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Planning Commission,

I would like our letter of dissent (attached below) dispersed to those voting on the ordinance at
the meeting of the planning commission on 12/02/2025. 

We have also created a Change.org petition that has obtained 28 signatures from neighbors
who also oppose the SUP at this time. That information should have been sent directly from
Change.org to you. I have also attached a list of those who have signed the petition. 

Sincerely,
Heather Ballentine Daubenspeck
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To:  City Planning Commission 
From:  Daubenspeck, Trevor & Heather 
Date:  December 2, 2025 


Summary: 


We are strongly opposed to the SUP for 2315 Floyd Avenue (Ord. 2025-259). We request that 
the condifions of the SUP be adjusted to more closely reflect the current zoning requirements 
for ADU’s in the City of Richmond or, absent such changes, that the SUP be denied. 


Addifional concerns include negafive impacts on the environment, privacy, and unit access, as 
well as a lack of sufficient oversight and public outreach from the City of Richmond. 


Main: 


We own and reside at 2313 Floyd Avenue, Richmond. We are wrifing to express our opposifion 
to the proposed Special Use Permit (SUP) at the adjoining property located at 2315 Floyd Ave.  


To be clear, we have no objecfion to the construcfion of an Accessory Dwelling Unit (ADU) for 
2315 Floyd in compliance with the City’s recently revised ADU requirements.  We believe ADU’s 
are an important part of adding density and expanding affordable rental units to our 
community. Our concern is the size and scale of the self-described “ADU” that does not conform 
with the zoning requirements of ADUs by our current (or even proposed) code. 


In fact, when ADU regulafions were eased, City Planning Direcfion Kevin Vonck stated1 ADU’s 
would be limited to single family homes and be limited in size to 1/3 the sq footage of the 
primary home. The regulafions further required a 3-foot setback. The structure applied for in 
the permit at 2315 Floyd Ave does meet any of these requirements.  The primary structure is a 
rental duplex, not an owner-occupied dwelling. The proposed third structure is equivalent in 
size to the exisfing duplex. In no way does the 33-foot tall, 3-story, 2152 sq ft structure fit the 
criteria for an ADU.  


The applicants are using the term “ADU” to disguise the creafion a three-unit mulfifamily 
complex on their rental property, which does not comply with many of the City’s most 
important restricfions relafing to ADU’s.  In other words, the applicants are using the SUP to 
exempt themselves from the ADU requirements that all other City residents must comply with, 
not because compliance is impossible or even impracfical, but seemingly because these 
requirements are simply inconsistent with what they want to build.  Approving this type of SUP 
applicafion at the expense of impacted neighbors renders the City’s ADU ordinance effecfively 
moot, and certainly does not reflect a reasonable considerafion of the surrounding community 
or a balancing of interests.     


1 VPM: “Richmond could ease regulafions on accessory dwelling units” 9/19/2023







As the direct neighbors of this potenfial second house, we will have significant loss of privacy 
and sunlight. The rental home has zero setbacks and a rooftop deck. These are not acceptable 
condifions for private living space and recreafion. Rear windows will look into our home. Items 
dropped by renters from the roof will fall into our yard and damage our yard and potenfially 
injure our pets and family.   


Furthermore, there are several mischaracterizafions both in the Ordnance and in the Staff 
Report.  


The structure, as clearly seen in Applicafion accompanying the Ordinance, is a 3-story structure 
with deck – not a 2-story structure as idenfified in the Staff Report. The elevafion of the 
building on our property line will rise uninterrupted for 33 feet, which is plainly not a 2-story 
building.  The SUP should be limited to an actual 2-story structure, not what is shown in the 
plans.   


Per the SUP applicafion process “it must be shown that the proposed special use will NOT 
Interfere with adequate light and air.” The shade study image in the applicafion clearly shows 
the structure shading the majority of our yard. While our yard is disingenuously referred to in 
the SUP applicafion as a “vacant rear yard,” our yard is not empty. It is very much lived in and 
used by our family.  In fact, our yard is a Cerfified Wildlife Habitat by the Nafional Wildlife 
Federafion. This lack of sun will destroy much of the nafive habitat we have created in our 
urban environment.  


In light of these impacts, we quesfion why the SUP should be permifted to eliminate all 
setbacks.  A side-yard setback with our property would help reduce the degree to which this 
proposed structure looms over and shades our yard.  A reasonable setback would also provide 
the current duplex residents access to the rear alley for trash/recycling access, which they 
would not have if the SUP is approved as submifted. As presented, these residents would be 
effecfively cut off from access to the trash disposal. The SUP condifions should therefore be 
revised to require a minimum of a five (5) foot setback on our property line, to reduce the visual 
impact of the structure and provide alley access to residents.   


Further this project has been mismanaged.  


All aftempts at to nofify the community have either been deficient or non-existent. 


Per the Fan District Associafion, our community was supposed to receive nofice of the project 
and of the FDA’s vote on the project. Despite proacfively expressing our concerns to the zoning 
commiftee and requesfing to be included, we received no nofice. We were unaware the FDA 
voted on the SUP project, our concerns were not shared, and the scope of the project was not 
disclosed to the vofing FDA members. 


Furthermore, the City of Richmond mishandled the public nofice to the community leaving liftle 
to no fime for the general community to provide input before the Planning Commission’s 







meefing on December 2, 2025 despite the city being aware of this project going forwards as of 
September 30, 2025 per the O&R Transmiftal nofificafion. In addifion, the Online Permit Portal 
was not updated leaving no publicly-facing way for the community to know the dates, scope, or 
project details of this ordnance. This puts into serious quesfion the Staff Report that states there 
was no opposifion to this ordinance after nofice to the public. 


Conclusion: 


We have asked the landlord owner of 2315 Floyd Ave to make, in our opinion, reasonable 
accommodafions that would sfill accomplish their main goals (sq ft, parking, rooftop deck) but 
they seem uninterested in our concerns and think the city will just "rubber stamp" their request 
on its consent agenda. Through our own efforts, we have reached out to our neighbors and our 
community and there is definifive concern about the scale of this project - and how such super-
sized ADUs, if permifted through SUP’s circumvenfing the zoning ordinance, could have on our 
community and the urban environment that we all share. 


All conversafions with our neighbors are stressed that this is not an argument against the 
property owners from construcfing an ADU-sized structure on their property, this is push that 
such a structure conform to the zoning codes agreed to by the City Council (and by extension 
the public). 


We have included a list of neighbors who signed our Change.org pefifion in opposifion of this 
SUP permit. 








Name
Trevor Daubenspeck
Dan Strogiy
Kylie Strogiy
Lindsey North
Susan Worsham
Steve Nuckolls
Janice Nuckolls
Frank Ziletti
Copeland Casati
Rachel Stern
Linda Reader
Dietrich Parcells
Laura Hicks
Lorraine Martinez
Stefan McMurray
Rebeca Villa
Joan Oberle
Dawn McFadin
Jillian Goldenbaum
SHILOH COREY
Jackie Kimberlin
Laura Bateman
Kathy Williams
Sommer Jordan
Jason Carames
Paul Volk
Janki Patel
Ernie Martinez
David Knowles
Heather Ballentine







From: pvolk63@icloud.com
To: PDR Land Use Admin
Subject: Vote NO on the special use permit at 2315 Floyd Ave
Date: Monday, December 1, 2025 12:41:38 PM

[You don't often get email from pvolk63@icloud.com. Learn why this is important at
https://aka.ms/LearnAboutSenderIdentification ]

CAUTION: This message is from an external sender - Do not open attachments or click links unless you recognize
the sender's address and know the content is safe.

I am a nearby resident on the 2200 block of Grove Avenue.

Sincerely, Paul Volk
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From: dabkern5@icloud.com
To: PDR Land Use Admin
Subject: 2315 Floyd Ave/SUP-Orinance NO. 2025-259
Date: Monday, December 1, 2025 11:42:00 AM

[You don't often get email from dabkern5@icloud.com. Learn why this is important at
https://aka.ms/LearnAboutSenderIdentification ]

CAUTION: This message is from an external sender - Do not open attachments or click links unless you recognize
the sender's address and know the content is safe.

Dear Planning Commission ,

I am in opposition to the size and scope of the proposed additional building being sent to the Planning Commision
and City Council. This unit should adhere to the current and proposed limitations of Accessory Dwelling Units from
our current zoning code and the Code Refresh.

Approving this variance opens the floodgates of buildings throughout the high density Fan neighborhood  to request 
a variance for Accessory Dwellings that do not follow the current codes. I hope you will not support this request.

Thank you,
Denise Kern
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From: Elizabeth Burke
To: PDR Land Use Admin; Jordan, Katherine - City Council
Cc: William Burke
Subject: 2315 Floyd
Date: Monday, December 1, 2025 9:55:13 AM

        You don't often get email from lippy12v@gmail.com. Learn why this is important
<https://aka.ms/LearnAboutSenderIdentification> 
       

CAUTION: This message is from an external sender - Do not open attachments or click links unless you recognize
the sender's address and know the content is safe.

 
Morning, 

We live at 2303 Floyd and want the existing zoning laws to be abided.

Thanks,
Liz

 plastic: a material designed to last forever for products that last minutes
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From: Jillian Goldenbaum
To: PDR Land Use Admin; Jordan, Katherine - City Council
Subject: Oppose 2315 Floyd Special Permit
Date: Sunday, November 30, 2025 11:16:14 AM

[You don't often get email from jillian.goldenbaum@gmail.com. Learn why this is important at
https://aka.ms/LearnAboutSenderIdentification ]

CAUTION: This message is from an external sender - Do not open attachments or click links unless you recognize
the sender's address and know the content is safe.

I oppose the 2315 Floyd special use permit.  As a Fan resident we already have an abundance of rental properties. 
We also have a system in which residents can voice their opinion on development.  This system is continuously bent
to appeal to developers and rental property owners.  Please stop allowing outsiders to destroy our wonderful city
neighborhoods or at least require them to follow the same channels as all other long time city residents.  Thank you!

-Jillian Goldenbaum
Fan resident
Sent from my iPhone
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From: mkennedy9315@aol.com
To: PDR Land Use Admin
Subject: Ordinance No 2025-259 - Special Use Permit - 2315 Floyd Avenue
Date: Thursday, November 27, 2025 6:55:51 PM

You don't often get email from mkennedy9315@aol.com. Learn why this is important

CAUTION: This message is from an external sender - Do not open attachments or click links unless you recognize
the sender's address and know the content is safe.

 
Attn:  Alyson Oliver, Secretary to the Planning Commission.

This comment pertains to Ordinance No 2025-259 – Special Use Permit – 2315 Floyd
Avenue

We live across the street from 2315 Floyd Avenue at 2306 Floyd Avenue and we are
concerned about the precedent that could result from approval of this Special Use
Permit. The information contained in the Notice of Public Hearing makes no mention
of the size of the proposed accessory dwelling unit (ADU) at 2315 Floyd Avenue.  As
stated in the Notice of Public Hearing, ADUs are not a permitted use within the
current R-6 district when a two-family dwelling exists on the property, as is the case at
2315 Floyd Avenue.  Where an ADU is permitted, it is our understanding that current
zoning also limits ADU size to 1/3 of the size of the main home or 500 sq/ft,
whichever is less. The last sentence in the Notice of Public Hearing is also unclear as
it states that the proposed density of the parcel is 4 units; however, a two-family
attached dwelling as currently exists on the parcel with an ADU would result in 3
units.

We understand that the proposed “RA” zoning of 2015 Floyd Avenue in the second
draft of the 2025 Richmond Code Refresh would permit an ADU on the property, but
limit the ADU size to 1000 square feet.   Since the draft Richmond Code Refresh
would allow an ADU at 2315 Floyd Avenue but limit the size to 1000 sq/ft, we
recommend approval of the Special Use Permit, but only if the size of the ADU is
limited to either 500 sq/ft (current ordinance) or 1000 sq/ft (per second draft of the
Richmond Code Refresh).  Furthermore, the parcel should be limited to the existing
two-family attached dwelling and a single ADU.  ADU size limitations should be
enforced, otherwise we risk weakening our zoning ordinances and stressing our
storm-water system, parking and other infrastructure.

Thank you for your consideration.

Mike and Pattie Kennedy

2306 Floyd Avenue

Richmond, Virginia  23220
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