




 T. Seddon Bruce House 
 207 West Franklin Street 
 CAR Conceptual Applica�on/Discussion 

 A�er 2.5 years on the market, the T. Seddon Bruce House, 207 West Franklin 
 Street was recently purchased at auc�on by Alex Bowman, President of 
 Bowman Gaskins Financial Group, a  securi�es and advisory services company. 
 Mr. Bowman is experienced in real estate investment in the northern Virginia 
 and Washington, DC area, but is new to the downtown Richmond market. 

 The building has been vacant and available for lease for three years with no 
 interest.  City records state that the building was  sold as  “2 - INVALID SALE- 
 Foreclosure, Forced Sale etc.”  Mr. Bowman was the  sole bidder in the auc�on. 

 According to the Na�onal Register of Historic Places, the house is an 
 “exemplar of the Queen Anne-Eastlake style and is one of the few of the more 
 ambi�ous examples remaining” (in Richmond.)  Of note is a grand stair hall at 
 the entry and spacious stair halls at the upper levels. 

 City records list the building as having 13,060 square feet: 9,600 square feet of 
 living area plus 3460 square feet of basement, and seem inaccurate.  Our 
 drawings of exis�ng  condi�ons contradict these figures with a gross area of 
 approximately 10,250 square feet, and a poten�al of approximately 5,100 
 square feet of net rental in the living areas plus 2050 square feet of net 
 basement area. 

 With previously deferred maintenance, the building has deteriorated.  We 
 have recently explored poten�al adap�ve reuse concepts for office and 
 mul�family, however the once former grand home is rather inefficient for 
 typical mul�family use, and reusing the building in its current configura�on is 
 infeasible. 

 The property was for sale for an extraordinary amount of �me during an 
 aggressive real estate market.  For three years with no success, the building 
 has been marketed for rental use at lower than VCU/Downtown market rates. 
 In our design process we have studied dividing the house into apartments.  To 
 sustain a renovated building, our best op�on is to increase the overall square 
 footage and change the current office to mul�family use. We  have submi�ed 
 this CAR conceptual review applica�on, currently inves�ga�ng si�ng, scale and 
 massing of two op�ons.  Moving forward, either of these op�ons would 
 require a Special Use approval or a zoning waiver. 
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 While analyzing the reuse of this building we referred to these listed references: 
 GUIDELINES 
 SITING 
 Addi�ons should be subordinate in size to their main buildings … 
 New ... infill construc�on should respect the prevailing front and side yard setback pa�erns of 

 the surrounding block…(and)... new building should be based on the historical pa�ern 
 for the block. 

 Addi�ons should be subordinate in size to their main buildings and as inconspicuous as 
 possible. Loca�ng addi�ons at the rear or on the least visible side of a building is 
 preferred. 

 New commercial/residen�al infill construc�on should respect the prevailing front and side yard 
 development pa�erns of the surrounding block. …. 

 FORM 
 New construc�on should use a building form compa�ble with that found elsewhere in the 

 historic district. Building form refers to the specific combina�on of massing, size, 
 symmetry, propor�ons, projec�ons and roof shapes that lend iden�ty to a building. 

 ….maintain the exis�ng human scale of nearby … construc�on in the district 

 HEIGHT, WIDTH, PROPORTION & MASSING 
 New... construc�on should respect the typical height of surrounding residen�al buildings. 
 New... construc�on should respect the ver�cal orienta�on typical of other... proper�es in 

 surrounding historic districts. 

 RESIDENTIAL OUTBUILDINGS 
 Outbuildings, including garages… should be compa�ble with the design of the primary building 

 on the site, including roof slope and materials selec�on. 
 Newly constructed outbuildings such as detached garages… the si�ng, massing, roof profiles, 

 materials and colors of exis�ng outbuildings in the neighborhood. New outbuildings 
 should be smaller than the main residence and be located to the rear and/or side of 
 the property to emphasize that they are secondary structures. 

 STANDARDS FOR DEMOLITION 
 In general, demoli�on is considered an op�on of last resort for contribu�ng historic proper�es, 

 and is it only permi�ed under extreme circumstances… unless the applicant can show 
 that there are no feasible alterna�ves to demoli�on. The demoli�on of  historic ... 
 elements  in Old and Historic Districts is strongly  discouraged. 

 Under the provisions … the Commission shall approve requests for demoli�on when: 
 1) There are no feasible alterna�ves to the proposed demoli�on. “Feasible alterna�ves” include 

 an appropriate new use and rehabilita�on... 

 In addi�on to the above criteria, the Commission has the authority to consider four other 
 factors in arriving at decisions involving proposed demoli�ons: 
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 The historic and architectural value of a building... 

 The effect that demoli�on will have on the surrounding neighborhood... 

 The type and quality of the project that will replace the demolished building: When demoli�on 
 requests are made in conjunc�on with designs for a replacement structure, the overall quality 
 of the new design is an appropriate factor in determining the merits of demoli�on. The 
 Commission may vote to approve demoli�on of a non-contribu�ng building when provided 
 detailed plans for appropriate, compa�ble infill construc�on. Conversely, a demoli�on request 
 to accommodate the installa�on of an open parking lot with li�le or no screening would 
 almost certainly be rejected. In most cases, a demoli�on permit will not be issued un�l the 
 Commission has approved the design of a replacement structure. 

 The historic preserva�on goals outlined in the Master Plan and Downtown Plan: The overriding 
 goal of both documents is to facilitate the preserva�on, rehabilita�on and adap�ve re-use of 
 the City’s valuable architectural history. To the degree that proposed demoli�ons do not run 
 counter to this goal, reasonable and objec�ve considera�on may be given to such requests. 

 In the event that the Commission denies a demoli�on request, the property owner may appeal 
 to City Council for the right to carry out the demoli�on if that owner can show proof that 
 reasonable efforts have been made to offer to sell the property at fair-market value... 

 MASTER PLAN 
 Vision Monroe Ward is transformed from the detached parking garage of the Downtown Core 
 into a significant residen�al and office mixed-use district between two of the region's greatest 
 concentra�ons of ac�vity—the VCU Monroe Park Campus and the Downtown Core. Historic 
 buildings are preserved and complemented by denser development on vacant lots that 
 generate ac�vity. There is a cri�cal mass of residents, shoppers, workers, and tourists who are 
 a�racted to the residen�al op�ons, retail and restaurant des�na�ons, jobs, and cultural 
 a�rac�ons in Jackson Ward, the Arts District, and the Downtown Core. New pocket parks 
 provide outdoor greenspace for Monroe Ward’s residents, workers, and visitors, and are 
 connected to other Downtown districts via greenways, bike lanes, and transit. 
 Support growth that preserves the historical urban fabric and enhances understanding of 
 Richmond's mul�-faceted past. 
 Goal 14  Preserve, expand, and create mixed income communi�es, by preserving exis�ng 
 housing units and developing new ones— both renter- and owner occupied—throughout the 
 city. 
 Objec�ve 14.1 Increase city-wide awareness of the importance of integra�ng housing at all 
 income levels into every residen�al neighborhood so every household has housing choice 
 throughout the city. 
 Objec�ve 14.5 Encourage more housing types throughout the city and greater density along 
 enhanced transit corridors and at Nodes by amending the Zoning Ordinance. 
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 ZONING ORDINANCE 
 The zoning for Monroe Ward was recently revised to promote higher density development in 
 the neighborhood.  The 200 block of West Franklin Street retained its RO-3 zoning designa�on 
 permi�ng high-rise development with height limits determined by an inclined-plane formula. 

 Pursuant to the general purposes of this chapter (in the zoning ordinance), the intent of the 
 RO-3… District is to encourage a high-quality, walkable urban neighborhood with a variety of 
 office and residen�al uses. Commercial uses shall be clearly incidental to other primary uses, 
 though welcoming to the general public. The district is intended to promote pedestrian traffic 
 and reduce the effect of vehicular traffic… intended to enhance… an ac�ve urban environment. 

 The area across the alley was recently up-zoned to TOD-1 permi�ng high-rise construc�on up 
 to twelve stories.  The rear yard setback in this loca�on is 20 feet and the height is limited 
 based on an inclined-plane formula. 

 Pursuant to the general purposes of this chapter (in the ordinance), the intent of the TOD-1 
 district is to encourage dense, walkable transit-oriented development consistent with the 
 objec�ves of the master plan and to promote enhancement of the character… The district 
 regula�ons are also intended to safeguard the character of adjoining proper�es... 

 The district regula�ons are intended to encourage redevelopment and place-making, including 
 adap�ve reuse of underu�lized buildings, to create a high-quality urban realm. They are 
 intended to improve streetscape character by providing con�nuity of building setbacks, to 
 enhance public safety by encouraging an ac�ve pedestrian environment consistent with the 
 mixed-use character of the district by providing for windows in building façades along street 
 frontages, and to promote an environment that is safe for walking and biking. 

 SANBORN MAPS 
 Relevant Sanborn maps from 1924 have been included in this packet.  They depict the pa�ern 
 of development in the immediate area around the project site.  The rear alley currently has 
 four rear service wings on the north side of the alley, crea�ng a prominent pa�ern of extended 
 narrow appendages.  The Sanborns present a different pa�ern, as viewed from the alley or 
 streets, where there were one and two story out buildings in the alley and throughout the 
 district.  Many of these outbuildings were the full width of their lots. 

 PROCESS 
 This applica�on for two concepts for conceptual review is part of our design process 
 discussion.  We have previously met with staff and have developed these studies in response 
 to those discussions.  Pursuant to the conceptual review, we an�cipate developing the floor 
 plans, eleva�ons, materials, colors and details.  We will also survey all areas requiring repairs. 
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 Concept 1: 
 Concept 1 considers removing the rear wing of the building and construc�ng a new addi�on, 
 and includes eleven parking spaces at the first level, minimally below grade, with three stories 
 above.  The demoli�on would consist of about 20 percent of the structure.  All aspects of the 
 “head house,” the unique “exemplar por�ons” of the building’s Queen Anne-Eastlake style, 
 would remain intact.  A new addi�on would provide the necessary scale to support the “head 
 house” and sustain the Franklin Street facade. 

 The design of the new construc�on reflects the current adjacent massing forms in height, 
 width, and propor�on intending to maintain the rhythm of alley scape. 

 Concept 2: 
 Concept 2, derived from studying the Sanborn maps, considers providing a new outbuilding at 
 the rear.  Outbuildings in the district frequently differ in form from main houses, with roof 
 slopes, dormers and overall design elements simpler than the elaborate main houses. The first 
 floor, open at the base, shields six parking spaces, while providing views of the service wing of 
 the house. 

 A smaller new addi�on to the main house mirrors the service wing, while separated with a 
 ver�cal hyphen.  We also request support for two monitors at the top of the visibly minimal 
 new service wing and its sister exis�ng wing. 

 The 1924 Sanborn maps depict outbuildings similar in scale to the proposed design.  Although 
 the carriage house would change the rhythm of the exis�ng alley scape, it would be more 
 reflec�ve of the character of both this alley and other district alleys a hundred years ago. 
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 The following are images of exis�ng outbuildings in the immediate vicinity: 

 A mid-block building on the north side of Franklin St. with Monroe Tower in the background. 
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 A variety of typical alley facing building types include 114 N. 2nd Street with wall dormers. 
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 Two views of a Linden Row outbuilding, part of the Linden Row conglomera�on. 
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