
Pinecrest Richmond

321 W. Grace Street

Special Use Permit Application



Why Pinecrest Chose Richmond:

Delivering on the City’s 

Land Use Policy Goals

for Monroe Ward
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Monroe Ward Planning - Recent History

> July 24, 2017: Council adopts “The Pulse Corridor Plan”

– “Surface parking lots … are most concentrated in Monroe Ward where 

38% of land area is surface parking.”

– “Future Land Use: … encourage the redevelopment of surface parking 

lots and underutilized buildings into high-density buildings that focus 

on creating walkable environments with active ground floors, 

appropriate streetscape, and minimal driveway entrances.”

– Recommendation: Rezone Monroe Ward to align with Future Land Use 

Map



321 W. Grace Street
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Monroe Ward Planning – Recent History

> July 23, 2019: Council adopts Monroe Ward Zoning Changes
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Monroe Ward Rezoning Summary
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Monroe Ward Planning – Recent History

> December 14, 2020: Council adopts 

Richmond 300 update to Master 

Plan

“Monroe Ward is transformed from the 

detached parking garage of the 

Downtown Core into a significant 

residential and office mixed-use district 

between two of the region's greatest 

concentrations of activity—the VCU 

Monroe Park Campus and the Downtown 

Core. Historic buildings are preserved and 

complemented by denser development 

on vacant lots that generate activity.”

- Vision for Downtown – Monroe Ward 

Priority Growth Node



Why an SUP?

Elements of Form vs. Function
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Relief from the Ordinance: as to Function

> Special Use Proposed

– Up to 4 persons in small portion 

of units

– Exterior locks permitted on 

interior doors

– Rental agreements per room

> Justification

– Features are consistent with 

similar SUPs for student housing 

projects in City

– Facilitates individual leases per 

room, shared common spaces
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Relief from the Ordinance: as to Form

> Justification

– Enhanced architectural features 

and materials as condition of 

SUP approval

• Red/white brick

• Metal panels

• Granite accents

– Rooftop amenity

– Streetscape improvements & 

buried utilities

> Special Use Proposed

– Relief from height limitation (1:4 

inclined plane)

– Relief from Yard Setback

• Front Yard (10’ due to existing bldg. 

on same block)

– Relief from Min. Open Space 

Ratio

• Required: 0.08

• Provided: 0.05
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Inclined Plane – N. Monroe vs. W. Grace Elevations



SUP Plans: The Product of 

9 Months of Engagement



Pre-Application Meeting with PDR: Design Presidents
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Application Submission – Massing & Form Elements
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Commence Negotiations with Director re. Plans
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Example Comments from the Director



Final SUP Plans
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Final Renderings



Emphasis of POD Overlay District Form Elements
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East Façade – To Include Windows

“The eastern façade of the building, to the extent 

permitted by the Virginia Statewide Building Code, 

shall include windows substantially as shown on 

sheet A16 of the Plans or, in the alternative, 

substantially as shown on sheet A15 of the Plans.”

- Ordinance 2021-016 Sec. 3(j)



Additional Design Commitments











Not By-Right?

Why Approve?
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Why Approve?

1. Council authorizes approval of SUP when Charter conditions are met:

– Not detrimental to safety, health, morals and general welfare of community

– Will not create congestion in streets, roads, alleys and public ways

– Will not cause overcrowding of land or undue concentration of population

– Will not adversely affect public services

– Will not interfere with adequate light and air

2. General conformance of project with City’s land use policies

3. Design incorporates 5 of 6 Form Elements of POD Overlay

4. Unique features of site (“hold the corner”) and adjacent tall structures justify a minor 

deviation from a rigid application of setback/stepback requirement, without setting adverse 

precedent for future projects

5. Superior architectural materials ensure long-term quality

6. Good faith negotiations with the Director, i.e. agent with authority to review/approve design 

of projects within POD Overlay District (with six form elements)

7. Good faith negotiations with various neighborhood stakeholders
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Please note: This presentation contains general, condensed summaries of actual legal matters, statutes and opinions for information purposes. It is not meant to be and 

should not be construed as legal advice. Individuals with particular needs on specific issues should retain the services of competent counsel. 

Thank you

Also available for Questions:

Tyler Perlmutter

CEO, Pinecrest


