
1600 West Broad Street – Special Use Permit



Purpose and Summary

To authorize the special use of the properties known as
1600 West Broad Street and 1606 West Broad Street for
the purpose of a mixed-use building containing up to 168
dwelling units, upon certain terms and conditions.

The applicant has requested a special use permit to allow
for the construction of a 12-story, mixed-use building
with ground floor commercial in an M-1 Light Industrial
zoning district which does not conform to current
principal uses and associated feature requirements.

The subject property consists of two parcels totaling
25,275 SF (0.58 acres), improved with a convenience
store/automobile fueling station. The property is a part
of the Newtowne West neighborhood in the City’s Near
West Planning District and the Allison Street station area
of the Pulse Corridor Plan. The property is located
approximately three blocks from the Allison Street
station to the west, and approximately four blocks from
the VCU/VUU station to the east.
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Pulse Corridor Plan Land Use: Core Principles

Mixed-Use Housing, employment, entertainment, and daily
needs are near each station area. Mixed use can be vertical
or horizontal within a neighborhood context.

Viable Transportation Options Walking and biking to
accomplish everyday tasks is an option for people living and
working near station areas.

Dense, Compact Development New buildings are taller and
larger in the Pulse Corridor to add housing and jobs to create
a more walkable and vibrant area.

Historic Preservation Retaining existing historic buildings is a
priority. Smaller historic buildings add to a diversity of
style and use along the Corridor.

Transit Access Individuals have easy access to the Pulse and
to the local transit network, enabling less dependency on
auto-travel.

Connectivity A highly-connected street grid and transit
network is the glue that leads to successful TOD.



Pulse Corridor Plan Land Use: Nodal Mixed Use

The City of Richmond’s current Pulse Corridor Plan
designates the subject property for Nodal Mixed Use (NO-
MU). The plan calls for development aligned with the Transit-
oriented district located immediately adjacent to the Pulse
BRT or other frequent transit service at key gateways and
prominent places in the city in order to provide for
significant, urban-form development in appropriate locations.
Higher-density pedestrian- and transit-oriented development
encouraged on vacant and underutilized sites; new
development should be urban in form and may be of larger
scale than existing context. It should directly engage with the
prominence of Nodal Mixed-Use places and the public realm.
Highly active street frontages and urban design features that
encourage pedestrian activity required. Driveway entrances
required to be off alleys whenever possible; new driveways
prohibited on street-oriented commercial and priority street
frontages. Little to no setback of new development unless to
create pedestrian-oriented amenities like plazas and outdoor
dining. Surface parking prohibited as a principal use;



Pulse Corridor Plan Land Use: Nodal Mixed Use

when surface parking is provided as an accessory use, it
should be located to the rear of buildings and screened by
shade trees. Parking requirements are reduced to allow more
market-based parking strategies, including shared parking.
Potential future zoning districts: B-4, B-5, RF-1, RF-2, or a new
district. The recommendations for the Allison Street station
area view the immediate area as a “significant node”,
locations where major roads intersect and the land uses
around the node currently generate significant activity or
have the potential to develop into land uses that create
vibrant centers. The site is also an “opportunity area” which
are Large tracts of underdeveloped land along the Pulse
Corridor that are ideal for redevelopment. The Plan calls for
“Major redevelopment around the Allison Station breaks up
superblocks by reintroducing the street grid and creating a
walkable environment with high-density, mixed-use buildings
on the north side of W. Broad Street; medium-density, mixed-
use buildings infill the south side of W. Broad Street. As
redevelopment proceeds, an infill Pulse station at Lombardy
Street facilitates transit connections and access to jobs, daily
shopping, and homes at this intersection.



Pulse Corridor Plan Land Use: Nodal Mixed Use

CONTINUED…

Redevelopment occurs on sites with auto-oriented uses and
deep setbacks that currently disrupt the historic pattern of
the street-oriented commercial corridor. The preservation of
historic building stock and adequate buffers to residential
neighborhoods is a priority.”(2017, City of Richmond Pulse
Corridor Plan, p. 63) The Plan specifies areas relevant to this
property and recommends improving “…north-south
crossings of Broad Street for pedestrians and cyclists in the
general vicinity of Hermitage and Lombardy Streets.”

The Pulse Corridor Plan is explicit regarding future
development on this portion of Broad Street. The existing
section in Figure 4.31 (Top) illustrates the condition along W.
Broad Street with Lowe’s and its parking lot to the north, and
a two-story commercial structure to the south. The potential
future section in Figure 4.32 (bottom) imagines the
redevelopment of the parking lot to a mixed-use building
with underground parking, as well as a new residential infill
building with ground floor commercial uses.



Pulse Corridor Plan Land Use: Six Form Elements

1. Hold the corner: Buildings and spaces at intersections have
active ground floors that wrap around the corner.

2. Entrances face the street: Main entrances to businesses and
residences front the street, fostering pedestrian activity.

3. Appropriate setbacks/stepbacks: Commercial uses are closer
to the street while residential uses are setback to foster
privacy and to create a semi-public space. Stepbacks at upper
stories create a means to honor existing form without
overwhelming it.

4. Transparency: Façade fenestration allows visibility to and
from the street. This is especially important on the ground
floor, where fenestration should occupy a higher percentage of
the building face.

5. Façade articulation: Long, monolithic façades should be
broken up and made more human scale by varying the
streetwall plane, height, colors, and materials.



Surrounding Area Current Land Use

There exists a mixture of commercial, single, two-family,
and multi-family residential, office, industrial, and
institutional land uses are present in the immediate area.
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Zoning and Ordinance Conditions

The property is currently zoned M-1 Light Industrial and the proposal does not conform to current 
permitted principal uses and associated feature requirements. Specifically, dwelling uses are not 
permitted in the M-1 District and the 45’ height limit in the M-1 District would be exceeded. The 
standard parking ratio of one parking space per dwelling unit would also not be met.  

The applicant has followed the zoning standards of the TOD-1 Transit-Oriented Nodal District as 
a guide for the design of the proposed development. The TOD-1 District is an appropriate zoning 
district for property with a Nodal Mixed Use land use designation (as recommended by the Pulse 
Corridor Plan) and is comparable in form and use requirements to the B-4 Central Business 
District. 

If reviewed under TOD-1 requirements, the proposal would meet setback, usable open space, 
screening, height, building façade fenestration, automobile and bicycle parking, and signage 
requirements. The small electrical room located in front of the parking garage, fronting Broad 
Street, would not meet the requirements as it would not be considered a principal use.  



Conditions continued…

Regardless of zoning district, the “dwelling unit” definition is not being met with the proposal since 
more than three unrelated people may be residing together due to special use permit ordinance 
conditions regarding the number of unrelated persons per dwelling unit and provision of exterior 
locking mechanisms on interior rooms.  

Development conditions would be imposed on the property through the special use permit 
process, including: 

3(a) The Special Use of the Property shall be as a mixed-use building containing up to 168 dwelling 
units and commercial uses on the ground floor, substantially as shown on the Plans. 

(b) No fewer than 79 off-street parking spaces and no fewer than six on-street parking spaces shall be 
provided for the Special Use, substantially as shown on the Plans.

(c) All building materials, material colors, and site improvements including landscaping, shall be 
substantially as shown on the Plans.



Conditions continued…

(e) All site improvements, including installation of trees and vegetation screening on the Property, 
shall be substantially as shown on the Plans. The vegetation screening shall follow the planting 
and fence/wall requirements of Buffer “A”, Buffer “C”, or “Buffer H”, as set forth in section 
30710.13(2)(b) of the Code of the City of Richmond (2015), as amended, unless otherwise approved 
by the Director of Planning and Development Review pursuant to applicable laws, rules, and 
regulations. 

(f) The height of the Special Use shall not exceed the height as shown on the Plans. 

(g) All mechanical equipment serving the Property shall be located or screened so as not to be visible 
from any public right-of-way. 

(h) Storage for no fewer than 55 resident bicycles and ten visitor bicycles shall be provided on the 
Property, substantially as shown on the Plans.

(i) Signs shall be limited to signs permitted in all districts pursuant to section 30-505 of the Code of 
the City of Richmond (2015), as amended, and signs permitted in the TOD-1 Transit-Oriented Nodal 
District pursuant to applicable provisions of the Code of the City of Richmond (2015), as amended. 



Conditions continued…

(j) Interior doors to bedrooms within dwelling units may contain exterior locking mechanisms. 

(k) Up to four unrelated persons or combination of related and unrelated persons may reside within 
individual dwelling units.

4(c) Facilities for the collection of refuse shall be provided in accordance with the requirements of the 
Director of Public Works.  Such facilities shall be located or screened so as not to be visible from 
adjacent properties and public streets.

(e) The Owner shall make improvements within the right-of-way, including installation of street trees 
and landscape buffer, sidewalk improvements, curb additions and extensions, bicycle racks, six on-
street parking spaces, and a pedestrian safety railing, substantially as shown on the Plans, which 
improvements may be completed in one or more phases as approved by the Director of Public Works.



Staff Recommendations

Staff finds that the proposed special use is generally consistent with the land use recommendations and six
form elements of the Pulse Corridor Plan and the Allison Street Station Area vision and recommendations.

Staff finds that the proposed development would not have an undue burden on the availability of on-street
parking in the area due to the provision of new on-street and on-site parking, provision of bicycle storage,
and the availability of mass transit in the area.

Staff finds that with the ordinance conditions the safeguards contained within the City Charter, relative to
the granting of Special Use Permits, are met. Specifically, staff finds that the proposed use would not be
detrimental to the general welfare of the community involved and would not create congestion in the
streets in the area involved.

Therefore, staff recommends approval of the special use permit request.



Neighborhood Participation

The City has notified the Carver Area Civic Improvement League, the Fan District
Association, as well as the Monument Avenue Preservation Society about this
application, and discussed the application with the West Grace Street Association. The
City has received a letter of opposition from the Fan District Association for this
application.



Proposed Site Plan



Rendering of proposed infill development




	Slide Number 1
	Slide Number 2
	Slide Number 3
	Slide Number 4
	Slide Number 5
	Slide Number 6
	Slide Number 7
	Slide Number 8
	Slide Number 9
	Slide Number 10
	Slide Number 11
	Slide Number 12
	Slide Number 13
	Slide Number 14
	Slide Number 15
	Slide Number 16
	Slide Number 17
	Slide Number 18

