
AYES: NOES: ABSTAIN: 

ADOPTED: REJECTED: STRICKEN: 

INTRODUCED: April 28, 2025 

AN ORDINANCE No. 2025-088 

To direct the conveyance of the City-owned real estate located at 1501 Fendall Avenue, consisting 
of 3.0491± acres, and all or a portion of the City-owned real estate located at 1601 Fendall Avenue, 
consisting of 2.6226 acres ±, for nominal consideration to Eden Village of Richmond, Inc. for the 
purpose of facilitating the construction of permanent affordable housing for homeless and low to 
moderate income individuals and associated parking.  

Patron – Mayor Avula 

Approved as to form and legality 
by the City Attorney 

PUBLIC HEARING: MAY 12 2025 AT 6 P.M. 

WHEREAS, by Resolution No. 2024-R040, adopted March 10, 2025, the Council 

approved the biennial real estate strategies plan entitled “Revised 2024 Biennial Real Estate 

Strategies Plan for City Owned Surplus Properties” and declared the City-owned real estate 

located at 1501 Fendall Avenue, consisting of approximately 3.0491 acres, and 1601 Fendall 

Avenue, consisting of approximately 2.6226 acres, to be surplus City-owned real estate;  

NOW, THEREFORE 

THE CITY OF RICHMOND HEREBY ORDAINS: 
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§ 1. That, notwithstanding any provision of section 8-58 of the Code of the City of 

Richmond (2020), as amended, to the contrary, the City-owned real estate known as 1501 Fendall 

Avenue, consisting of approximately 3.0491 acres, and identified as Tax Parcel No. N000-

0254/001 in the 2025 records of the City Assessor, and all or a portion of the City-owned real 

estate known as 1601 Fendall Avenue, consisting of approximately 2.6226 acres, and identified as 

Tax Parcel No. N000-0284/001, are hereby directed to be conveyed to Eden Village of Richmond, 

Inc. for nominal consideration for the purpose of facilitating the construction of permanent 

affordable housing for homeless and low to moderate income individuals and associated parking, 

in accordance with the applicable provisions of Chapter 8 of the Code of the City of Richmond 

(2020), as amended, the Charter of the City of Richmond (2020), as amended, the Code of Virginia 

(1950), as amended, and the Constitution of Virginia. 

§ 2. That pursuant to section 8-65(b) of the Code of the City of Richmond (2020), as 

amended, the Chief Administrative Officer is hereby directed to execute, on behalf of the City, 

the deed and such other documents, all of which must first be approved as to form by the City 

Attorney, as may be necessary to consummate the conveyance of the real estate authorized by 

Section 1 of this Ordinance.  

§ 3. This ordinance shall be in force and effect upon adoption.
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O&R Transmittal 
 
 
 
DATE: March 26, 2025       
 
TO:   The Honorable Members of City Council 
 
THROUGH: The Honorable Danny Avula, Mayor 
 
THROUGH: Sabrina Joy-Hogg, Interim Chief Administrative Officer 
 
THROUGH: Sheila White, Director of Finance  
 
THROUGH: Meghan Brown - Director of Budget and Strategic Planning 
 
THROUGH:  Sharon L. Ebert, Deputy Chief Administrative Officer – Planning & Economic  
 Development Portfolio 
 
FROM:   Gail Johnson, Director of General Services 
  Chris Nizamis, Real Estate Manager – Real Estate Strategies/DGS 
  
RE:    Conveyance of 1501 Fendall Avenue (Parcel ID #N0000254001) for the develop-

ment of permanent affordable housing for the homeless and low-moderate income 
individuals.  

 
 
ORD. OR RES. No.   
 

PURPOSE:  To direct the conveyance of the surplus City-owned real estate located at 1501 Fendall 
Avenue, consisting of 3.0491± acres, and all or a portion of the surplus City-owned real estate located 
at 1601 Fendall Avenue, consisting of 2.6226 acres ±, for nominal consideration to Eden Village of 
Richmond, Inc., a Virginia not-for-profit corporation, for the purpose of facilitating the construction of 
permanent affordable housing for homeless and low to moderate income individuals and associated 
parking.   
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BACKGROUND:  The approximate 3.0491± acre vacant/unimproved City-owned parcel located at 
1501 Fendall Avenue (Parcel ID# N0000254001) and 1601 Fendall Ave (Parcel ID# N0000284001) 
cumulatively (the “Property”) was declared surplus by City Council via Council’s approval of the 2024 
Biennial Real Estate Strategies Plan (Res. 2024-R040).  The requested ordinance would authorize the 
City to convey/donate the Property to Eden Village of Richmond, Inc. a Virginia 501 (c)(3)  non-profit 
entity, for the development of approximately 30-40 affordable housing rental units, for individuals with 
annual incomes less than or equal to 30% - 80% of the area median income (AMI) as published by HUD 
for the Richmond City Metropolitan Statistical Area (excluding the Greater Richmond MSA).  
 
The conveyance of the Property will include 1501 Fendall Ave. in its entirety, as well as, either the con-
veyance (Boundary Line Adjust) or an easement over a small portion (TBD) of the southern portion of 
1601 Fendall Avenue to be used for additional parking (the “Adjoining Property”). 
 
Additionally:   

• The Development shall include a gated and security monitored community, along with a commu-
nity center with offices for social services and counseling, a laundromat, kitchen, dining hall, li-
brary, a room for medical check-ups, and a community store for residents to “buy” needed items 
with points earned for being a good neighbor.   
• Eden Village is not a homeless shelter.  Eden Village of Richmond will be an affordable, per-
manent supportive housing community (“Village”) for those who have the lowest incomes in the 
Richmond area. Those who have been unsheltered for over a year and who have chronic illnesses 
will have preference.   
• The Property and Additional Property are located within a R-53 Residential (multi-family) zon-
ing district within the 3rd Council District. In support, the Offeror is aware and anticipates that a 
formal Special Use Permit (SUP) will be required due to the proposed project use.   

In the City’s One Richmond - An Equitable Affordable Housing Plan, the City set a goal of 1,000 new 
affordable units annually until 2030.  This conveyance and subsequent development of 30-40 afforda-
ble units targeting individuals and families across the spectrum of affordability with annual incomes 
less than or equal to 30% will contribute to meeting the new affordable unit goal and addressing the 
City’s affordable housing needs.  
 
Residents will pay a minimal amount of rent (expected to be around $350 per month). Rent will in-
clude utilities. Because many  have not had an address for many years, they will help those who are eli-
gible for SSI, social security, or disability apply for these benefits. 
 
The offer price for the Property is $100.00 (One Hundred Dollars and no cents). The Purchaser shall 
make a minimum investment of Four Million Dollars ($4,000,000) to complete the Development (inclu-
sive of hard construction costs, soft construction costs and the fair market value of labor and materials that 
may be donated to Purchaser), subject to adjustment based on current market conditions.  The Purchaser 
shall make a minimum investment of Two Million Dollars ($2,000,000) to complete the initial phase of 
the Development as described herein, subject to adjustment based on current market conditions.  The val-
ue of labor and materials donated by licensed contractors or directly by a business entity that manufactur-
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ers or sells such materials for construction, development, or similar purposes shall be considered in deter-
mining the amount of the investment made by Purchaser. 

COMMUNITY ENGAGEMENT:  The developer will hold various public information sessions with 
local community associations. 
 
STRATEGIC INITATIVES AND OTHER GOVERNMENTAL:   

• The subject parcel is included on the “2024 Biennial Real Estate Strategies Plan”, approved by 
City Council (Res. No. 2024-R040)  

• The development will contribute to meeting the City’s goal of 1,000 new affordable units an-
nually (One Richmond – An Equitable Affordable Housing Plan)  

  
FISCAL IMPACT: No direct revenue from the conveyance expected, as this will be a City donation  
of surplus property, currently assessed at $299,000.00, to further support the City’s initiative on af-
fordable housing. This project would create short-term job creation and long-term increased tax reve-
nue having impacts to the City’s overall economic benefits.   
 
DESIRED EFFECTIVE DATE:  Upon adoption of this Ordinance 
 
REQUESTED INTRODUCTION DATE:  April 28, 2025 
 
CITY COUNCIL PUBLIC HEARING DATE:  May 12, 2025 
 
REQUESTED AGENDA:  Consent Agenda 
 
RECOMMENDED COUNCIL COMMITTEE:  N/A (Planning Commission) 
 

AFFECTED AGENCIES:  Mayor, Chief Administrative Officer, Office of the City Attorney, De-
partment of Planning and Development Review and the Department of General Services. 
 
RELATIONSHIP TO EXISTING ORD. OR RES.:  Related legislation expected to be introduced to 
City Council an ordinance to authorize a Special Use Permit and an ordinance to designate the property 
as a Revitalization Area.  
 
ATTACHMENTS: 
- Draft Ordinance    
- Offer Letter and supporting documentation 
- Unsolicited Offer Memorandum (including parcel maps, photos and Assessor’s Property Profile) 
 

STAFF:   

Christopher Nizamis, Real Estate Manager - Real Estate Strategies/General Services  









































CONFIDENTIAL DRAFT   3-27-2025 
 

City of Richmond ▪ 900 E. Broad Street, Suite 1603 ▪ Richmond, VA 23219 
 

 

 
 
 
 
 
 
 

 
NON-BINDING TERM SHEET  

PROPOSED SALE OF CITY-OWNED PROPERTY LOCATED AT 1501 FENDALL AVE.  
TO  

EDEN VILLAGE OF RICHMOND, INC. 

 
This non-binding Term Sheet sets forth the proposed basic business terms and conditions regarding 
the proposed sale of the property located at 1501 Fendall Ave. (the “Property”), as well as, either the 
conveyance or an easement over a small part of the southern portion of 1601 Fendall Avenue to be 
used for additional parking (the “Adjoining Property”) by the City of Richmond to Eden Village of 
Richmond, Inc.  The terms provided herein are non-binding and are solely intended to set forth base 
terms to be utilized in finalizing a more-detailed Purchase, Sale & Development Agreement, which 
would facilitate the contemplated transaction and associated development, subject to the approval by 
the City Council for the City of Richmond (“City Council”) and execution by the parties 
(“Agreement”).   

 
Neither party shall have any contractual obligation to the other with respect to the matters referenced 
in this non-binding Term Sheet unless and until each has fully executed and delivered a definitive 
Agreement for the sale of the Property, the terms and conditions of which may be different from those 
set forth in this non-binding Term Sheet, and which Agreement shall be subject to authorization by 
the City Council of the City of Richmond, Virginia prior to execution by the City. 
 
Seller:  City of Richmond 
 
Purchaser: Eden Village of Richmond, Inc., a 501(c)(3) non-profit entity, or an affiliate 

entity thereof. 
 
   Note: Eden Village organization is dedicated to providing permanent housing 
   solutions for chronically homeless individuals. 

  
Property:  
   Address: 1501 Fendall Ave. (the “Property”)* 
 

* as well as either the conveyance or an easement over a small 
part of the southern portion of 1601 Fendall Avenue to be used 
for additional parking (the “Adjoining Property”). 

 
   Parcel ID: 1501 Fendall Ave.: #N0000254001 
     
     1601 Fendall Ave.:  #N0000284001 
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   Acreage: 3.0491± acres (plus the portion of 1601 Fendall Ave. as per 
     above – TBD) 

 
  Zoning: 1501 Fendall Ave.:  R-53 Residential (multi-family)  
    1601 Fendall Ave.: R-6 Residential (single family attached) 

  
 
Purchase Price: One Hundred Dollars and No Cents ($100.00) 
 
Deposit:  Ten Dollars and No Cents ($10.00) (in accordance with City Code § 8-59) 
 
Pre-closing 
Conditions: The Agreement will provide that Closing will not occur until Purchaser has 

satisfied certain pre-closing conditions, including, but not limited to, the 
following: 

 
● Purchaser has completed or waived due diligence, including without 

limitation, title, survey and environmental review. 
● Purchaser has obtained a Zoning Confirmation Letter verifying that 

construction and operation of the Development conforms to the City’s 
zoning regulations: 

o If necessary to obtain a Zoning Confirmation Letter, Purchaser 
shall obtain any special use permit, rezoning, or other zoning 
modification (collectively, “Land Use Entitlements”) that 
may be necessary in order to permit Purchaser’s construction 
and operation of the Development on the Property. 

o The City agrees to work with Purchaser in good faith related to 
any Land Use Entitlements, including without limitation 
consenting (such consent not to be unreasonably withheld, 
conditioned or delayed) to any changes to the characteristics of 
the Development as may be required to obtain the Land Use 
Entitlements and/or plan of development approval. 

● Purchaser has received a financing commitment acceptable to it in its sole 
discretion for construction financing, in such amount sufficient to provide 
funding for the completion of the initial phase of the Development.  The 
initial phase would consist of, at a minimum, the community clubhouse and 
at least 15 homes with the Development to be expanded to 30-40 homes as 
additional funding becomes available (the “Initial Phase”). 
 

Post-Closing 
Covenants: The Agreement will provide that the Purchaser start construction within 48 

months after Closing and complete the Development, as described herein, 
within 60 months of Closing (“Development Term”) and shall ensure ongoing 
compliance with the applicable use/affordability obligations/restrictions.  
Notwithstanding the foregoing, the City shall not unreasonably withhold, 
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condition or delay any requested extensions to the Development Term so long 
as Purchaser is diligently pursuing the completion of the Development.   

 
Notwithstanding the Terms and Conditions listed herein, 1) if the Purchaser 
fails to design, finance, construct and operate the project within 60 months 
from the date of Closing, then the City, at its option, can terminate the 
agreement at which point the entirety of the property including any and all of 
the Purchasers rights with respect to the property, shall immediately revert 
back to the City.  2) In addition, if at any time after the construction period is 
completed and the property is not used for the intended use for more than a 12-
month period, then the Property shall immediately revert back to the City.  
Such Terms and Conditions of this clause shall be further defined in the 
Purchase and Sale Agreement. 
 
The tentative description of development of the Property (the 
“Development”) is as follows: 

 
● The Development shall include approximately 30-40, approximately 400 

square feet affordable housing rental units, for individuals with annual 
incomes less than or equal to 30% of the area median income as published 
by HUD for the Richmond City Metropolitan Statistical Area (excluding 
the Greater Richmond MSA); 

● The Development shall include a community clubhouse within a gated and 
monitored community security system;    

● The Purchaser shall make a minimum investment of Four Million Dollars 
($4,000,000) to complete the Development (inclusive of hard construction 
costs, soft construction costs and the fair market value of labor and 
materials that may be donated to Purchaser), subject to adjustment based 
on current market conditions.  The Purchaser shall make a minimum 
investment of Two Million Dollars ($2,000,000) to complete the Initial 
Phase of the Development as described above, subject to adjustment based 
on current market conditions.  The value of labor and materials donated by 
licensed contractors or directly by a business entity that manufacturers or 
sells such materials for construction, development, or similar purposes 
shall be considered in determining the amount of the investment made by 
Purchaser. 

Other: The Agreement will include standard provisions customary in Virginia real 
estate transactions.   

 
The City will convey fee simple title to the Property via quitclaim deed.   

 
The Property will be conveyed as is, where is, with all defects and without any 
written or oral representation or warranty whatsoever, express or implied or 
arising by operation of law. The City makes no representations as to title, 
survey conditions, use of the Property for Purchaser’s intended use, the 
physical condition of the Property or any improvements thereon or any repairs 
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required thereto, past or present use, development, investment potential, tax 
ramifications or consequences, present or future zoning, the presence or 
absence of hazardous substances or other environmental conditions (including, 
without limitation, with regard to any underground or above-ground storage 
tanks on or about the Property), the availability of utilities, access to public 
roads, habitability, merchantability, fitness or suitability for any purpose, or 
any other matter with respect to the Property. 

 
 
 
Brokerage  
Commissions: No real estate broker has been consulted or used in connection with the 

purchase of the Property. 
 
 
Contacts:  City: 

  Chris Nizamis 
  Real Estate Manager 
  (804) 646-4316 
  christopher.nizamis@rva.gov 

 
 
  Purchaser: 
     
    Cathy Ritter 
    Eden Village of Richmond, Inc. 
    P.O. Box 6036 
    Midlothian, VA 23112 
    (540) 303-3676 
    edenvillagerva@gmail.com 

 
 

 
 
This is a non-binding letter of intent and neither party hereto shall be bound in any way hereby until a 
complete Purchase Agreement shall be executed by both parties.   

  
 
 
  Agreed:        
   Cathy Ritter, President 
   Eden Village of Richmond, Inc.    
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