
 

 

February 16, 2016 
  
Andrew M. Condlin 
Roth Doner Jackson Gibbons Condlin, PLC 
919 E. Main Street, Suite 2110 
Richmond, VA  23219 
 
RE:  5702 & 5706 Grove Avenue 

Parcel Nos. W0200112016 & W0200112014 
File No. 9825 

 
Mr. Condlin: 
 
Your special use permit application for the above referenced property has been circulated for review and 
comments have been prepared. Please review the following considerations and comments pertaining to your 
proposal to construct a mixed-use development that does not meet all requirements of the UB – Urban Business 
Zoning District, particularly the maximum height requirement, thereby requiring a special use permit.  
 
The subject property is located within the block bound by Grove Avenue, Granite Avenue, York Road, and 
Libbie Avenue in the Westhampton neighborhood of the Far West planning district (Libbie/Grove Service Area) 
and is comprised of a total of 1.64 acres (71,220 SF). Specifically, the subject property consists of two 
contiguous parcels: 1. a 0.32 acre (13,939 SF) parcel of land (5702 Grove Avenue) improved with a corner 
surface parking area and one-story office building, constructed in 1950, per tax assessment records, and 
located at the northwest corner of the intersection of Grove and Granite Avenues, and 2. a 1.315 acre (57,281 
SF) parcel of land (5706 Grove Avenue) improved with an existing movie theater, constructed in 1938, per tax 
assessment records, and rear surface parking area, with frontage on Grove Avenue, Granite Avenue, and York 
Road. 
 
The subject property is located in the UB-PO1 - Urban Business Zoning District (Grove/Libbie Parking Overlay 
District) that encompasses much of the shopping district at the intersection of Libbie and Grove Avenues. 
Properties to the north and east are located in the R-4 - Single-Family Residential Zoning District. A mix of 
commercial, office, and residential land uses are present in the immediate vicinity of the subject property.  
 
According to the Zoning Ordinance, “the intent of the UB - Urban Business District is to encourage business 
areas with a densely developed pedestrian-oriented urban shopping character, compatible with adjacent 
residential neighborhoods, and with minimal disruption from vehicle-oriented land uses and features that would 
detract from a safe, convenient and economically viable pedestrian environment. The district is intended to 
promote continuity of storefront character along principal street frontages, with minimum interruption by 
driveways and vehicle traffic across public sidewalk areas. The regulations within the district are intended to 
preserve the predominant scale and character of existing urban shopping areas, promote retention of existing 
structures and encourage that new development be compatible with such existing areas and structures.” 
 
The City of Richmond’s Master Plan recommends Community Commercial land use for the subject property.   
Primary uses in this category “include office, retail, personal service and other commercial and service uses, 
intended to provide the shopping and service needs of residents of a number of nearby neighborhoods or a 
section of the City. As compared to Neighborhood Commercial, this category includes a broader range of uses 
of greater scale and intensity, with greater vehicular access and orientation, but that are also compatible with 
nearby residential areas (p. 134). 
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As a guiding land use principle for the Far West planning district, the Master Plan states “appropriate infill 
development (where possible) should be of similar density and use to what currently exists in the surrounding 
area” (p. 180).  
 
In March 2010, the Department of Planning and Development Review initiated, at the request of then 1st District 
Council Representative Bruce Tyler, a Master Plan Amendment study with a public meeting among residents, 
stakeholders, and City staff to discuss the future of land use and zoning in the Libbie, Patterson, and Grove 
Avenue area.  As a result of this meeting, a study area was established which included the subject property.  
Three subsequent public meetings and two additional public hearings led to the adoption by City Council on 
February 13, 2012, of Ord. No. 2012-8-15 containing numerous amendments to the Master Plan for the Libbie, 
Patterson, and Grove Avenue corridors. 
 
While the land use recommendations contained in the Master Plan were amended for many properties within 
the larger study area, the Community Commercial designation for the Libbie-Grove shopping district that 
includes the subject property was reaffirmed during this recent Master Plan amendment process.  During the 
public participation process, the vast majority of residents, property owners, and business owners voiced their 
satisfaction regarding the current pattern of development for this area and their desire to see the character of 
the area as a small-scale, commercial and shopping district be maintained.   
 
As a result, these stakeholders along with planning staff, the Planning Commission, and City Council reached 
a consensus that the Master Plan land use recommendation of Community Commercial remains an appropriate 
designation for the area. Moreover, the 2012 amendment added new recommendations for the Libbie/Grove 
and Libbie/Patterson Service Areas, including the recommendations that new development and redevelopment: 

 
•be a range of residential and commercial uses; 
•be a mix of pedestrian and vehicular scales; 
•be between two (2) and three (3) stories in height; 
•have setbacks that match the existing development pattern or be adjacent to the sidewalk; and 
•have parking located to the rear of the building with opportunities for shared parking with adjacent 
development. 

 
In areas designated for Community Commercial land use, the Master Plan specifically recommends B-2, UB, 
and UB-2 zoning districts.  All three recommended zoning districts permit the type of development currently 
found in the Libbie-Grove Service Area.  In addition, the maximum building height permitted is 35 feet in the B-
2 district, 28 feet in the UB district, and three stories in the UB-2 district. 
 
Many aspects of your proposed development are consistent with the recommendations made in the Master 
Plan and/or the requirements of the underlying UB (Urban Business) zoning. Staff is supportive of the mix of 
uses proposed for the development, including active uses at the corner of Grove and Granite Avenues, key 
aesthetic features, including use of a variety of storefront treatments, the stepbacks and setbacks of the upper 
floors, and a reconfiguration of the site which includes underground parking and closing two driveway entrances 
to Grove Avenue. 
 
However, the proposed development is for a four-story building with a height of over 60 feet. In contrast, the 
maximum height of buildings permitted in the UB district is 28 feet.  Accordingly, the existing buildings within 
the surrounding UB district are primarily either one or two-stories.  However, there are several non-conforming 
buildings with heights greater than the permitted 28 feet (including the Westhampton Theater on the subject 
property at approximately 40 feet). 
 
As a result, staff finds that scale of the proposed building represents a change to the character of the Libbie-
Grove Service Area. Furthermore, the recent Master Plan study in the area resulted in a consensus that the 
current pattern of development in the shopping district is appropriate and should remain in place. From our 
February 10, 2016 meeting, we are aware that you are working to revise the proposal to mitigate the effects of 
the proposed height and look forward to seeing those modifications.  
 
For the current application, staff provides the following comments regarding the proposed development: 
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Land Use Administration (Matthew Ebinger, 804-646-6308): 
 

Sheet C3.00: 
1. Show width of parking drive aisle off of Granite Ave. 
2. Label compact parking spaces. 
3. Show on-street parking spaces. 
4. Label privacy fence as existing or proposed. Provide detail. 
5. Label location of bicycle parking for patrons, including number of bicycles that can be parked.  
6. Is shared parking to be implemented? Who will have access to the gated parking area and parking 

garage? Will any parking be available to the general public? How many parking spaces are currently 
available for use by the general public? Are any spaces currently leased out to uses not located on the 
subject property?  

7. Is a vehicle gate proposed for the Granite Avenue entrance to the parking area? 
8. The combined entrance for the parking area and parking garage off of Granite Avenue is too expansive. 

Provide a sidewalk separation between the garage entrance and parking area entrance to improve 
pedestrian use. Consult with the Department of Public Works for design specifications.   

9. Provide additional landscaping for parking area, including landscaped tree islands and landscaping 
along eastern and western edges.  

10. Does the proposed parking configuration allow access by the R-4 properties?   
11. Provide detail for trash compactor screening. 
12. How will recycling be accommodated?  
13. Show a loading zone. 
14. Show a tree lawn rather than individual tree wells along Granite Ave (see Urban Forestry comments). 

However, show that there is sufficient distance for pedestrian access between the tree lawn and 
planting area along Building 2.  

15. Show sidewalk along York Road (see Right-of-Way Management comments). 
16. Show minimum and maximum sidewalk widths along all rights-of-way.  
17. Show the location of the access/loading easement to be established with 5704 Grove Ave.  

 
Sheet A2.00: 

1. Show directional arrows for parking level. 
 
Sheet A5.00: 

1. Provide elevation for east face of Building 1 and west face of Building 2. 
2. Grove Ave Elevation, Building 1: Top of Parapet label is used twice. Please correct.  

 
Sheet L1.00: 

1. Planting Schedule: Show species size.  
 
General Comments: 

1. Provide a date on each page.  
2. Include a table showing breakdown of gross square footages by type (commercial, parking, residential, 

etc.) and a unit schedule for the residential use.  
3. Submit a lighting plan, showing location, type and mounting height of fixtures, and footcandle diagrams.  
4. What are the proposed hours of operation for the patio areas fronting on Grove Avenue? 
5. Replace Granite Road label with Granite Avenue.  
6. Show building areas in gross square footage, not net square footage.  
7. Include pertinent Core areas in square footage calculations (refer to definition of “floor area” in Zoning 

Ordinance).  
8. How will the impact of construction on 5704 Grove Avenue be mitigated?  
9. Show secure bicycle parking/storage for use by the residential units.  
10. Use light-toned brick in place of fiber cement panels/siding.  
11. Is the development intended to be phased?  
12. A stated in the 2012 Master Plan amendment, provide a traffic and parking impact. (See comments 

from DPW-Traffic Engineering). 
13. As stated above, the proposed development exceeds the 2-3 story height limit recommended by the 

2012 Master Plan Amendment and is not supported by staff. Reduce the development to a maximum 
of three stories.   
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Building Inspections (George Woodall, 804-646-6978): Please refer to the attached memorandum. 
 
DPW – Right of Way Management (Doug Mawby, 804-646-0110): Please refer to the attached memorandum. 
 
DPW – Traffic Engineering (Travis Bridewell, 804-646-5745): Please refer to the attached memorandum  
 
DPU – Development Services (Norris Baker, 804-646-1397): Please refer to the attached memorandum  
 
Fire and Emergency Services (Art Tate, 804-646-5434):  Comments have not been received by Land Use 
Administration, and will be forwarded to you when they become available.  
 
DPW – Water Resources (Gary Mitchell, 804-646-7674): Please refer to the attached memorandum 
 
DPW – Urban Forestry: Please refer to the attached memorandum.   

   
---- 
 
Once all comments have been addressed, please submit four full-sized and four 11”x7” sets of the plans along 
with a digital version of the plans, a letter detailing your response or revisions to the plans, and any other 
necessary documentation. Should you have any questions or if you would like to schedule a meeting before 
resubmitting your proposal, please do not hesitate to contact at (804) 646-6308 or 
Matthew.Ebinger@Richmondgov.com. 
 
Sincerely, 

 
 
for  
 

Matthew J. Ebinger, AICP 
Senior Planner 
 
Enclosures.  
 
 
CC:  J. Stefan Cametas – Westhampton, LLC  
 


















