
The Department of Community Development 
City Hall, Lynchburg, VA 24504 434-455-3900 
  
To:       Planning Commission 
From: Planning Division 
Date: April 11,2018 
Re:  Future Land Use Map Amendment – Institutional to Traditional Residential 

Rezoning:  R-3, Medium Density Residential District to R-4, High Density 
Residential District 

  
I. PETITIONER 

Anna Chytla, Willoughby Properties, 2310 Walnut Ridge Lane, Charlottesville, Virginia 22911 

Representative: Todd Dykshorn, Architecture Design Office, 105 E. Broad Street, Richmond, 
Virginia 23219 

II. LOCATION 
The subject property includes two (2) parcels totaling approximately one and fifty five 
hundredths (1.55) acres located at 2001 Rivermont Avenue and 211 Hawes Street.  
 
Property Owners:    
Willoughby Properties, 2310 Walnut Ridge Lane, Charlottesville, VA 22911. 
 

III. PURPOSE 
The purpose of the petition is to amend the Future Land Use Map (FLUM) and to rezone the 
property to facilitate the conversion of an existing building into twenty-two (22) apartments with 
associated parking. 

IV. SUMMARY 
 The Future Land Use Map (FLUM) recommends an Institutional use for the subject property; 

however, the proposed Traditional Residential land use designation would be in keeping with 
the area.   

 The development of the property would include twenty-two (22) off-street parking spaces.  
Eight (8) on-street spaces are also available in the immediate vicinity. 

 The developer plans to utilize state and federal historic tax preservation credits and will 
comply with US Department of the Interior’s Standards for Rehabilitation of historic 
buildings.  

 The City’s Historic Preservation Commission (HPC) approved a Certificate of 
Appropriateness (COA) for the property on February 26, 2018. 

 The petition would provide for the restoration and adaptive reuse of a historic building. 

The Planning Division recommends approval of the FLUM Amendment and 
rezoning petitions. 

  
V. FINDINGS OF FACT 

1. Comprehensive Plan. The FLUM of the Comprehensive Plan 2013-2030 recommends an 
Institutional use for this property. The petition proposes to amend the FLUM to Traditional 
Residential to allow for the adaptive reuse of the building as apartments. 

Although the property is currently proposed as an Institutional use on the FLUM, it is 
currently zoned R-3, Medium Density Residential District.  The Institutional FLUM land use 



Planning Commission:  FLUM & Rez.  –2001 Rivermont Ave. & 211 Hawes St. – April 11, 2018
 2 

category currently assigned to the property was appropriate while the facility was used as a 
school.  The property is situated in a Revitalization Zone and the Rivermont Local Historic 
District. 

The proposed Traditional Residential land use category is applied to the City’s older 
neighborhoods generally built before World War II and before the city was zoned.  The 
City’s historic districts are located in the traditional residential area.  Consequently, for many 
of the houses here, lot sizes, setbacks and/or building heights do not conform to the 
standards of the City’s residential zoning districts.  Most of these neighborhoods are 
identified as Neighborhood Conservation Areas on the Plan Framework Map and are 
planned for further study for appropriate zoning changes, public investment, and 
community building efforts. Infill residential development in these neighborhoods should be 
designed to complement the style and type of housing there and to utilize comparable 
setbacks, yards, and building heights. Large new or expanded public and institutional uses 
are not appropriate for these areas unless they can be designed to blend into the existing 
urban fabric through landscaping or architectural treatments. Within Traditional Residential 
neighborhoods, small retail, personal service, office, and restaurant uses are often found. 
These uses may continue, although expansion is not recommended unless supported by a 
recommendation in a Neighborhood Conservation Area Plan.  (pg.75) 

2. Zoning.  The subject property was annexed into the City in 1908.  The existing R-3, 
Medium Density Residential District was established in 1978. 

3. Proffers.  No proffers were submitted with this application. 

4. Board of Zoning Appeals (BZA). The Zoning Official has determined that no variances 
would be needed for the development of the property as proposed. 

5. Surrounding Area.  There have been several items requiring City Council approval in the 
immediate area: 

 On May 8, 1984, Council approved the petition of Rivermont Baptist Church for a CUP 
at 400 Fauquier Street for a building addition. 

 On May 13, 1986, Council approved the petition of Seven Hills School for a conditional 
use permit (CUP) at 1917 Rivermont Avenue to allow the use of existing dwelling for 
classrooms and faculty offices. 

 On February 13, 1990, Council approved the petition of Virginia School of the Arts for a 
CUP at 2131 Rivermont Avenue to allow the reuse of a student dormitory in an existing 
apartment building. 

 On June 10, 2009, Council approved the petition of Allen Ward for a CUP at                 
2144 Rivermont Avenue to allow the operation of bed and breakfast in an existing 
residence.  

6. Site Description. The subject property includes two (2) parcels totaling approximately one 
and fifty five hundredths (1.55) acres located at 2001 Rivermont Avenue and 211 Hawes 
Street.  The property contains a seventeen thousand six hundred ninety-seven (17,697) 
square foot building.  The original portion of the building was constructed in 1909. 

The property is bordered to the north, south, east & west by single-family residential uses. 
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7. Proposed Use of Property.  If the FLUM amendment and rezoning are approved, the 
property would be redeveloped into twenty-two (22) apartment units with associated 
parking. 

8. Traffic, Parking and Public Transit.  The City’s Engineering Division commented that 
the standard width for this type of use is twenty-four (24) feet.  The entrance improvement 
has been indicated on the submitted concept plan. 

The Zoning Ordinance would require a total of twenty-two (22) parking spaces for the 
development as proposed.  Twenty-two (22) spaces are indicated in an off-street parking area 
and eight (8) parking spaces are available on-street. 

The development would be served by Greater Lynchburg Transit Company (GLTC)       
Route 3B.  Bus stops are located across Rivermont Avenue and on the same side of 
Rivermont Avenue as the development at the intersection of Rivermont Avenue and 
Loudon Street. 

9. Stormwater Management.  An Erosion & Sediment Control/Stormwater Management 
Plan would be required for the development as proposed.  The submitted narrative indicates 
that water quantity would be addressed by the use of underground detention an outlet to an 
existing ditch line at Dandridge Drive.  Water quality would be addressed by the purchase of 
off-site nutrient credits.  

10. Emergency Services.  The City Fire Marshal and Police Department had no comments of 
concern with the petitions as proposed. 

11. Impact.  The petition would allow the rehabilitation and adaptive reuse of an historic 
structure as an apartment building with twenty-two (22) units.  Adaptive reuse saves historic 
structures that give urban areas their character. The current FLUM designation and zoning 
impedes the viable reuse of the property.   

The property is within the Rivermont Historic District and the adaptive reuse should be 
encouraged as it is currently neglected, seen as blight and occasionally attracts vagrants. 
Although currently listed as institutional on the FLUM, it is no longer serving as a school, 
and thus the property is able to serve as a residential property.  

The applicant plans to utilize state and federal historic tax preservation credits and comply 
with the US Department of Interior’s standards of rehabilitation of a historic building. The 
use of tax credits will ensure that significant features of the building will be preserved and 
that the building will continue to have historic character.  A Certificate of Appropriateness 
(COA) for the proposed exterior improvements has been approved by the City’s Historic 
Preservation Commission (HPC). 

12. Technical Review Committee.  The Technical Review Committee (TRC) reviewed the 
preliminary rezoning plan on March 20, 2018. Comments related to the proposed use have 
or will be addressed by the petitioner prior to final site plan approval. 

  
 

VI.      PLANNING DIVISION RECOMMENDED MOTION: 
Based on the preceding Findings of Fact, the Planning Commission 
recommends to City Council approval of the petition of Willoughby 
Properties at 2100 Rivermont Avenue and 211 Hawes Street to: 
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Amend the  Future Land Use Map from Institutional use to Traditional 
Residential use. 

Rezone the property from R-3, Medium Density Residential District to 
R-4, High Density Residential District.   

This matter is respectfully offered for your consideration. 

 

 
William T. Martin, AICP 
City Planner 
pc: Ms. Bonnie M. Svrcek, City Manager 
 Mr. Charles Hartgrove, Deputy City Manager 

Mr. Walter C. Erwin, City Attorney 
Mr. Kent L. White, Director of Community Development 

 Mr. J. Lee Newland, City Engineer 
 Ms. Cynthia Kozerow, Lynchburg Police Department 
 Battalion Chief Thomas Goode, Fire Marshal 
 Mr. Don DeBerry, Transportation Engineer 
 Mr. Doug Saunders, Building Commissioner 
 Mr. Kevin Henry, Zoning Administrator 
 Ms. Anna Chytla, Petitoner / Property Owner 
 Mr. Todd Dykshorn, Representative 
 Mr. Roy Gallier, Berkley-Howell & Associates, P.C. 

VII. ATTACHMENTS 
1. Zoning Map with Adjoining Owners  
2. FLUM Map  

3.   Watershed Map 

4. Planimetric and Topographic Map 

5. Concept Plan  

6.   Narrative 

7. Property Photograph 
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Parcel ID Address Owner
02109008 308 LOUDON ST ADAMS, JERRY L & BRENDA W
02110001 1919 RIVERMONT AVE BOHN, WILLIAM M & WOOFTER, JENNIFER
02007007 2109 RIVERMONT AVE BOZOIAN, MICHAEL & KAY C
02109001 2021 RIVERMONT AVE BRANDT, KEVIN D & NANCY S
02109006 312 LOUDON ST BROWN, CHARLES H JR &
02109010 304 LOUDON ST BSMITH PROPERTIES LLC
02121011 2013 EARLY ST CAMPBELL, WESSELL & JANETTE M
02002008 2106 RIVERMONT AVE CASEY, THOMAS H III & JEAN L
02108008 2024 RIVERMONT AVE CHESTER, STEPHEN EARNEST & BOBBI LEE
02121003 2017 EARLY ST GLOVER, HARMON A III
02109007 310 LOUDON ST JACKSON, VIRGINIA W LIFE ESTATE
02121005 2005 EARLY ST JEFFERSON, THOMAS D
02120002 1909 EARLY ST JOHNSON, WILLIAM A JR
02120012 1911 EARLY ST JONES, TERESA L
02121004 2015 EARLY ST LANDRUM, VIRGIE
02007008 2101 RIVERMONT AVE MANFIELD, CARL D & JOYCE L
02008007 2101 COLUMBIA AVE MARSHALL, RALPH A
02108007 2018 RIVERMONT AVE MCLEROY, MICHAEL P & JENNIFER L
02109011 302 LOUDON ST MINOR, VERONICA S & SAUNDERS, DEIDRE
02110002 1917 RIVERMONT AVE MYERS-RAMIREZ, AMANDA & MYERS, BRIAN
02102034 1924 RIVERMONT AVE NELSON, THOMAS P & VIRGINIA A
02109005 2000 EARLY ST OTEY, RONNIE E & JOE ANN TRS
02109013 215 HAWES ST OTEY, RONNIE E & JOE ANN TRS
02109014 2006 EARLY ST OTEY, RONNIE E & JOE ANN TRS
02121006 2001 EARLY ST PHELPS, DONALD S & ADELLE J
02120001 1913 EARLY ST RICHESON, KENNETH P
02008006 2103 COLUMBIA AVE RICHIE, K HENARY
02008005 2105 COLUMBIA AVE RICHIE, K HENARY
02121002 2019 EARLY ST ROBERTSON, TINA RENEE
02110005 313 HOLLY ST ROGERS, THOMAS A & MICHELLE B
02109009 306 LOUDON ST SIMMONS, CHRISTOPHER L
02002007 2102 RIVERMONT AVE SMITH, C STEWART
02008008 2100 EARLY ST WARNER, RICHARD C
02109012 300 LOUDON ST WILLIAMS, PRISCILLA V
02109004 211 HAWES ST WILLOUGHBY PROPERTIES LLC
02109002 2001 RIVERMONT AVE WILLOUGHBY PROPERTIES LLC
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PROJECT SCOPE AND PURPOSE OF CHANGE: 

Willoughby Properties requests rezoning of 2001 Rivermont Avenue from R-3, Medium Density 
Residential to R-4, High Density Residential – Apartment Complex (5+ Units) to allow 
redevelopment and historic preservation of the existing building.  Former uses of the site have 
been residential, institutional, and most recently commercial.  The site is composed of several 
parcels totaling 1.55 acre, which shall be combined into one parcel during the redevelopment of 
the facility into 22 apartments.  Amendment of the Future Land Use Map (FLUM) for the City 
Lynchburg (City) from Institutional to Traditional Residential for the property would also be 
required. The former school facility, situated in the Revitalization Zone and the Rivermont Local 
Historic District, is planned to be renovated under the City’s Real Estate Rehabilitation and 
Renovation Program.  

 

CONSISTENCY WITH THE COMPREHENSIVE PLAN: 

The Property is an important part of Lynchburg’s architectural and cultural heritage.  It includes a 
Tudor Revival house built in 1909 and a modern gymnasium and classroom addition constructed 
in the late 1950s.  The 1909 portion is one of the best examples of Tudor Revival architecture in 
the Rivermont Historic District and in Lynchburg.  The 1950s addition is connected to the historic 
building and an integral part of the structure.  The original house was designed by J.M.B. Lewis 
for George Kerr, a vice president of the Herald Company, and has been owned during different 
periods by Rosa Barksdale, Phyllis Sims, the Seven Hills School, and the Virginia School of the 
Arts.  Today, the building is vacant and in poor condition, with broken windows and doors, leaking 
roofs, and debris strewn around the Property.    

The current owner, Willoughby Properties, acquired the Property in December 2017, intends to 
renovate the building, and convert it to 22 apartments. The requested change in zoning and 
future land use is consistent with the City’s 2030 Comprehensive Plan and the FLUM: 

• Compatibility. The Institutional future land use category currently assigned to the Property 
appears to be a vestige from the years that it served as a school.  Return to Traditional 
Residential use will be more fully in character with properties in the vicinity -- most lots in the 
immediate area are designated as Traditional Residential.  R-4 zoning is permitted in a 
Traditional Residential district, and has already been granted to a number of properties on 
Rivermont Avenue to accommodate multi-family apartment complexes.  

• Adoptive Reuse of a Historic Building.  The project will preserve an important historical 
asset, contribute to the stability of the neighborhood, and improve surrounding property 
values. 

• Design Quality. The owner plans to utilize state and federal historic tax preservation credits 
and will comply with US Department of the Interior’s Standards for Rehabilitation of historic 
buildings.   

• Elimination of Vacancy and Blight.  Due to years of neglect, the Property is an eye sore in 
a well maintained neighborhood, and on occasion attracts vagrants.  The construction will 
begin in June 2018 and be completed by the end of 2019. 

• Landscape and Streetscape.  Setback requirements currently are not met in some areas of 
the Property and will be established in accordance with applicable City ordinances.  All 
mature trees will be incorporated into future green space.  The Tudor Revival portion of the 
building will be framed with landscaping to preserve its historic character and make it the 
focus of the Property so the 1950’s addition recedes into the background.  To help this affect, 
an asphalt drive in the rear of the Tudor house will be removed and replaced with green 
space.  Landscaping will be added on the west side of the historic building to demark it from 
the modern classroom wing. The parking lot along Hawes Street will be buffered by a 
generous band of greenery.  Additional trees will be planted along Hawes Street between 
Rivermont Avenue and the parking lot.  Two communal spaces will be created for residents’ 
enjoyment with sitting areas and decorative planting. 
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• Parking.  The existing parking lot is to be reconstructed and the two entrances will be 
reconfigured to have one entrance on Hawes Street.  This lot will provide all of the required 
22 parking spaces and two of these spots will be handicap accessible.  The existing asphalt 
will be reshaped to comply with city setback requirements and resurfaced. An additional 8 
parking spaces are available on Rivermont Avenue.  

• Pedestrian and Bicycle Use.  A sidewalk exists along Rivermont Avenue. A new sidewalk 
will be created on the Property from the parking lot to the rear of the building to ensure easy 
circulation and pedestrian safety.  Handicap accessible ramps will be installed at the rear 
entrances.  A bicycle rack will be placed next to the parking lot.  

• Utilities Capacity. The site is currently served by public an 8” public waterline along Hawes 
Street which is connected to a 12” public waterline on Rivermont Avenue. The existing water 
service should be adequate to meet the demands for the project. The sewer for the building is 
connected to a 12” public sewer along Rivermont Avenue, which should have sufficient 
capacity. The facility will have a dumpster with a screened enclosure and private garbage 
collection services. 

• Stormwater Management. The site, when developed will require storm water management 
for both water quality and quantity.  Water quality will be handled by the purchase of non-
point source nutrient credits.  Regarding storm water quantity, the development will most 
likely utilize sub-surface storage facilities which have a controlled discharge through onsite 
storm sewer to an existing ditch at Dandridge Drive.  To adequately protect downstream 
channels, the detention facility will be designed utilizing the energy balance with improvement 
factor for channel protection and maintain pre-conditions or better for flood protection.  Under 
these design conditions, a downstream adequacy study is not required 

• Historic Preservation Commission Review. The preliminary site plan has been reviewed 
by the HPC on February 26, 2018.  A Certificate of Appropriateness was issued approving 
rehabilitation of the existing asphalt parking lot with a similar asphalt surface, placement and 
style of parking lot lighting, and placement and materials for the enclosure of the dumpster. 

This project is the type of infill residential development encouraged by the City’s 2030 
Comprehensive Plan and the FLUM in Traditional Residential neighborhoods since it 
complements the style and type of housing already there.  We hope that it will be favorably 
received by the Technical Review Committee and the Planning Commission, and approved by 
the City Council. 
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