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Special Use Permit Application Report 

Description of the proposed use: 

 

We are proposing to convert part of an existing private garage that is located in the rear of the properly 

addressed 412 W Marshall St Richmond VA 23219. This structure is a solid masonry structure that likely 

pre-dates the primary residence. In 1991 a special use permit (No. 91-324-301) was approved, allowing 

the owners at the time to convert the existing two-family dwelling into a three-family dwelling. This 

prompted the conversion of the brick structure in the rear of the property into off-street parking in 

compliance with parking ordinance at the time. The Special Use Permit required six parking spots, two 

for each dwelling. As the existing structure is a three-wide, this was achieved by “stacking” three of the 

parking spots in the rear portion of the garage accessible only by moving the parked cars in front back 

out onto the street causing inefficiency and potential congestion.  

 

Since that time the need for a vehicle per household has decreased. The development of the surrounding 

urban area has allowed people access to day-to-day needs within walking or biking distance. In addition 

to that, the recent opening of the GRTC Pulse line has reduced the necessity for a vehicle. We believe that 

an additional dwelling unit at our site is an appropriate use of the space, considering the site is within 

walking distance from the public transportation line, markets and other commercial businesses.  

 

According to the housing Market analysis completed by the U.S. Department of Housing and Urban 

Development in June of 2016, the overall rental vacancy rate in Richmond VA has dropped from 9% in 

2010 to an estimated 6%. This is due to the increased rise in the rental demands driven by the substantial 

economic growth seen in Richmond VA over the past several years. Another factor driving this increase 

in rental demand is the consistent growth in the annual enrollment rate at VCU – directly affecting the 

housing market in the surrounding urban area. Since the site in question is located in the aforementioned 

urban area, we believe that an additional dwelling unit is not only compatible with the demands of the 

surrounding area but would be a great benefit. 

 

The following notes are addressing conditions specified by the City Charter. At this early stage of the 

planning we believe that we meet the conditions set by the City Council and have listed them as follows. 

 

A. There appears to be no detrimental effect to the safety and wellbeing of the community – our 

plan is to make use of an otherwise unused portion of the solid masonry structure. The 

renovation will primarily consist of interior work and will have very little effect on the exterior of 

the building.  

B. We believe that there will not be a significant tendency to create congestion in the street or the 

surrounding circulation network; as we are only intending to add a single dwelling unit.  

C. We do not anticipate any creation of hazards from fire, panic or other dangers that might arise 

from a simple interior renovation.  

D. We determine that there will be very little effect on overcrowding and will have scant increase in 

population – as stated in section B we are intending to add a single unit 
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E. We do not foresee that this renovation will interfere with light and air, since we will maintain the 

existing structural integrity of the building as well as all the existing openings/fenestration. Refer 

to elevations 1-3. 

 

The structure has a closed-off chimney, industrial drainage, and large swinging doors fronting the main 

building. It was converted to a garage at some point with three garage doors opening to the rear alley. In 

reality, the garage only functions as a three car garage due to the width of the structure and sole access 

form the alley. The excess space in the front of the garage, originally intended as the “stacked” parking 

spots, is largely unusable and has become a storage area with many abandoned items. We are considering 

converting the unused area to a one-bedroom apartment, while retaining the three parking spaces for the 

current residents. The scope of the renovation is mostly confined to the interior therefore will have 

minimal impact on the surrounding area.   

 

The proposed floor plan of this one bedroom apartment shows the utilization of the currently unused 

area of the garage creating an open living space. The outdoor area will also receive suitable landscaping. 

We will provide a separate entrance to the garage for the current residents of the adjacent dwelling units. 

They will be able to continue to use the garage in its current state. The scope of the contemplated project 

includes, the repointing of all historic brickwork, replacing the existing roof, interior renovations of the 

unused area of the garage. The existing footprint and parking spaces will be maintained. We anticipate a 

construction period of three to four months and approximately $100,000 in investments. We plan to use 

an all local team of Architects, contractors and subcontractors, construction team and suppliers.   

 

We have been informed that, due to the provisions of a prior Special Use Permit, we must request an 

amendment to that permit from the Land Use Committee. We understand that the prior permit required 

the preservations of six parking spaces, even though the building could only ever function as a three-car 

garage. Our preliminary plans appear, at this early stage, to be consistent with zoning, building and other 

guidelines. We are therefore submitting this application for an amendment to the existing Special Use 

Permit and kindly request your consideration.  
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