
From: Alli Alligood <aalligood@icloud.com> 

Sent: Monday, September 21, 2020 10:09 AM 

To: Olinger, Mark A. - PDR; Pitts, Marianne G. - PDR; Ebinger, Matthew 

J. - PDR 

Cc: Pechin, Maritza - PDR; David Herring; johnsieg 

Subject: Richmond 300 for the Planning Commission today 

Attachments: Richmond 300 Letter Final HPLUC 7-13-2020.pdf; Richmond 300 

Letter Addendum.pdf; 127-0344-

0417_ep_Tobacco_Row_1989_Easement.pdf; 127-0344-

0417_2500_E_Main_St_2012_Ease_Split.pdf; 127-0344-

0418_2600_E_Main_St_2012_Ease_Split (2).pdf 

 

CAUTION: This message is from an external sender - Do not open attachments or click links unless you recognize 

the sender's address and know the content is safe. 

 

   

Good Morning all —   

 

Please see the comments from the Church Hill Association below following up on the concerns 

we outlined in the letters we previously submitted to you. The letters are included here again for 

easy reference. In our email below we focus on two major concerns and suggest amended text to 

address those issues. 

 

Please share with the members of the Planning Commission, and let us know if you have any 

questions. 

 

Thank you so much —  

Alli Alligood 

President 

The Church Hill Association  

 

 

 

Begin forwarded message: 

 

 

From: David Herring <chdh2306@gmail.com> 

Subject: Richmond 300 Pre-Final Plan 

Date: September 20, 2020 at 10:14:55 PM EDT 

To: Alli Alligood <aalligood@icloud.com> 

 

Hi Alli: 

 



I have reviewed the Pre-Final Richmond300 Plan and it is my view that the plan 

language has not been changed sufficiently to address the concerns identified by 

the Historic Preservation and Land Use Committee (HPLUC). I recommend that 

we send our two letters directly to the Planning Commission.  There are several 

issues that were outlined in our letters and reviewed in our meeting with planning 

staff that are still concerning, but I believe we need to send an email on two issues 

most critical to the Plan, specifically:  

 

1) The Pre-Final Plan fails to reference the legal easement held by the Virginia 

Department of Historic Resources (DHR) on future Tobacco Row development, 

which we shared with Planning and Development Review and needs to be 

referenced in the Plan because:  

  

a) The easement, which is intended to protect the context and views to/from the St 

John's Church Old and Historic District as well as protect the views to/from 

Tobacco Row and the James River, should be referenced as a determining guide 

in setting heights along East Main Street between Libby Hill Park and 21st Street 

at Taylor Hill Park as this is the section of East Main Street that is directly parallel 

and has a direct effect on views to/from Church Hill and Shockoe Bottom.  The 

intent of the easement is to clearly provide a transition between the two historic 

districts so that one does not visually encroach upon the other. 

 

b) The easement should be referenced on all of the Future Land Use Maps, which 

currently show Corridor Mixed Use (2 to 10 stories) along Tobacco Row and 

Main Street between 21st Street and the Rocketts Landing development. 

 

c) The easement should be referenced under Goal 3 Historic Preservation and 

Objective 3.1, as well as on the map (Figure 21, page 91) showing the St John's 

Church Old and Historic District and Tobacco Row National Register of Historic 

Places. 

 

d) Lastly, and of critical importance, DHR - the easement holder - has not been 

consulted in this planning process in order to provide guidance and interpretation 

of the easement the agency holds.   

 

In view of the fact that DHR has not been a consulting party to this process, I 

recommend the following specific language be added to the Plan: "Previous 

owners of Tobacco Row signed a historic preservation easement with the Virginia 

Department of Historic Resources to benefit and protect the St John's Church Old 

and Historic District as well as Tobacco Row, both areas on the National Register 

of Historic Places. This easement will be the guide for determining building 

heights that would impact the St John's Church Old and Historic District and to 

development and heights that might be proposed between Tobacco Row and the 

James River." 

 



2) The Pre-Final Plan still does not include strong enough language to ensure that 

the Shockoe Small Area Plan will be determinative for the heights and density of 

development in Shockoe Bottom. In addition, since we sent our letters, the city 

has added a new planning designation to Richmond300 and applied it solely to 

Shockoe Bottom: Destination Mixed-Use with "buildings typically a minimum 

height of five stories" but no maximum.   

 

Furthermore, the plan clearly states that the city will "rezone in alignment with 

the Future Land Use Map...". While it also states that the city will "Complete and 

adopt the Shockoe Small Area Plan," it does not specify that the Shockoe Area 

Plan will be adopted as an amendment to the Richmond 300 plan and is intended 

to govern the future of Shockoe Bottom. It does not state that the Future Land Use 

Map will be amended based on the Shockoe Area Plan. Additionally,  if the city 

will "rezone in alignment with the Future Land Use Map," as shown in the current 

Pre-Final Plan, then this could preempt the Shockoe Area Plan and include the 

possibility of unlimited height, or at very least, default to the 12 story height that 

is stated in the Pulse corridor plan - either of which could be detrimental to and 

negatively affect the overall historic character of this fragile area. 

 

In an adjacent caption, the plan states that  "The City is developing a Small Area 

Plan for Shockoe under the guidance of the Shockoe Alliance. The Shockoe 

Alliance's mission is to guide design and implementation of concepts and 

recommendations for the future of Shockoe as a holistic area rooted in history and 

informed by those with shared interests to advance these efforts in support of the 

mission." 

 

Clearly, this language is inadequate and can easily be misinterpreted.  Therefore, I 

recommend we ask for language that states simply and specifically:  "The City is 

in the process of developing a Small Area Plan for Shockoe, which is not yet 

complete.  Therefore, the Shockoe Small Area Plan will govern the future of 

Shockoe upon being finalized and will be adopted as an amendment to the 

Richmond300 Plan and Future Land Use Map, refine the heights permitted in 

Shockoe, and guide the rezoning process that will follow". 

 

I'm attaching the letters that were initially sent to planning staff for you to include 

to Planning Commission members along with the Tobacco Row easement 

document and accompanying maps.   

 

Thanks in advance for sending this on behalf of the CHA's HPLUC!  Feel free to 

let me know if you have any follow up questions. 

 

Talk soon - 

David 

 

David Herring, Co-Chair 

Church Hill Association, Historic Preservation and Land Use Committee 



804-690-0662 
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