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The unmet demand approach was calculated for each type of primary level business, along
with the secondary and tertiary levels (i.e., fast food as a secondary level from food away
from home). Once the number of potential new units of the different types of goods and
services are determined, the highest number of units per category would determine which
categories had the highest level of development potential.

The anchors of the area were identified through field work observations and information
gained through the stakeholder outreach. Anchors, or nodes, of an area provide places or
services that continuously bring people to an area. These are services such as schools,
recreational fields, churches, and community centers. These three places were chosen as
nodes because they are the driving non-commercial based forces bringing people into
Sandston. Acting as primarily community and social anchors, they draw potential
consumers into the neighborhood to then explore and shop after the original event has
concluded. Eating at restaurants, exploring retail stores and oddities, or potentially
drawing people in for one-time services to be performed while they’re attending the
anchor’s event or purpose. Once these anchors of Sandston were identified, they
influenced the types of economic development recommended, along with where
necessary infrastructure improvements were recommended to be located.
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Figure 3: Examples of potential anchor locations: Corinth United Methodist Church,
Sandston Public Library, and the Recreational Baseball Fields.



FINDINGS
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Local Expert Interviews

A total of twelve property owners and eight business owners were contacted in regard to 
being interviewed for this plan. There were also three interviews that took place with 
Sandston residents that were interested in the development of the plan. These interviews 
took place in late January and went through early March. The thoughts, opinions, and 
sentiments given by the interviewees for this section were divided up into three themes: 
perception of Sandston, County involvement, and the consumer base.

Perception of Sandston

Sandston has a strong community that supports the businesses within it, and the property 
owners had a majority stance that Sandston was a strong knit community that they had been 
a part of for decades. Eight of the property owners grew up in Sandston and have strong ties 
and networks to the residents and other property owners in the area. It was stated that there 
was an overall feeling as though the community was a prime area to hold onto property, as 
the residential district allowed a security net for the continued use of their land, even if the 
use changed over time. Citizens that were interviewed echoed these opinions, as they too, 
had grown up and raised families in the area. This group of interviewees stated that there 
was a pride in owning land in Sandston and passing it down to their families or other long-
standing members of the community. Several of the property owners stated that they were 
proud to live in Sandston and own parcels that contributed to the unique history of the area.

The business owners interviewed were more pragmatic with their answers regarding their 
thoughts about Sandston and Williamsburg Road. All of the business owners cited the low 
rents for the use of buildings along Williamsburg Road, along with the fact that a majority of 
the buildings have paved parking available for their customers. A few stated that while 
Sandston as a community was welcoming, there was not a strong connection to stay besides 
having a consistent customer base and lower rent prices. The historic aspects did not draw 
them in, as they said their customers do not have an explicit interest in that aspect of the 
community when using their services. Three of the business owners stated that they would 
move from the area if the opportunity arose. 



County Involvement 

Upon questioning property owners on what ways the County of Henrico can better
support Williamsburg Road, the answers fell into two main categories. The first, was that
the property owners felt as though the increased zoning code enforcement put too much
pressure on property owners with no follow through from the County in terms of support
or active programs. The increased zoning code enforcement targeted primarily paving
issues for parking lots, interviewees discussed as being expensive to fix on short notice,
especially as their parking lots were being damaged by the poor drainage of Williamsburg
Road. Their input can be summarized that the County put in extreme effort to lay down
zoning code enforcement, however it failed to support the property owners in fixing these
issues.
The second was that multiple property owners felt as though there was not enough
information about current County programs that could benefit Sandston. Property
owners were knowledgeable about the Enterprise Zone, however they felt as though the
informative materials were not easily accessible. The majority of property owners did not
know about the Henrico Investment Program, which was launched in January 2022,
despite Williamsburg Road being one of five zones. Business owners echoed this
sentiment of the County not having easily accessible information for opportunities to
participate in business-oriented programs, such as the partnership the County of Henrico
has with Virginia LISC to assist with microenterprises and small businesses during
COVID-19. 

Consumer Base

When questioned as to what they thought brought customers into Sandston, one business
owner stated “Brought in? They’re not being brought in; they’re already here.” Six of the
eight business owners stated similar thoughts as they stated that most of their business
comes from the Sandston neighborhood itself, with a minority of customers coming in
from adjacent areas, such as Highland Springs. From the perception of the business
owners, Williamsburg Road provides staple needs for the community, such as a
laundromat and restaurants. There are a handful of specialized services along the
corridor, including a tattoo parlor and a taxidermist, however the business owners stated
that they saw themselves as primarily focused on providing everyday services to the
residents of the neighborhood. 
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Figure 4: Examples of deteriorated sidewalks with leftover pooling water from a previous rain, uneven
walkways, broken asphalt and concrete, and random discontinuation of sidewalks.

There were five technical interviews that took place during the creation of this plan. Five
of these interviews were from Henrico County employees from the Department of
Community Revitalization, Planning Department, Department of Public Works, and
Department of Public Utilities. These interviews used the instrument found in Appendix
D. These interviews took place during the month of January and early February. These
interviews centered around previous projects in or around Williamsburg Road and the
necessary procedural processes involved in state or local agency involvement in
revitalization efforts.

Technical Expert Interviews



County of Henrico Perspective 

From the County, the interviews garnered information regarding six main previous or 
current efforts to revitalize Sandston, with specific focus on the Williamsburg Road 
Commercial Corridor. These efforts include the Sandston Revitalization Plan of 2002, 
efforts to increase Zoning Code enforcement starting 2018, infrastructure and roadway 
improvement studies, the Sandston Historic District nomination process, the Enterprise 
Zone, and the Henrico Investment Program. All County employees that were interviewed 
agreed that Sandston has been a “target area” of County involvement for nearly two and a 
half decades due to multiple issues that have persisted to today.

Members of the Department of Community Revitalization (DCR) and the Planning 
Department (PD) discussed the process of choosing Williamsburg Road for the increased 
zoning code enforcement project. There had been an increase in complaints by residents, 
business owners, and property owners within the area regarding the poor conditions of 
the paved areas. There had also been several issues with property ownership and 
management further to the east of Williamsburg Road towards Laburnum Avenue. This 
triggered these two departments to begin the increased enforcement efforts, as a process 
of understanding the larger issues at play within the area. Employees from DCR discussed 
the fact that the intent of the enforcement was to compile monthly reports that would be 
used to analyze what areas of infrastructure needed immediate improvements. 
Unfortunately, this process was halted due to the COVID-19 pandemic, thus forcing the 
project results to be left untouched. This project did, however, result in DCR moving 
forward with a Cost-Share Grant through the Virginia Department of Historic Resources 
for the Sandston neighborhood.

As discussed previously, the Sandston Historic District project was meant to assist with 
getting property owners more access to available funds for rehabilitation and revitalization 
of their properties. Other programs focused on these goals are the Enterprise Zone and the 
Henrico Investment Program, which allow property owners to apply for different grants 
through the County for work such as: pavement, signs, rehabilitation design, and others. 

When speaking with employees from the Department of Public Works and the Department 
of Public Utilities, the concerns regarding the infrastructure of the corridor were discussed. 
These departments were open about previous efforts in having VDOT address the grading 
known grading issues with Route 60, along with the paved-over  
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drainage vents. It was discussed that previous proposals from Henrico County have been 
denied by VDOT over funding constraints. Discussions continued regarding getting 
funding for the sidewalk repairs that are needed, along with implementing pedestrian 
level street lighting. The answers received amounted to needing the funding and the 
decision makers of the County to agree to pooling resources together for the area, which 
has proven difficult in the past.

Consumer Survey

The online survey originally was opened on January 3rd, however due to the inclement 
weather the area experienced over the course of three weeks, was postponed until January 
26th. The survey was open from the second starting date until February 18th, 2022. There 
were 56 responses collected in that time frame. The survey was spread through physical 
flyers placed in key spots around the study area, including the Sandston Memorial Recreation 
Center, Sandston Public Library, the Babe Ruth Baseball Fields, and along utility poles. 

The consumer survey had primarily respondents that identified intersections found within 
Sandston zip codes: 23150, 23231, and 23250. These respondents made up 92.3% of the 
survey respondents. The five outliers in the survey were identified as being from 23223, 
23233, and 23228. All of these zip codes are from Henrico County, meaning the users 
identified through the survey are local to the area.

The majority of the users from the survey use Williamsburg Road bi-weekly, at a total of 
nineteen respondents. A majority of these users take their personal vehicle to shop along the 
corridor and the second highest form of transportation was walking. 
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Figure 5: Question 3 on the consumer survey discussing the primary mode of transportation to get to
the Williamsburg Road corridor.

Figure 6: Question 4 on the consumer survey discussing the primary uses of the corridor. Religious and
cultural uses far outweigh other uses. 



The top three uses indicated for the corridor are eating at restaurants, going to retail
stores, and attending religious or cultural services. These uses line up well with the
respondents’ answers to Question 8 in the survey “What do you like best about the
Williamsburg Road corridor in Sandston?” The top answer was that the local businesses
and the individuals that work or own them are one of the biggest draws to the corridor. It
became apparent that having local connections with those that bring the commercial draw
is a vital aspect of Williamsburg Road to its users. Religious and cultural services, along
with restaurants, are social activities that bolster the community connections made
between the consumer and those providing the service. These responses bring a partial
understanding as to why these are the two top uses currently in Williamsburg Road. 

Another aspect that was brought up seven times as an answer to Question 8 was that the
structures themselves on Williamsburg Road were visually appealing, and that the historic
character was a point of pride in the community. As the corridor was primarily developed
starting in the 1940s to 1966, there is a wide variety of architectural styles that provide a
unique character to the user experience. 

When discussing the changes that consumers would like to see, answers came in two
parts: services offered and design of the corridor. Multiple respondents indicated that all
of their needs are not met currently by the services offered on Williamsburg Road, as seen
by the total of 19 respondents answering “Other.” The range of answers input for this
question induced: convenience stores, diverse outdoor recreation areas, technology
retailers, secondhand or buy-sell-trade services, music retailers or services, arcades, and
specific types of restaurants. While entertainment has the total number of responses at
twenty-seven, the short answer responses for this question only included three
entertainment related services: a soccer field, an area for skateboarding, and an arcade.
However, there were four respondents to the short answer that requested specific retail
for entertainment purposes, specifying technology, recreational sports, and video
game/movie retailers. 
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Figure 7: Question 5 on the consumer survey discussing what services would be preferred to have or
have an increase along Williamsburg Road.

For the design pieces, users indicated that the infrastructure on the corridor was less than
satisfactory. The scores for items that make corridors pedestrian friendly were primarily
in the “Poor” to “Average” range. When asked what respondents liked least about the
corridor, the top responses regarded the sidewalk quality and that it was unpleasant to
walk down Williamsburg Road. Short answer submissions discussed that Williamsburg
Road was not currently an area that they wanted to spend time in due to the lack of
thought towards customers using the corridor without a vehicle. Thirty-two respondents
also rated the crosswalk photo as their highest wish for Williamsburg Road. The second
highest photo chosen was one for painted bike lanes. These infrastructure issues were
also the highest voted for what changes should be made to Williamsburg Road. Sidewalk
widening had the highest number of “Yes” answers regarding the wanted changes along
Williamsburg Road.


