buildings, are proposed for the site. Each building will have 
between four (4) and six (6) units. Preliminary elevations show buildings with attached two-car 
garages, primarily finished in vinyl siding with a stone veneer water table on front and high profile 
side elevations. 
 
The preliminary zoning text contains language largely matching that in the approved zoning text 
for Subarea A of the Riverwalk Subdivision, including requirements for at least three (3) design 
elements on the fronts of buildings and two (2) elements on the side and rear. The original text 
stated that no more than 60% of the front façade of the home could be finished in vinyl; however, 
this requirement has been removed from the proposed text with this current application. While 
staff believes that vinyl is an acceptable material for buildings on the site, staff believes that the 
same architectural requirements should be utilized on the proposed structures as previously 
approved in 2006, including restricting the amount of vinyl on front facades.  
 
Due to the prominence of the site at the intersection of Holton Road and Jackson Pike, and at the 
entrance to the Scioto Grove Metro Park, staff has high expectations for the architectural integrity 
of the structures visible from public rights-of-way within this project. 
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Landscaping 
 

The applicant has indicated their intent to preserve the existing trees along the west property line 
to maintain the existing screening between the properties, with additional landscaping installed to 
fill any gaps in the existing tree line. A portion of the large tree stand on the southern portion of 
the property is also proposed to be preserved. 
 
Deciduous trees are proposed to line the frontages along both Jackson Pike (27 trees proposed) 
and Holton Road (nine trees proposed). Additional deciduous trees are proposed to line each of 
the private streets, being planted between the driveways of some of the units and in parking 
islands within the visitor parking lots. Evergreen and deciduous ornamental trees are proposed 
throughout the proposed open space in the middle of the development, near the proposed pond 
and in the northeast corner of the site. Staff feels that more screening should be provided 
between the proposed units and Holton Road and Jackson Pike, including mounding.  
 
A more detailed landscape plan will be required to be submitted with the final Development Plan. 

 
Parking 
 
All proposed units will have two-car garages with two additional parking spaces in the driveway.  
Five (5) small guest parking lots are proposed throughout the development, containing between 
five (5) and 10 spaces each, for a total of 39 guest parking spaces. Proposed parking meets the 
requirement for a standard (A-1) multi-family residential development of 2.5 spaces per unit. 
 
 
Analysis 

 
Per Section 1135.14 of the Codified Ordinances of Grove City, Planning Commission is charged 
with reviewing and evaluating Preliminary and Final Development Plan applications by applying 
the eight (8) findings.   

 
(1) The uses 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. 
 

Finding Not Met: Although staff is supportive of the general use of a multi-family residential 
development on the site, staff feels that the proposed development’s density should be lowered to 
be more in character with the surrounding area. 
 

(2) Any exception from Zoning Code (Ordinance C79-74, passed January 20, 1975) 
requirements is warranted by the design and amenities incorporated in the Development 
Plan. 

 
Finding Not Met: The applicant is proposing multiple deviations from Code requirements 
including open space allotment, street width, and setbacks. Staff would be supportive of granting 
some deviations to these requirements provided that more comprehensive issues, primarily the 
density of the development, are addressed to the satisfaction of staff. 

 
(3) Land surrounding the proposed development can be planned in coordination with the 

proposed development and that it is compatible in use. 
 

Finding Can Be Met: The proposed residential use of the property is compatible with the 
surrounding area; however, staff feels that the proposed number of units creates too high of a 
density for the property and surrounding area. Plans show a number of items that would 
incorporate the development into the area, including the installation of bike paths along the Holton 
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Road and SR 104 frontages and adding an entrance to the site across from 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. 

 
Finding Not Met: Staff believes the area of the proposed development is intended for residential 
use; however, staff is not supportive of the proposed density on the property based on the 
character of the area and recent developments (the Metro Park). 
 

(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. 

 
Finding Not Met: Staff has concerns with the proposed striped pedestrian area along the private 
roads within the development and believes that separate sidewalks should be created on at least 
one side of each street to prevent any safety problems. Staff also is not supportive of stub streets 
and feels that the stub street in the southwestern portion of the property should be removed.  
 

(6) Existing and proposed utility services are adequate for the proposed development. 
 

Finding Can Be Met: A preliminary utility plan has been submitted for the development, and staff 
has requested additional information and revisions. These include providing confirmation if the 
City of Columbus will permit tapping the proposed sanitary line into Columbus’ large diameter 
truck sewer.  

 
(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. 

 
Finding Can Be Met: Staff needs further information to determine if the proper utilities have been 
proposed.    

 
(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. 

 
Finding Met: The proposed project, including building, parking spaces, landscaping, and utilities 
can be completely developed within seven years. 
 
 
Recommendation 

 
The Development Department recommends Planning Commission make a recommendation of 
disapproval to City Council for the Preliminary Development Plan as submitted. 
 
 
 

 


