
The Department of Community Development 
City Hall, Lynchburg, VA 24504 434-455-3900 
  
To:  Planning Commission 
From: Planning Division 
Date: January 9, 2019 
Re:      Rezoning – B-1, Limited Business District to B-4, Urban Commercial District – 301 

Rivermont Avenue 

  
I.    PETITIONER 

Mr. Tony West, Victoria’s Inventory, LLC, 2600 Memorial Avenue, Suite LL1, Lynchburg, 
Virginia 24501 
Representative: Mr. Justin Fournier, Balzer and Associates, Inc., 901 Jefferson Street, Suite 
208, Lynchburg, Virginia 24504 

II.  LOCATION 
The subject property is a tract of approximately forty-six hundredths (0.46) of an acre located at 
301 Rivermont Avenue. 
Property Owner:  Victoria’s Inventory, LLC, 2600 Memorial Avenue, Suite, LL1, Lynchburg, 
Virginia 24501 

III. PURPOSE 
The purpose of the petition is to rezone the property in order to allow an increased number of 
apartment units. 

IV. SUMMARY 

 The Comprehensive Plan 2013-2030’s Future Land Use Map (FLUM) recommends a Traditional 
Residential use for the area. 

 The subject property is zoned B-1, Limited Business District and contains twenty-two (22) 
nonconforming apartment units. 

 The existing twenty-two (22) apartment units are considered nonconforming as the B-1, 
Limited Business District, requires approval of a conditional use permit (CUP) for 
standalone apartments.  The existing lot size would only permit fourteen (14) units per the 
development standards of the B-1, Limited Business District. 

 The Zoning Ordinance would require one (1) parking space per apartment unit in the B-1, 
Limited Business District. 

 The rezoning of the property to B-4, Urban Commercial would remove limitations on unit 
densities and parking requirements. 

The Planning Division recommends denial of the rezoning petition. 
  
V. FINDINGS OF FACT 

1.  Comprehensive Plan.  The Comprehensive Plan 2013-2030 recommends a Traditional Residential 
use for the area.  “This land use category, shown light brown, has been 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 
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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.” (p. 75)  

 The property is also located within the Rivermont Neighborhood Conservation area as shown 
on the Comprehensive Plan 2013-2030 Plan Framework Map.  The Lower Rivermont Area is part 
of an inner ring of residential development around the central business district.  Neighborhood 
Conservation Areas are rich in culture fabric, yet these areas face challenges of reinvestment 
and rehabilitation.  Citizens in neighborhood meetings have expressed concern with the 
negative effects of poorly maintained, deteriorating, vacant and abandoned homes, 
inappropriate infill and teardowns within these neighborhoods.  (p. 65) 

2. Zoning.  The subject property is currently zoned B-1, Limited Business District.  Standalone 
apartments without a commercial component require approval of a CUP and one (1) parking 
space per unit.  Development standards in the B-1 District require six thousand (6000) square 
feet per lot plus one thousand (1000) square feet per residential unit.  The existing twenty 
thousand thirty-eight (20,038) square foot lot at 301 Rivermont Avenue would allow up to 
fourteen (14) apartment units.  The existing twenty-two (22) units are nonconforming as they 
are existing and exceed the permitted densities of the B-1 District.  The rezoning request to B-4, 
Urban Commercial District would remove limitations on density and parking requirements. 

 The property was annexed in 1870. 

 Proffers:  There have been no proffers submitted. 

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

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

 On April 12, 1994, Council adopted the Riverfront/Downton Revitalization Program – 
Proposed Land Use Plan which established B-6, Riverfront Business District (Current B-4, 
Urban Commercial District) zoning in the Downtown. 

 May 14, 1996, Council approved the CUP petition of Christ College, Inc. to allow college 
and faculty offices at 404-434 Rivermont Avenue. 

 On April 8, 1997, Council approved the CUP petition of Stepping Stones Academy to allow 
the operation of a Day Care Center for forty-nine (49) children at 434 Rivermont Avenue. 

 On December 11, 2007, Council adopted the Fifth Street Corridor Overlay District which 
established B-6, Riverfront Business District (Current B-4, Urban Commercial District) 
zoning along Fifth Street. 
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 On February July 9, 2013, Council approved the petition of Cabell Street Land Trust to 
rezone 41, 57 and 59 Cabell Street from B-5, General Business District to B-6, Riverfront 
Business District (Current B-4, Urban Commercial District) to allow the construction of a 
fifty (50) space parking area and forty-seven (47) apartment units. 

 On December 9, 2014, Council approved the petition of Buffalo Land Company LLC, to 
rezone 434 Rivermont Avenue from R-4, High Density Residential to B-6C, Riverfront 
Business District (Conditional) (Current B-4, Urban Commercial District) to allow the use of 
the property for educational, office and event space.  

5.   Site Description. The property at 301 Rivermont Avenue contains a three (3)-story, nineteen 
thousand, two hundred sixty-four (19,264) square foot building constructed in 1915.  The 
building has twenty-two (22) apartment units, which are considered nonconforming.  The 
property also contains a one thousand forty (1,040) square foot outbuilding constructed in 1916. 

 The property is bound to the north by Rivermont Avenue, to the east by the unopened right-of-
way of Bridge Street, to the south across Blackford Street by single-family homes and to the west 
by an office use. 

6. Proposed Use of Property The purpose of the petition is to rezone the property to B-4, Urban 
Commercial District.  The rezoning would eliminate density and parking requirements.  The 
submitted concept plan indicates the intent to develop the property as thirty (30) apartment 
units. 

7. Traffic, Parking and Public Transit.  A traffic study was not required by the City’s 
Transportation Engineer.   

 The rezoning of the property to B-4, Urban Commercial would eliminate normal Zoning 
Ordinance requirements of one (1) parking space per unit.  The original narrative submitted with 
the petition indicated that six (6) parking spaces would be created on the existing gravel  area 
next to the building and twenty-four (24) spaces would be leased from the owner of a parking 
area at 311 Blackford Street.  

 Since the property is located within the Rivermont Historic District, staff informed the 
petitioner that Section 35.2-10.12(f) of the Zoning Ordinance required that any exterior 
modifications to the proposed parking area would require review by the Historic Preservation 
Commission (HPC) prior to the petition being heard by the Planning Commission and City 
Council.  This requirement would have delayed the petition being heard by Council by one (1) 
month.  In response, the petitioner chose to amend the concept plan to indicate no 
improvements to the existing gravel area. 

 City staff also requested agreements or letter of intent for parking areas that were intended to be 
leased by the petitioner.  The petitioner has not provided any documentation indicating that 
these agreements will be in place if the property were rezoned. 

8. Stormwater Management.  An Erosion & Sediment Control Plan/Stormwater Management 
Plan would not be required for the development as proposed. 

9. Emergency Services:  The City’s Fire Marshal noted requirements of the 2012 Virginia 
Statewide Fire Prevention Code and Site Design Requirements of the City of Lynchburg.  The 
Police Department had no comments of concern. 

10. Impact.  The redevelopment of the property would be beneficial to the area.  However, staff is 
concerned with the lack of plans to provide for off-street parking to support the development.  
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The current nonconforming density of twenty-two (22) unit already exceeds what would 
normally be permitted by right in a B-1, Limited Business District.  Increasing unit density 
should not be permitted until the petitioner provides information on how parking impacts will 
be addressed. 

11. Technical Review Committee.  The Technical Review Committee (TRC) reviewed the 
concept plan on December 18, 2018.  Comments related to parking concerns have not been 
addressed by the petitioner. 

               

VI.   PLANNING DIVISION RECOMMENDATION 
Based on the preceding Findings of Fact, the Planning Commission recommends to 
City Council denial of the petition of Victoria’s Inventory LLC to rezone                   
301 Rivermont Avenue from B-1, Limited Business District to B-4, Urban Commercial 
District. 

This matter is respectfully offered for your consideration. 

 
William T. Martin, AICP 
City Planner 
pc: Ms. Bonnie M. Svrcek, City Manager 
 Mr. Reid Wodicka, 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. Doug Saunders, Building Official 
 Mr. Kevin Henry, Zoning Administrator 

Mr. Tony West, Petitioner  
Mr. Justin Fournier, Representative 

VII.  ATTACHMENTS 
1. Zoning Map with Adjoining Property Owners 
2. Future Land Use Map  

3. Watershed Map 

4. Planimetric and Topographic Map 

5. Concept Plan 

6. Property Photographs 
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Parcel ID Address Owner
02315005 405 RIVERMONT AVE ACROSS THE BRIDGE LLC
02315008 408 BLACKFORD ST ACROSS THE BRIDGE LLC
02328006 206 BRIDGE ST BAILEY, WILLIAM T
02326001 306 RIVERMONT AVE CALFEE, DARYL W & JOHANNA P
02326003 301 SPRING ST CITY OF LYNCHBURG
02313022 330 RYAN ST CITY OF LYNCHBURG
02313017 217 BRIDGE ST CITY OF LYNCHBURG
02326002 315 SPRING ST CITY OF LYNCHBURG
02328001 220 BRIDGE ST CITY OF LYNCHBURG
02313014 305 BLACKFORD ST COLES, CYNTHIA D
02325009 307 DABNEY ST DUKES, GRACIE G
02315007 1151 D ST JOHNSON, BOBBY L TRS
02315006 401 RIVERMONT AVE JOHNSON, BOBBY L TRS
02328003 208 BRIDGE ST L H & W M JOHNSON LLC
02325025 303 DABNEY ST LOFTON, LATANYA D
02325026 239 DABNEY ST LOFTON, LATANYA D
02329009 251 STONEWALL ST LYNCHBURG GAS
02329005 231 RYAN ST LYNCHBURG GAS
02313016 211 BRIDGE ST LYNN, TYRONE V
02313012 311 BLACKFORD ST MARION, NANCY B
02327001 311 RIVERMONT AVE MARION, NANCY B
02313013 307 BLACKFORD ST NEW, APRIL DAWN
02313015 301 BLACKFORD ST STONE TRUST PROPERTIES LLC
02317012 404 VICTORIA AVE SUMNER, JEFFREY W & ROSEMARY G
02317014 400 VICTORIA AVE SUMNER, JEFFREY W & ROSEMARY G
02328008 200 BRIDGE ST VICTORIA'S INVENTORY LLC
02327002 301 RIVERMONT AVE VICTORIA'S INVENTORY LLC
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