
Preliminary Development Plan
Sugarcreek Township, Ohio

May 12, 2015

www.byRedwood.com

White Oakes Landing



Developer

Design Team

John Lateulere
Senior Vice President of Development
23775 Commerce Park, Suite 7
Beachwood, Ohio, 44122
(216) 360-9441

Todd Foley
100 Northwoods Blvd, Suite A
Columbus, Ohio, 43235
(614) 255-3399

James Keys
3660 Embassy Parkway
Fairlawn, Ohio, 44333
(330) 666-5770

Jeff Van Atta
570 Congress Park Drive
Dayton, Ohio, 45459
(937) 438-5650 



Project Summary      1

Company Profile      3

Rezoning Application Statement   12

Surrounding Property Owners    17

Legal Description      19

Submission Application     21

Architectural Features     30

Plan Exhibits      35
	 •	 Re-zoning	Map
	 •	 Illustrative	Preliminary	Development	Site	Plan
	 •	 Illustrative	Preliminary	Open	Space/Buffer	Plan
	 •	 Preliminary	Buffer	Sections

Table of Contents 

White Oakes Landing Preliminary Development Plan Submittal





Redwood Living would like to bring our beautiful apartment homes to Sugarcreek Township.

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 Sugarcreek Township 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 Summary
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Redwood Communities:  
Peace, Quiet & Comfort
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Founded in 1991 •	
Based in Cleveland, Ohio •	
4,500 Units; Owned and Managed •	
Single story apartment developer•	
98% Leased Portfolio•	
All communities are conventionally financed•	

Who is Redwood?

COMING IN 2015!

INDIANAPOLIS

CLeveLAND

ChArLOtte

COLuMbuS

CINCINNAtI

tOLeDO

GreeNvILLe

trAverSe CIty

DetrOIt
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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 $1200-$1500 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 Sugarcreek Township:

11

White Oakes Landing Preliminary Development Plan Submittal



Rezoning Application Statement

Sugarcreek Township Zoning Commission
C/O: Cara K. Tilford, AICP
Director of Planning and Zoning
2090 Ferry Road
Sugarcreek Township, Ohio  45305

Re:   Redwood Acquisition Rezoning Application
  Center Point Drive

Dear Ms. Tilford: 

This zoning narrative is set forth as background for the Redwood Living application for a 
down-zoning of approximately 31 acres of land from PUD B-2, R-1B, and O-1 to PUD R. 

EXISTING ZONING
The existing parcel is zoned Planned Unit Development (Business), PUD B-2, R-1B, and Office 
O-1. 
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Rezoning Application Statement

LAND USE PLAN REVIEW
Housing

The Sugarcreek Township 2007 Comprehensive Development Plan (the “Plan”) sets forth 
some development trends/needs in its analysis of the existing and planned housing stock.  
Among the identified needs, the Plan specifically identifies the age of householders as a 
specific focus.  

It is noted that Sugarcreek Township (in 2007) had a younger demographic, with only 12.5% 
of households having an older resident.  The plan goes on to detail that the individuals 
moving to the township are generally younger; however, that development pressure also 
increases the marketability/convenience of the area for an aging demographic. Sugarcreek 
is not as equipped with quality housing to accommodate that shift should the demographic 
simply shift to the national mean, which is 21%.  With no in-migration, if this shift were to 
occur with the residents already in Sugarcreek Township, there would be a shift of over 600 
residents from a younger demographic to an older demographic. It may be safe to say that 
1/3 of those that are part of the shift are looking for an alternate housing style/arrangement 
(i.e. single floor living, attached garages). This arrangement is not readily available in 
Sugarcreek Township, shifting these individuals to other communities in the surrounding area 
that may be able to accommodate their needs. 

While not necessarily a direct comparison (this takes in areas of Sugarcreek, Centerville, and 
Bellbrook), the 3-mile demographic ring (centered on this site) indicates a 2014 population 
over 65 years of age to be around 22% (10% higher than Sugarcreek in 2007). This equates 
to 4,300 households (9,753 people) which would indicate that the site chosen is in the right 
location to meet the growing demand for quality housing for an aging population in the area.  

Additonally, the Plan indicates that Sugarcreek Township desires to create a community where 
people can live all throughout their lives at varying income levels, in quality housing.  White 
Oaks Landing is consistent with the housing goals of the Plan. 

LAND USE TRANSITION STRATEGIES
Land use plans and zoning codes typically look at transitional areas between low intensity 
development and high intensity development. The plans and codes work to achieve a natural 
transition between the two potentially non-compatible uses. This can either be achieved 
by large landscape buffers, or using built form, by transitioning intensities of uses across a 
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site. Currently, the O-1 zoning (permitting up to a 60’ tall building, located as close as 50’ 
setback) on this site is directly adjacent to detached single family homes/zoning. On the other 
side of the O-1 zoning is a high intensity commercial district. This is a clear example of an 
area where you have two incompatible uses located next door to each other that requires an 
adequate buffer. 

White Oaks Landing works to create a buffer between incompatible land uses using the built 
environment as a natural “step down” in intensities. White Oaks Landing proposes ranch style 
buildings (18’ tall at the peak of the roof) setback between 50’ and 100’ from the adjacent 
single family homes. For comparison, the Office component (if constructed at 60’ tall) would 
have a setback of approximately 0.83’ horizontal for every 1’ vertical in building height.  
White Oaks Landing, at its closest point, has a setback of 2.77’ for every 1’ in vertical height 
(to the peak of the roof).  Clearly, the proposed White Oaks Landing is less intense than O-1, 
and therefore, a down-zoning relative to the neighboring properties. 

As a step down in intensity, the current zoning intensifies from the planned commercial zoning 
to Office, then back down to single family residential: 

Rezoning Application Statement
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White Oaks Landing proposes to be a straight transition in intensity through the site, providing 
for a more orderly and common transitional use:

TRAFFIC GENERATION ANALYSIS
As it is currently zoned, this 31 acres could be developed into approximately 28 acres of 
Office and 3 acres of commercial.  The zoning map appears to indicate that Centerpoint 
would connect all the way to Clyo (as is being proposed by the Township now) so for 
the purposes of comparison, it can be assumed that this site’s attributable traffic could 
be reduced by ½ to accommodate a split in both directions. Under this development 
scenario, the traffic generation on Centerpoint Drive must have been designed to handle 
6,750 attributable trips per day from this site (3,375 on Centerpoint only).  White Oaks 
Landing proposes 204 low-rise rental units, which would only generate 1,344 trips/day.  
That is almost 1/3 of the traffic that Centerpoint was built to accommodate from this site. 
Additionally, eventually Centerpoint will connect through, so these trips can be cut in ½ just 
as the comparison trips.  The trip generation is 1/5 that of what it is currently zoned for and 
built to accommodate. 

Rezoning Application Statement
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Rezoning Application Statement

SCHOOL IMPACT ANALYSIS: 
Redwood communities overwhelmingly are not generators of school aged children.  Redwood 
averages about 1 school aged child per 20 units, while a comparison single family home 
would average about 1 school aged child per unit. Using this as a basis, the R-1B density, 
and using an average value of $250,000/home (which is higher than the median home 
value indicated in the Plan of $235,000) that would be built in a potential subdivision, 
a single family home subdivision would result in a net loss to Sugarcreek Township LSD, 
whereas construction of this project would produce a net increase in revenue to the Schools. 
 

 Please consider this on your next available agenda.  If you have any questions, please feel 
free to reach me directly at 216.360.9443. 

Sincerely, 
Redwood Acquisitions, LLC

John Lateulere
Senior Vice President of Development
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Surrounding Property Owners

White Fence Farm Owner’s Assoc.
PO Box 41038
Dayton, OH 45441  

Thomas M. Dyke
1729 Bledsoe Drive
Bellbrook, OH 45305

Denise E. Moore
4360 Napa Valley Drive 
Bellbrook, OH 45305

James A. Yokajty
1751 Silverado Drive
Bellbrook, OH 45305

Lon E. Etchison
4348 Napa Valley Drive
Bellbrook, OH 45305  

Sugarcreek Plaza II LLC
10050 Innovation Drive, Suite 100
Miamisburg, OH 45342

Gwen Smith
1735 Sonoma Court
Bellbrook, OH 45305
  
City of Bellbrook
15 E. Franklin Street
Bellbrook, OH 45305

Randy S. Dodson
4342 Napa Valley Drive
Bellbrook, OH 45305
  

Harold F. Workman, Jr.
4312 Napa Valley Drive
Bellbrook, OH 45305

Michael A. Miller
1705 Bledsoe Drive
Bellbrook, OH 45305
 
Jeremy B. Peters
4328 Napa Valley Drive
Bellbrook, OH 45305

Scott R. Blankenship
4324 Napa Valley Drive
Bellbrook, OH 45305
  
Jacqueline M. Prion
4334 Napa Valley Drive
Bellbrook, OH 45305

Jonathan D. Elmeier
4366 Napa Valley Drive
Bellbrook, OH 45305
  
Beverly Diane Cote
1697 Bledsoe Drive
Bellbrook, OH 45305

Daniel R. Schaefer
4318 Napa Valley Drive
Bellbrook, OH 45305
  
Steven W. Shroder
1748 Silverado Drive
Bellbrook, OH 45305
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Surrounding Property Owners

Aymen O. Barri
4354 Napa Valley Drive
Bellbrook, OH 45305
  
RLG Center Point Ltd.
Attn: Tax Dept. NB3TA
Mooresville, NC 28117

Carolyn L. Laspe
4279 Beryl Drive
Bellbrook, OH 45305
  
Board of Trustees
2751 Washington Mill Road
Bellbrook, OH 45305

Ramona Ann Spears
PO Box 1780
Winter Park, FL 32790
  
Barbara E. Hood Trustee
6845 Penridge Road
Dayton, OH 45459

Thomas R. Lyle
4278 Beryl Drive
Bellbrook, OH 45305
  
Sugarcreek Township Board
2090 Ferry Road
Bellbrook, OH 45305

Stacy D. Russell
1713 Bledsoe Drive
Bellbrook, OH 45305
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Legal Description

May 8, 2015

Redwood Tract
31.2561 Acres

Located in section 8, town 2, range 6 m.Rs., Sugarcreek Township, County of Greene, State 
of Ohio and being part of that 92.188 Acre tract as conveyed to Ramona Ann Spears and 
James P. Grodecki, successors co-trustees of the wendell e. Spears trust by the deed recorded 
in o.R. Volume 2911, page 504 of the deed records of said county and being described 
more particularly as follows:

Beginning at a stone found at the southeast corner of said 92.188 Acre tract, said point also 
being the southwest corner of lot 75 of possum run section three as recorded in plat cabinet 
33, pages 610a-611b of the plat records of said county, lying on the City of Bellbrook 
corporation line and the north line of lot 76 of the belleview plat section three as recorded in 
plat cabinet 32, page 67a of the plat records of said county;

Thence with the south line of said 92.188 Acre tract, the north line of said lot 76 and its 
extension being the north line of that 8.9139 Acre tract as conveyed to the board of trustees 
of the Bellbrook-Sugarcreek Park district by the deed recorded in o.R. Volume 1540, page 
337 of the deed records of said county, the north line of white fence farm section four as 
recorded in plat cabinet 30, pages 299a-300a of the plat records of said county, the north 
line of white fence farm section three as recorded in plat cabinet 30, pages 192b-193b of 
the plat records of said county and the north line of white fence farm section one as recorded 
in plat cabinet 34, pages 322b-323a of the plat records of said county south 85°53’16” 
west, 1862.69 Feet to a 5/8” iron pin found at the northwest corner of lot 26 of said white 
fence farm section one and a point lying on the east right-of-way line of Silverado Drive;

Thence leaving the south line of said 92.188 Acre tract and the north line of said white fence 
farm section one, with the east right-of-way line of Silverado Drive the following 2 courses:

1.On a curve to the right with a radius of 175.00 Feet, internal angle of 25°30’44” (long 
chord bearing north 12°41’48” west, 77.28 Feet) along the arc 77.92 Feet to a 5/8” iron pin 
found;
2.Thence north 00°03’34” east, 32.69 Feet to a 5/8” iron pin set capped Van Atta #7354;
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Thence leaving the east right-of-way line of silverado drive on the following 6 new division 
lines:

1.Thence south 89°56’26” east, 75.22 Feet to a 5/8” iron pin set capped Van Atta #7354;
2.Thence on a curve to the left with a radius of 355.00 Feet, internal angle of 55°17’01” 
(long chord bearing north 62°25’04” east, 329.40 Feet) along the arc 342.53 Feet to a 5/8” 
iron pin set capped van atta #7354;
3.Thence north 34°46’33” east, 433.66 Feet to a 5/8” iron pin set capped van atta #7354;

4.Thence on a curve to the left with a radius of 455.00 Feet, internal angle of 34°42’59” 
(long chord bearing north 17°25’04” east, 271.49 Feet) along the arc 275.69 Feet to a 5/8” 
iron pin set capped van atta #7354;
5.Thence north 00°03’34” east, 199.15 Feet to a 5/8” iron pin set capped van atta #7354;
6.Thence north 89°56’57” east, 1178.32 Feet to a 5/8” iron pin set capped van atta #7354 
on the east line of said 92.188 Acre tract, the City of Bellbrook corporation line and the west 
line of said Possum Run section three;

Thence with said City of Bellbrook corporation line, the west line of said Possum Run section 
three subdivision and the east line of said 92.188 Acre tract south 00°01’55” east, 942.39 
Feet to the point of beginning containing 31.2561 Acres, more or less, subject however to all 
legal highways, easements and restrictions of record.

Note: Basis of bearings is the south line of that 16.713 Acre tract as conveyed to the Board 
of Trustees of the Bellbrook-Sugarcreek Park district by the deed recorded in o.R. Volume 
2911, page 504 of the deed records of said county (south 90°00’00” east).

Note: This description is based on an actual field survey in november, 2013 under my direct 
supervision, Jeffrey A. Van Atta, registered professional surveyor number 7354 of the State 
of Ohio and that all monuments found or set, correctly represents the boundaries herein 
described. 
 

  
  

Legal DescriptionLegal Description
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Submission Application
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Architectural Features

Premium Siding Colors

Stone	Water	Table	with	Cap

Firebrick

Ivy

Sand

Sierra

Tan

Wheat

Sandstone
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Plan Exhibits

	 •	 Re-zoning	Map
	 •	 Illustrative	Preliminary	Development	Site	Plan
	 •	 Illustrative	Preliminary	Open	Space/Buffer	Plan
	 •	 Preliminary	Buffer	Sections
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GENERAL NOTES: 

1. RETENTION BASINS SHOWN ARE PROPOSED TO BE WET,  
INCLUDE AERATORS AND WILL BE EDGED WITH ROCK PER 
TOWNSHIP RECOMMENDATION.

SITE DATA: 

EXISTING ZONING    PUD B-2, PUD O-1
PROPOSED ZONING           PUD-R
ACREAGE                           +/-31 AC.
TOTAL UNITS    203
 2 CAR GARAGE   203
GROSS DENSITY    +/-6.55 DU./AC.
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PARKING PROVIDED   472 TOTAL
 2 CAR GARAGE   203 GARAGE, 203 SURFACE 
 GUEST SPACES   66 SURFACE
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SITE DATA: 

OPEN SPACE    12.6 AC. TOTAL (40%)
 SETBACKS    5.3 AC.
 WATER TOWER   0.7 AC.
 COMMON    6.5 AC. 
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