WESTHAMPTON CITIZENS ASSOCIATION
December 30, 2024

Mr. Jonathan Brown

Senior Planner

City of Richmond Department of Planning & Development Review
900 East Broad Street, Room 511

Richmond, VA 23219

Re:  Application for Special Use Permit for 5728 Patterson Avenue and 805 Libbie
Avenue

Dear Mr. Brown:

The Westhampton Citizens Association (“WCA”) is submitting this letter in
response to the captioned special use permit application to be considered by the Planning
Commission at its meeting on January 7, 2025. We respectfully request that this letter be
included in the Planning Commission’s record for this SUP application and made available to
members of the Planning Commission.

Introduction

The property at 5728 Patterson Avenue and 805 Libbie Avenue (the “Property”) is located
in the “Westhampton Neighborhood Node” as identified in the Richmond 300 Master Plan. The
SUP application for the Property contemplates the removal of the existing one-story building and
the construction in its place of a building with four stories, with the first floor to be used for retail
purposes and the upper three floors to be leased for offices. A total of 24 parking spaces will be
provided behind the building for use only by the office tenants. No other off-street parking will
be provided.

Although WCA recognizes that redevelopment of various properties within the West End
of the City of Richmond is a normal part of maintaining and enhancing the economic vitality of
the area and although WCA also has no objection to the architectural design of the proposed
building (which actually represents an improvement over the 1950’s era design of the existing
structure as well as early designs presented by the applicant), WCA does object to issuance of the
proposed special use permit for two reasons: first, the height and scale of the project is
inconsistent with the express “vision” of Richmond 300 for the Westhampton Neighborhood
Node and, second, the Property as redeveloped will generate a demand for parking that cannot be



met by the proposed parking spaces on the site or by other available parking spaces in the
vicinity of the Property.

Richmond 300

As proposed by the special use permit application, the redevelopment of the Property
would be inconsistent with certain elements of Richmond 300 that are vitally important to
maintaining the unique character and “village feel” of Westhampton. Specifically, Richmond
300 describes the “Vision” for the Westhampton Neighborhood Node in part as follows:

“Over time, a few underdeveloped parcels redevelop in a [manner] that complements and
enhances the existing village-scale feel of the area. The Community Mixed-Use future
land use designation permits the creation of additional residential units and businesses,
while also ensuring that new buildings are an appropriate scale [to] the existing
commercial buildings. . .” (emphasis added)

Richmond 300 identifies the “Growth Potential” of the Westhampton Neighborhood
Node as “Low,” explaining that:

“While this is an important neighborhood Node in this area of the city, aside from the
redevelopment of a handful of parcels, this Node will not significantly change over the
next 20 years.”

Richmond 300 then describes the “Primary Next Steps” for the Westhampton
Neighborhood Node, including the following:

“Rezone the area to allow for residential uses by-right in the Community Mixed-use area
and retain a maximum height of three stories. . .

Implement design standards to create a high-quality and well-designed neighborhood
Node that is consistent with the village-feel of the area. . .” (emphasis added)

The existing building on the Property and the existing buildings on the parcels adjacent to
and east of the Property on Patterson Avenue are currently only one story in height. The existing
B-2 zoning allows a height of not more than 35 feet, which is consistent with the three-story
limitation for the Westhampton Neighborhood Node referenced in Richmond 300.

WCA is very much concerned that the building as proposed will not maintain the
“village-feel” of Westhampton and that the scale will far exceed that of the adjacent buildings.
At four stories in height (regardless of the step-back), it will not only quadruple the height of the
existing buildings on the north side of Patterson east of Libbie but will exceed the three-story
limit recommended by Richmond 300 for the Westhampton Neighborhood Node.

The applicant incorrectly states in its application that Richmond 300 recommends
development up to 6 stories for the Westhampton Neighborhood Node. In fact, the only height
limit mentioned in Richmond 300 with regard to the Westhampton Neighborhood Node is three
stories as described above. Although Richmond 300 states that buildings in a Community Mixed
Use area will generally range from two to six stories, it notes that such intensity depends on the



“historic context” and that “[n]ew buildings that are taller than historical buildings should step
back from the build-to line after matching the height of the predominant cornice line of the
block.” The predominant cornice line of the block in question is one story.

In addition, although the buildings recently constructed near the Westhampton School are
up to five stories in height (after the developer initially had represented publicly that they would
be only four stories), those properties were rezoned before Richmond 300 was adopted by City
Council and therefore are not precedents for this project.

Parking

WCA is also concerned that the proposed use of the upper three floors of the building for
offices, with parking spaces in the rear restricted to those uses, as well as the retail space on the
first floor, will create additional strains on the limited on-street parking spaces available in front
of and in the immediate vicinity of the proposed building.

The upper three floors will contain 24,956 square feet of leasable area in the aggregate.
The first floor will contain 3,414 square feet. Typically, a parking ratio of 3 or 4 spaces to 1,000
square feet of leasable area is recommended for office space, which would translate to 74 to 99
parking spaces for the proposed three floors of office space. The SUP for the Property provides
only 24 spaces for the office tenants, and no off-street spaces for employees or customers at the
retail level. If the building, consistent with Richmond 300, were reduced from four to three
stories, the need for off-street parking spaces would also be reduced, although still exceeding the
number proposed for this site by the SUP.

Although the City recently eliminated minimum parking requirements for by-right
zoning, the City is certainly free to require a minimum number of parking spaces as a condition
to the issuance of a special use permit when warranted under the circumstances. WCA believes
that the size and uses of the proposed building warrant considerably more than 24 parking
spaces.

WCA also understands the City’s desire to encourage pedestrian, bicycle and transit
access wherever feasible to reduce the need for off-street parking spaces. Although this is a
laudable goal for many of the more urbanized areas of the City, it is wholly unrealistic to expect
that such objectives can be achieved in areas of the City such as the West End, which was
developed for and continues to consist primarily of suburban, single family residential
neighborhoods.

Conclusion

For these reasons, we urge the Planning Commission to reject the special use permit
application for the Property unless and until it is modified to adequately address the objections



Very truly yours,

o Men
Patnicia Memill
President

cc:  Jennifer Mullen, Roth Jackson
Councilman-Elect Andrew Breton



