Item #5

TO: Architectural Review Board

FROM: Erik F. Nelson, Senior Planner

DATE: 4 March 2016

RE: 106 and 108 Hanover Street — Demolition

718 Sophia Street — Demolition
100 Hanover Strect — New Construction

Thomas Mitchell requests a Certificate of Appropriateness for demolition of 106 and 108 Hano-
ver Street, demolition of 718 Sophia Street, and for new construction at 100 Hanover Street.
This project was considered by the Board as well as the City Council in 2013.

On May 13, 2013, the Board approved demolition of all three buildings and then approved the
site planning and the scale and massing of a five-story mixed-use building. After this initial
Board action, the City Council considered and granted a Special Exception to exceed the 50
height limit by six feet, to increase the residential density (to account for donation of an ease-
ment for a wider alley), and to modify the required commercial component (because of flood-
plain issues). The City Council also granted Special Use Permits for construction in the flood-
plain and for a mixed-use building of the proposed size.

On October 14, 2013, following the City Council’s approvals, the applicant returned to the Board
and received approval for the architectural details of the new building. The Special Exception
and the Special Use Permits issued by the City Council remain valid and run with the land. Only
the Board’s approvals need to be renewed.

As was done initially, the Board should consider demolition of the three existing buildings and
then proceed to review of the new construction.

Demolition of 106 and 108 Hanover Street and of 718 Sophia Street

The criteria for considering the appropriateness of demolition is contained in Section 72-
23.1.D.(2) of the City Code, as follows:

1. The architectural significance of the buildings —

o 106 and 108 Hanover Street are connected, one-story, flat-roof, concrete-block,
commercial buildings. The facades, with their stepped parapet walls, exhibit an
Art Deco influence. Their period of construction is ¢. 1930.

o 718 Sophia Street is a two-story, wood frame structure covered with corrugated
metal. Its period of construction is c. 1935.

o The City’s 2006 architectural survey notes that a roughly five-block area of So-
phia Street includes a range of vernacular commercial buildings, constructed from



the 1930s to the 1950s. They are/were simple, utilitarian buildings. Most are
small and indistinct and do not have any particular architectural significance. As
a group, however, they reflect the architectural trends of the interwar and post-war
periods as well as the development patterns along this historically semi-industrial
waterfront neighborhood. All three buildings are identified as contributing to the
Historic District.

2. The historical significance of the buildings -

o As noted in the 2006 architectural survey, these buildings reflect the utilitarian
uses of the Fredericksburg riverfront. The river has been a route for commerce,
been diverted to power local industries, and has also been a dumping place for all
manner of industrial and organic waste. The buildings are not associated with
significant events or people.

3. Whether the buildings are linked, historically or architecturally, te other buildings
or structures, so that their concentration or continuity possesses greater significance
than the particular huildings individually -

o Asnoted in the 2006 architectural survey, these commercial buildings are not in-
dividually significant, but rather are an assemblage that represents the uses of the
riverfront in the early twentieth century. A trend toward environmental values
that began in the 1960s, however, has altered public policy related to natural re-
sources such as the river and resulted in ambitious plans for a riverfront park that
will highlight the entire span of the City’s history along the river. A public park
highlighting the river as a resource is a departure from the historical use of the
river as a receiving stream for waste products. Components of this assemblage of
small commercial buildings have been removed over the past 25 years, to allow
for a riverfront recreational amenity to be developed.

4. The significance of the buildings or their proposed replacement in furthering the
goals of the Comprehensive Plan -

o The overall plan for the Sophia Street corridor is for an open riverfront on the east
(river) side of Sophia Street and redevelopment along the west (dry) side of So-
phia Street. The Comprehensive Plan (2015) includes the following statement:

“[ A] riverfront park is being designed for 3 acres of City-owned land between
Hanover and Wolfe Streets. The concept for the road corridor is to encourage de-
velopment on the west side of the street, while leaving the east side open (p.
117).” The Comprehensive Plan contains policies related to preserving historic
resources, but the City has engaged in a judicious removal of obsolete buildings in
this area to meet its other public policy goals.

5. The condition and structural integrity of the huildings -

o The buildings at 106 and 108 Hanover Street are in reasonably good shape. The
building at 718 Sophia Street is infact, but is more of a large shed than viable
commercial space. The condition of the buildings is not a factor in this request
for demolition.

6. Effect on surrounding propertics -

o The justification for seeking demolition approval is to clear these lots to accom-
modate a proposed 18-unit condominium project, with all related parking provid-
ed on-site on the first level. There will also be commercial space on Hanover



Street. The City seeks this type of development as a means to redevelop the So-
phia Street corridor and to continue to revitalize its downtown.

7. Inordinate hardship -
o This request for demolition does not claim an inordinate hardship.

Recommendation

The buildings at 106 and 108 Hanover Street and 718 Sophia Street have limited architectural
value, Their historical value has been as components of an early twentieth century assemblage,
but that assemblage also has limited economic value. The community has spent the past 30 years
developing riverfront park plans, acquiring the land to accommodate a park, and removing build-
ings to prepare for park development and revitalization of the 600-800 blocks of Sophia Street.
Staff finds that removal of the buildings at 106 and 108 Hanover Street and at 718 Sophia Street
is consistent with adopted public policy and recommends approval of their removal.

New Construction at 100 Hanover Street

The applicant proposes to construct a five-story mixed use structure. The bottom floor will pro-
vide all required parking on-site and also have street level commercial space along Hanover
Street. The upper four floors will consist of 18 condominiums and support spaces. In August
2013, the City Council approved a Special Exception for the 56 foot height, an increase in the
residential density (to account for donation of an easement for a wider alley), and a modification
of the required commercial component (because of floodplain issues). The City Council also
granted Special Use Permits for construction in the floodplain and for a mixed-use building of
the proposed size.

In reviewing new construction within the Historic District, the Board adheres to the following
sequence:

¢  Site Planning
o The construction site is at the corner of Hanover and Sophia Streets, extending
160 feet along Sophia Street and 116 feet along Hanover Street. There isa 15-
foot wide alley behind this property that will be expanded to a 20-foot width, to
enhance access by fire-fighting equipment. The Special Use Permit granted hy
the City Council carries the condition that the owner undertake an archaeological
investigation of the site, to begin with a Phase I investigation, with the potential tp
expand to a Phase Il investigation.
¢ Scale and Massing
¢ The new building will be 56 feet high, but its massing is broken up by significant
modulation of the wall planes and stepping back portions of the fourth and fifth
floors. The height limit for this site is 50 feet so the City Council has granted a
Special Exception to allow for the additional 6 feet. This Special Exception
(which has no expiration date) recognizes that dowmtown Fredericksburg is locat-



ed on a series of terraces, where the topography can absorb the mass of substantial
buildings.
e  Windows and Doors

o The fenestration, separate from the storefronts, will consist of Anderson units,
with aluminum exteriors and wood interiors. Some Board members had previous-
ly expressed concern that the amount of glass might be inappropriate to the histor-
ic context. The response was that the Hanover Street side of the building, which is
the front of the building, reflects the ratio of solids to voids and the rthythm and
balance of the fenestration of nearby historic buildings on Caroline Street. The
Sophia Street elevation is a side elevation and though there is more glass, the
modulation of the walls and the use of solid side walls ensure that an observer
will see more brick than glass from most any angle. In addition, the windows on
the primary wall planes are smaller units, to reflect an appropriate ratio of solids
to voids, and will also be white, to give them visual defimtion. The French doors
and surrounding glass walls will provide critically needed light to the residential
units, but are set back from the primary wall planes and will also have a dark
terratone finish, which will obscure their visual presence.

e  Storefronts

o The storefronts will be aluminum, with a terratone finish that matches the top

floor windows. The finish will be Kawneer Medium Bronze.
o  Exterior Architectural Elements

o Entrances — There are two storefronts on Hanover Street, as well as an entryway
for the residential units. The residential entry is deliberately understated, leaving
the visual emphasis on the commercial components. The openings into the park-
ing area that front on Sophia Street have been configured to relate to the fenestra-
tion of the upper stories, as much as possible. The garage openings will have wo-
ven metal screens, with a Kawneer Medium Bronze finish. The garage doors will
have metal gates.

o Porches — There are prominent balconies for each of the residential units, which is
part of the significant modulation that breaks up the building massing.

o Comices — The Hanover Street side of the building has a strong comice at the
fourth story, to relate the fagade to Caroline Street. The opposite (south) end of
the building has the same feature in the same location. Along Sophia Street, there
will be a strong cornice at the fourth story, but some of the fourth floor is set back
from the front wall plane. Another comice will cap the third story, which will
provide for visual continuity along Sophia Street.

e  Materials

o Wall surfaces — The upper stories will be clad in brick and include an accent
brick.

o Foundation — The first story will be clad in a smooth stone, with an accent of split
stone.

© Roof - The roof will be flat and not visible.

¢  Miscellaneous Details

o Trim — The window arches and the cornices will be a pre-cast material, consistent
with the first story stone. The columns on the alley side of the building will be
composite or aluminum clad units, with a finish that matches the railings.



o Gutters — There will be no visible gutters.
o Mechanical units — The roof top mechanical units will not be visible from the

ground.
o Lights — Light fixtures will be placed along Hanover and Sophia Streets. They

will be copper units with either a gas light or a flickering electric light.

Staff finds the proposed new construction to he architecturally compatibie with the historic as-
pects of the Historic District and recommends renewal of the approval given in 2013 for the

submitted drawings.



CITY OF FREDERICKSBURG, VIRGINIA
NOTIFICATION OF CITY ACTION

TO: Sophia, LLC
1008 Prince Edward Street
Fredericksburg, Virginia 22401 Q::::L»-Q/‘-/“
FROM: Charles Johnston, Director of Planning and Community Development
DATE: August 30, 2013
RE: SUP2-2013-06 — Special Use Permit Reguest for Sophia, LL.C
Your request for:
Subdivision Plat/Plan
| Rezoning
_XX_Special Use Parmits
Site Plan
Change of Non-Conforming Use
has baean:
o Approved XX __Approved with conditions Denied
Cther,

At the August 27, 2013 meeting of the:

Planning Commission XX__ City Council

Your next step should be:

File additional/revised plans as required
__XX Obtain other required permits

No further information is required

SPECIFICS/CONDITIONS (Continued on raverse, if necessary)

Your request for special use permit approvel in order to develop & mixed-use building
within the 100-year floodplain; end for a mixed-use building which exceeds 4,000
square feet in site coverage in the Commerciel-Downtown (C-03) district on property
focafed at 108 Hanover Street, 106 Hanover Street, 100 Hanover Street, 0 Sophia
Streef (alley) and 718 Sophia Street has been granfed. See aftachad Resolution No.
13-73 and Resolution No. 13-74 for datails.

c Building & Developmem Services Commigsioner of the Revere Fire Deparement
Department of Public Works Schoo] Board Ecopomic Dev
{T Department Abutting Property Owners



August 27,2013

Regular Meeting
Resolution No. 13-73

MOTION: ELLIS
SECOND: DEVINE

RE: GRANTING A SPECIAL USE PERMIT TO THOMAS H. MITCHELL TO
CONSTRUCT A MIXED-USE BUILDING WITHIN THE 100 YEAR
FLOODPLAIN ON FROPERTY L.OCATED AT: 108 HANOVER STREET
~ GPIN 7789-24-0627; 106 HANOVER STREET - GPIN 7789-24-0658; 100
HANOVER STREET - GPIN 7789-24-0697; 0 SOPHIA STREET (ALLEY)
-~ GPIN 7789-24-0673; AND 718 SOPHIA STREET - GPIN 7789-24-1509

ACTION: APPROVED: Ayes: 7; Nays: 0

WHEREAS, the applicant, Thomas H Mitchell, has applied to this Council for a
special use perniit to construct 8 mixed-use building within the 100 year floodplain on property
located at 100, 106, and 108 Hanover Street, and O and 718 Sophia Street, pursuant to § 78-820 of
the Fredericksburg City Code.

WHEREAS, the Council after notice and public hearing, has considered the
application in light of (1) its conformity with the City’s Comprehensive Plan; (2) the type of
proposed structure and use; (3) the location of the proposed structure and use; (4) flood frequency;
(5) the nature of flooding and historical flood impacts; (6) access to the site for the proposed land
use; (7) nature and extent of proposed fill; (8) the impact of the proposal on the floodplain; and (9)
the potential increase in flood damage and rigk of human life.

NOW, THEREFORE, BE IT RESOLVED: This Council grants Thomas H.
Mitchell a special use permit to construct a mixed-use building within the 100 year floodplain on
property located at 100, 106, and 108 Hanover Street, and O and 718 Sophia Street in substantial
accordance with his application for a special use permit filed on May 1, 2013, as amended in
response to comments from the City’s Department of Building and Development.

Ayes: Greenlaw, Ellis, Devine, Howe, Kelly, Paclucci, Soltey
Nays: None

Absent from Vote: None

Absent from Meeting: None

P YT L ELEEE ]
Clerk’s
I the undersigned, certify that I am Clerk of Council of the City of Fredericksburg, Virginia, and
that the foregoing is a irue copy of Resolution No. 13-73 duly adopted at the City Council
meeting held August 27, 2013 ot which a quorum was present and voted.




MOTION: DEVINE Angust 27, 2013
Regular Meeting

SECOND: ELLIS Resolution No. 13-74

FOR A MIXED-USE BUILDING WHICH EXCEEDS 4,000 SQUARE
FEET IN SITE COVERAGE IN THE COMMERCIAL-DOWNTOWN (C-
D) DISTRICT ON PROPERTY LOCATED AT: 108 HANOVER STREET -
GPIN 778%-24-0627; 106 HANOYER STREET - GPIN 7789-24-0658; 100
HANOVER STREET - GPIN 7789-24-0697; 0 SOPHIA STREET (ALLEY)
— GPIN 7789-24-0673; AND 718 SOPHIA STREET - GPIN 7789-24-1509

ACTION: APPROVED: Ayes: 5; Nays: 2

WHEREAS, the epplicant, Thomas H. Mitchell, has applied to this Council for a
special use permit to develop a mixed-use building which exceeds 4,000 square feet in site
coverage in the Commercial-Downtown District, on property located at 100, 106, and 108
Hanover Street, and 0 and 718 Sophia Street, Fredericksburg, Virginia.

WHEREAS, the Council after notice and public hearing thereon, hag considered
the application in light of its conformity with the City’s Comprehensive Plan, its hermony with
the purposes and standards of the zoning district regulations, its compatibility with existing or
planned uses of neighboring properties, and whether the proposed special use and related
improvements will be designed, sited, landscaped and otherwise configured such that the nse will
not hinder or discourage the appropriate development or use of adjacent, neighboring or
community land and structures, or impair the economic, social or environmental value thereof,

NOW, THEREFORE, BE IT RESOLVED: Based on the above considerations,
Council finds: {a) the request as submitted or modified does conform to the City’s
Comprehensive Plan, or %o specific elements of such plan and to official policies adopted
pursuant thereto (b) the request is in harmony with the purpose and intent of the zoning district
regulations, (c) this request will not have an undue adverse impact on the surrounding
neighborhood, in terms of public health, safety or gemeral welfare; and (d) this request is
appropriately designed, sited, landscaped and otherwise configured.

This Council grants to Thomas H. Mitchell a special use permit to develop a mixed-use building
which exceeds 4,000 square feet in site coverage in the Commercial-Downtown District, on
property located at 100, 106, and 108 Hanover Street, and 0 and 718 Sophia Street, in substantial
accordance with his application for a special use permit dated May 1, 2013, and in conformance
with the conditions for the vacation of the Sophia Street Alley set forth in Ordinance 07-45.

This permit is conditioned upon the landowner conducting a Phase I archaeological survey of the
site of the proposed development, and if indicated, a Phase T survey, prior to obtaining a



Augud 27, 2013
Resohrtion 13-74
Page 2

building permit for the mixed use building. The archaeological survey or surveys shall conform
to the “Guidelines for Conducting Historic Resources Survey in Virginia” of the Virginia
Department of Historic Resources, deted October 2011.

Yotes

Ayes: Greenlaw, Ellis, Devine, Howe, Solley
Nays: Kelly, Paohicci

Absent from vote: None

Absent from meeting: None

W 2 o o o
Clerk % Certificate

1, the undersigned, certify that I am Clerk of Council of the City of Fredericksburg, Virginia, and

that the foregoing is a true copy of Resolution No. {3-74 duly adopted at the City Council
meeting held August 27, 2013 at which a quoran was present and voted.




CITY OF FREDERICKSBURG, VIRGINIA
NOTIFICATION OF CITY ACTION

TO: Sophia, LLC
1008 Prince Edward Street
Fredericksburg, Virginia 22401 QEL)Q-/L(
FROM: Charles Johnston, Director of Planning and Community Development
DATE: Angust 30, 2013
RE: SK2013-01 - Request for Special Exceptions — Sophia, LLC (One Hanover)
[Your request for:
Subdivision Plat/Plan
Reroning
XX _Special Exception Permits
Site Plan
Change of Non-Conforming Use
has besn:
_XX Approved _____Approved with conditions Denied
Other

At the August 27, 2013 mesting of the:

Planning Commission XX _City Council
Your next step should be:

File additionalrevised plans as required
|__XX Obtain ather required permits

No further information is required

SPECIFICS/CONDITIONS (Continued on reverse, if nacessary)

Your request for special exceptions in order to increass the building height from 50 feet
to 56 feel; end fo increase the floor area retio from 3.0 to 3.225; to decrease the
percentage of the ground floor to be commercial from 100% to 15%,; and to increase the
maximum residentiel density fo from 36 (o 40 units per acre, on property located at 108
Hanover Street, 106 Hanover Street, 100 Hanover Streel, 0 Sophia Stree! (alfey) end
718 Sophia Street has been granted. See atfached Resolution No. 13-75 for delails.

] Building & Development Services Comenissioner of the Revenue Fire Department
Department of Public Waorks School Board Economic Dev
IT Department Abutting Property Owners



MOTION: ELLIS August 27, 2013

Regular Meeting

SECOND: HOWE Resolution No. 13-75

RE: GRANTING A SPECJAL EXCEPTION TO THOMAS H. MITCHELL
FOR CONSTRUCTION OF A MIXED-USE BUILDING WITH A HEIGHT
OF 56 FEET, A FLOOR AREA RATIO OF 3.225, A 15% COMMERCIAL
GROUND FLLOOR, AND A DENSITY OF 40 RESIDENTIAL UNITS PER
ACRE ON PROPERTY LOCATED AT: 108 HANOVER STREET - GPIN
7789-24-0627; 106 HANOVER STREET - GPIN 7789-24-0658; 100
HANOVER STREET — GPIN 7789-24-0697; 0 SOPHIA STREET (ALLEY)
~ GPIN 7789-24-0673; AND 718 SOPHIA STREET - GPIN 7789-24-1509

ACTION: APPROVED: Ayes: 5; Nays: 2

WHEREAS, the applicant, Thomas H. Mitchell, has applied to this Council for a
special exception to City Code § 78-515 to:

Increase the building height from 50 feet to 56 feet;

Increase the floor area ratio from 3.0 to 3.225,

Decrease the percentage of the ground floor to be commerciat from 100% to 15%, and
Increase the maximum residential density to 40 units per acre.

oo o

on property located at 100, 106, and 108 Hanover Street, and ¢ and 718 Sophia Street.

WHEREAS, the Council after notice and public hearing thereon, has considered the
special exception application in light of its conformity with the City’s criteria for the review of
special exception applications.

NOW, THEREFORE, BE IT RESOLVED,

1. Council makes the following findings with respect to the special exception application:
() the proposed use is unique and unlikely of recurrence; (b) the grant of the special exception is
consistent with the City’s Comprehensive Plan; (c) the special exception is consistent with the
goals, purposes and objectives of the City's zoning ordinance; (d) there bas been a sufficient
period of time for investigation and community planning with respect to the application, () the
special exception is consistent with the principles of zoning and good zoning practice, including
the purposes of the district in which the special exception would be located, existing and planned
uses of surrounding land, the characteristics of the property involved, and the adverse impects of
the proposed use; (f) the proposed use or aspect of the development requiring the speciat
exception is special, extraordinary or unusual; and (g) the applicant has demonstrated that its
application meets all these criteria.



Augnst 27, 2013
Resolution 13-75

Page 2

2 Council grants to Thomas H. Mitchell a special exception to:

Increase the building height from 50 feet to 56 feet;
Increase the floor area ratio from 3.0 to 3.225;
Decrease the percentage of the ground floor to be commercial from 100% to 15%; and

Increase the maximum restdential density to 40 units per acre.

Ao o

on property located at 100, 106, and 108 Hanover Street, and 0 and 718 Sophia Street, in
substantial accordance with his application dated May 1, 2013.

Yotes

Ayes: Greenlaw, Ellis, Devine, Howe, Solley
Nays: Kelly, Paolucci

Absent from vote: None

Absent from meeting: None

kkkkkihk bk
Clerk’s Certificote
I, the undersigned, certify that I am Clerk of Council of the City of Fredericksburg, Virginia, and

that the foregoing is a true copy of Resolution No, |3-75 duly adopted at the City Council
meeting held August 27,2013 at which a quorum was present and voted.

onja C
ncil
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