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Cirv OF FREDE1UcK5BuRG
PLANNING COMMISSION

MINUTES
February 12, 2020

7:30 p.m.

715 Princess Anne Street
Council Chambers

You may view and listen to the meeting in its entirety by going to the Planning
Commission page on the City’s website:

https: //amsva.wistia.com/medias/corfrg5mli

The Agenda, Staff Report, Applications and Supporting Documents are also
available on the Planning Commission page.

MEMBERS
Rene Rodriguez, Chairman
Steve Slominski, Vice-Chairman (absent)
David Durham
Kenneth Gantt (absent)
Chris Hornung
Tom O’Toole
Jim Pates

CITY STAFF
Chuck Johnston, Director,

Planning and Building Dept.
Mike Craig, Senior Planner
James Newman, Zoning Administrator
Cathy Eckles, Administrative Assistant

1. CALL TO ORDER
Chairman Rodriguez called the meeting to order at 7:30 p.m. and explained meeting procedures
for the public, as well as expected decorum during public comment.

2. PLEDGE OF ALLEGIANCE

3. DETERMINATION OF A QUORUM
Five members present.

4. APPROVAL OF MINUTES
September 11, 2019 Work Session;
October 9, 2019 Work Session;
October 23, 2019 Charrette Session; and
January 15, 2020 Regular Meeting

Mr. Durham moved for approval of all the minutes as submitted. Mr. Hornung seconded.
Motion passed 5-0-2.



5. DECLARATION OF CONFLICT OF INTEREST
After consulting the City Attorney, Mr. Hornung recused himself from Item 7.C, UDOTA-oi
amendments to the Planned Development-Commercial Zoning District, due to a possible conflict
as he has provided real estate development services to various landowning entities in this district.
There were no further conflicts of interest reported.

6. APPROVAL OF AGENDA

7. PUBLIC HEARING
Items 7.A. and 7.B were presented combined, but the items were voted on separately.

A. PrimeCore Fall Hill Hospitality OZB LLC requests a rezoning from Commercial Highway
(CH) to Planned Development — Commercial (PDC), at GPIN 7769-77-5997, located on the
south side of Fall Hill Avenue between Briscoe Lane and Noyack Lane.

B. PrimeCore Fall Hill Hospitality OZB LLC requests four Special Exceptions at GPIN 7769-
77-5997. The property is zoned Commercial-Highway and proposed for Planned
Development Commercial:
i) An exception from Code Section 72-42.3.B for the installation of an accessory structure

within a front yard.
2) An exception from Code Section 72-42.6.C.1 to establish a drive-through within 100 feet

of a residential zoning district.

3) An exception from Code Section 72-42.2.B.5 to have an accessory structure exceed the
bulk standards of the Planned Development - Commercial Zoning district

4) An exception from Code Section 72-33.2.D.2.E to reduce the front setback of an
accessory structure from 30 feet to 10 feet.

Mr. Newman reviewed the staff presentation along with a Power Point (Attachment A) and stated
that the Commission should recommend approval to Council.

Mr. Durham asked if applicant provided any alternate sites for the swimming pool, which is
requiring several exceptions. Mr. Newman said no, this was the only site that met Marriott’s (the
proposed hotel operator) stringent guidelines and requirements. Discussion ensued regarding the
location of the pool.

Chairman Rodriguez questioned what could occur on this property under the current zoning of
Commercial Highway. Mr. Newman stated the proffers established for this property, when it was
rezoned in 2016, limited commercial uses to auto sales. The PD-C zoning was requested because
the Comprehensive Plan calls for this and it allows a by-right maximum 90 feet for the hotel. Mr.
Rodriguez asked if they could have just done a special exception for the height. Mr. Craig stated
that due to proffer conditions the only permitted use on the property at this time is a car dealership
since it is zoned Commercial Highway, with conditions. He further noted that the 2016 rezoning
was a bifurcated zoning as Commercial Highway/Residential 12. Mr. Johnston clarified that the
owner of this property is new but they are still bound by the proffers.
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Chairman Rodriguez asked for clarification on the possible revenue of the car dealership in the
original proffer agreement and the possible revenue of the hotel. Mr. Craig stated they do not have
that information.

Mr. Pates asked if the proffers run with the land and are the cash proffers current. Mr. Newman
said yes. Discussion ensued regarding the proffer synopsis status.

Mr. Pates then noted his displeasure with the public notice that was advertised for this public
hearing regarding PrimeCore Fall Hill Hospitality rezoning and special exceptions as it only stated
the Geographic Property Identification Number, without a street address or reference to nearby
landmarks. Although this may be a legally adequate notice, Mr. Pates feels the City has a moral
obligation to be sure the public knows where the specific location of the property in the public
notice advertisement. Mr. Newman noted that the vacant property does not have an address, but
agreed that future notices would better describe a proposed sites location.

Mr. Durham questioned if the current owners of Valor West have been notified and are aware they
are responsible for the proffers. Mr. Craig stated there has been no written notification, but the
current owners are very aware of the proffers as it is working with the City’s Development
Administrator and Building Official. Mr. Pates noted that the proffers get recorded with the
Circuit Court.

Charlie Payne, Hirschler Fleischer, the Applicant’s representative, noted that the Applicants and
the owners of Valor West are aware of the proffers running with the land and proffers are being
paid as occupancy permits are issued. The Applicants are requesting the rezoning and special
exceptions specifically for the requirements necessary for the hotel. Mr. Payne reviewed a
presentation to the Commission (Attachment B).

Mr. Pates questioned if the owners of Valor West should not pay the proffers, would the Applicant
be responsible. Mr. Payne stated that some of the proffers may apply to the proposed rezoning
property, but not the residential cash proffers, as they apply only the R12 component of the Valor
West property. Mr. Craig noted that if the cash proffers are not paid at the time a certificate of
occupancy is requested, no occupancy permit would be issued. Mr. Hornung further explained
that the new proffers are superseding any proffers on the CH portion only. Once this rezoning is
approved, the property would no longer be subject to the previous proffers.

Mr. Pates asked what it means for the Applicant that this is an Opportunity Zone project.
Mr. Kervandoian, Applicant noted that there are benefits: tax incentives and deferments on
interest on capital gains. The Applicant further discussed the capital gains, tax incentives, and
deferments.

Mr. Pates asked if the sole reason for seeking PD-C is regarding the height requirement. Mr. Payne
noted it was consistent with the Comprehensive Plan and also that PD-C is a more viable zoning.
Mr. Pates asked if the special exceptions relevant to the fast food use could be sought later.
Mr. Payne noted that the exceptions are needed to market this property for this project. There
have been no comments or concerns from any neighboring property owners.

Mr. Durham asked if this is the only swimming pool site that fits the Marriott guidelines and
requirements. Mr. Payne said yes. Discussion ensued regarding the impacts of this site and the
rationale for having an outdoor pool. Applicant stated that Marriott has stringent guidelines and
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requirements that is the science for the Marriott floor plans. Mr. Payne noted that there are not a
lot of areas to build in; this is an area that will attract tourists.

Chairman Rodriguez asked if the fact that there are other Marriott hotels within a five mile radius
determined the plans for this hotel. Applicant stated this hotel caters to a different clientele with
the suites and this is the best result for the area.

Chairman Rodriguez opened the public hearing. No public comments were made. Chairman
Rodriguez closed the public hearing.

Mr. Hornung motioned to approve RZ2019-09, rezoning from Commercial Highway to Planned
Development — Commercial, as submitted. Mr. O’Toole seconded.
Motion passed 5-0-2.

Mr. Hornung questioned if there had been any comments received from any of the surrounding
property owners regarding the special exception requests. Mr. Newman said no.

Mr. Hornung motioned to approve SE2019-o2, four special exceptions at GPIN 7769-77-5997, as
submitted. Mr. O’Toole seconded. Mr. Durham noted he was reluctantly supporting this due to
the manner in which the Applicants have approached this with staff. He believes Applicants have
hidden behind the recurring statement of “following Marriott guidelines and requirements.”
Motion passed 4-1-2 (Pates no).

Mr. Hornung was recused from the next item and left the meeting.

C. The City of Fredericksburg proposes to amend § 72-33.2 “Planned Development —

Commercial District” (PD-C) to permit additional residential development in the
district by special use permit, for an additional 10% of the district acreage, but limiting
the number of additional residential units to not more than 12 units times the additional
acreage permitted and not more than 60% of the units shall be multifamily housing that
is not age restricted.

Mike Craig reviewed the staff presentation and stated that the Commission should recommend
approval to Council.

Mr. Durham asked whether staff has done an analysis and is sure that increasing to 20% will be
enough. Mr. Craig discussed the development calculations in the Planned Development —

Commercial Zoning District and how those were used to determine the 20% limit. Mr. Durham
asked if any evaluation of other localities was done. Mr. Craig stated that the biggest concern is to
make sure the land use in the PD-C district remains predominantly commercial.

Discussion ensued regarding the impact of the text amendment on the Celebrate Virginia South
PD-C district. Mr. Craig stated that the other two PD-C zoning districts have General Development
Plans that prohibit residential uses entirely and their owners would have to request a proffer
amendment to have any percentage of residential uses. He said all land use within a zoning
district is treated uniformly.
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Mr. Durham clarified that because of current general development plans this text amendment
only applies to Celebrate Virginia South. However, he questioned the Area 1 contemplation of
changes to allow for residential in Central Park yet Central Park is no longer an entity. Mr. Craig
noted that Central Park has a conditional zoning, which is a significant affirmative government
action. To change zoning rules in Central Park would take a coordinated effort. Conditional zoning
can only be changed by the property owner’s request. Mr. Johnston clarified that each PD-C
zoning action creates a separate PD-C district of which io% could be devoted to residential. Mr.
Durham noted that what is being considered is the adoption of a text amendment such that in a
PD-C zoning district an applicant can request an additional 10% of the parcel be devoted to
residential which sets the stage for the property owner to be able to make this request at a future
date. Mr. Johnston said yes, this would allow the request but must meet the criteria.

Mr. Pates clarified that this won’t be split but will apply to all PD-C zoning districts. Mr. Craig said
yes.

Mr. O’Toole questioned if there was only one owner in Celebrate Virginia South. Mr. Craig said
there were multiple owners and each owner could request an additional io% of their parcel be
devoted to residential use.

Mr. Rodriguez questioned what percentage of the non-age restricted housing might be designated
as affordable. Mr. Craig noted the Commission can make whatever recommendations they deem
appropriate, but that the affordable housing policies are currently being developed in the regional
housing study which will define exactly what this should be in the City.

Mr. Craig reviewed and discussed the map from page 5 of the staff report showing the Planned
Development — Commercial districts. Mr. O’Toole clarified that unless the other two PD-C
districts apply for a rezoning/proffer amendment, this text amendment will not apply to them.
Mr. Craig said yes.

4

Chairman Rodriguez opened the public hearing.

Caryn Prasse, 13601 McLane Place, opposed the text amendment due to overcrowding of the roads
and schools. She also believes this will overburden sanitation, police, fire, and landfill, and as a
Fred Transit bus driver, she said a better use of the City’s resources would be to apply them to City
transit.

Ann Little, 726 William Street, spoke against the text amendment, saying development can be
managed better and believes there is no overall strategic plan for the City’s growth. Allowing more
residential will only overcrowd schools and increase infrastructure costs for water, sewer, fire, and
police resulting in increased taxes. Ms. Little discussed the associated problems with adding more
residential density to the City.

No further public comments, Chairman Rodriguez closed the public hearing.

Mr. Durham questioned the potential impacts on City infrastructure on the potential 372

additional multi-family units. Mr. Craig said the particulars would be developed at the time of the
application and discussed the infrastructure in place in Celebrate Virginia South. He further
clarified that this text amendment only allows an application for an additional 10% residential
and the infrastructure issues would be addressed with each application. Mr. O’Toole asked if at
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the time of the special use permit, proffers could be requested. Mr. Craig said yes, an analysis
would be done on the impact to the schools and conditions could be applied. Mr. Durham clarified
that any application would be separate and distinct and not necessarily burdensome. Mr. Craig
said yes and that’s why the City put in sufficient review criteria.

Mr. O’Toole questioned how much money per child is needed to increase school capacity.
Mr. Craig said that for each application the City will ask how many children this development will
produce, what is the capacity in our school system now, and then determine if this will exceed our
capacity. Mr. Johnston said that the City is restrained by Virginia Code and Court decisions and
precedents from larger localities who have greater development patterns.

Mi’. Durham motioned to recommend to Council that it approve permitting additional residential
use by special use permit in Planned Development — Commercial Zoning Districts, but request
Council to consider a percentage of affordable housing units be allocated. Mr. O’Toole seconded.

Mr. Pates stated he is strongly opposed to this motion, as it is inconsistent with the
Comprehensive Plan. He also believes that there needs to be more transparency with this text
amendment as the public doesn’t really know what is happening here. This text amendment
changes the rules, but the public can’t really see that, only the developers.

Mi’. Rodriguez said he is concerned with the potential for over development and believes the City
needs to have controls in place but the fact that a special use permit must be applied for before
any residential growth can happen alieved his concerns.

Mr. O’Toole also believed the special use permit being required will help the City control the
residential development, but wanted to add a friendly amendment that the ordinance will employ
a proffer standard. Mr. Durham accepted the amendment to his motion.

Mr. Johnston suggested a modification. In that a special use permit requires conditions, not
proffers, the wording of the motion should be for ‘conditions’ setting established standards for
infrastructure impacts. Mr. O’Toole and Mr. Durham agreed to this clarification.
Motion passed 3-1-1-2 (Pates no, Hornung recused).

8. GENERAL PUBLIC COMMENT
Bob Straight, volunteer with the Fredericksburg Chapter of Virginia Organizing, Southpoint Lane,
Stafford, spoke regarding affordable housing. He said that Virginia Organizing defines affordable
housing as that which does not consume more than 25% of a working class family’s total annual
income between $24,000 and $6i,ooo. Mr. Straight further discussed the percentage of working
class families living in Fredericksburg and the epidemic of evictions in the City (Attachment C).
This puts an extreme negative impact on Social Services, the police, and schools.

Caryn Prasse, 13601 McLane Place, spoke regarding the working class family’s situation in the
City and the Fred Transit system, from her experience as a Fred Transit bus driver. She said many
ride the bus but then have to walk to the homeless shelters from the bus stops. The routes get
behind schedule, there is not enough service, and the working class suffers. Ms. Prasse requested
several changes to Fred Transit: a bus stop at the homeless shelter, longer hours in the evening,
more weekend service, and more buses.
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9. OTHER BUSINESS
A. Calendar Events
- Mr. Johnston said the proposed FY2021 Capital Improvement Plan would be presented

at a second Commission meeting in March, on the 25th. Mr. Johnston suggested that
the Commission form a subcommittee to work on draft Commission recommendations
after March 25, so that at its April 8 meeting, the full Commission may be able to vote
on recommendations to Council.

- Mr. Johnston noted that an RFP is in progress for a new consultant for the small area
plans and would like a Commissioner to sit on the review committee. The RFPs closing
date is March 3, 2020.

- Mr. Johnston said a joint work session with City Council to discuss changes to height
standards for infill development will be scheduled once the Council adopts a budget.

B. Bylaws — discuss possible proposed amendments.
Mr. Durham thinks the possible amendment may have been handled and the Commission will be
allowed to make presentation at Council meeting without it being a public comment matter.
Mr. Rodriguez said he will confirm this arrangement.

C. Planning Commissioner Comments
There were no comments from Commissioners.

D. Planning Director Comments
- Council actions at its February 11 meeting:

Mr. Johnston said the Council passed the Archaeological Ordinance on February 11, 2020, which
will take effect July 1, 2020. He said the infill regulations ordinance was adopted. He said Council
initiated several UDO text amendments regarding (a) the definition of different types of dwelling
units, (b) parking regulations; and (c) establishing the Creative Maker Zoning District. He said
all these items will come to the Planning Commission on March 11, 2020.

- Reminder of second February Planning Commission meeting:
Mr. Johnston said the February 26 Commission meeting would focus on the proposed
Comprehensive Plan amendments for the Area 7 Downtown.

- March ii work session for Small Area Plans for Areas 1 (Central Park/Celebrate) and
2 (Fall Hill)

Mr. Johnston noted that Mr. Craig will transmit several documents regarding the small area plans
for Areas 1 and 2 to the Commissioners to review in the next few days.

Mr. Johnston further noted on March ii there will be a public hearing for a special use permit for
a new retail business at 915 Lafayette Boulevard. Mr. Pates said he would recuse himself as this
was his daughter’s floral business.
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8. ADJOURNMENT
There being no further items to be discussed, the Planning Commission adjourned at 9:54 pm.

Next meeting is February 26, 2020.

Rene Rodriguez, Chairman

4:

8



ri)

.—

Cl)
——

.—

Cl)

Cl)

C
.
-

C)

C)

rJD

(-5

C

c-)
E
C

.

C
N

C\I

9
C

9
‘-I
C

ATTACHMENT A



O
ve

rv
ie

w

Is
su

e—
R

ez
on

in
g

of
G

PI
N

77
69

-7
7-

59
97

fr
om

C
om

m
er

ci
al

-H
ig

hw
ay

(C
H

)
to

P
la

nn
ed

D
ev

el
op

m
en

t
—

C
om

m
er

ci
al

(P
D

C
).

R
eq

ue
st

fo
r

fo
ur

S
pe

ci
al

E
xc

ep
ti

on
s.

A
pp

li
ca

nt
is

P
ri

m
eC

or
e

Fa
ll

H
ill

H
os

pi
ta

li
ty

O
ZB

LL
C.

R
ec

om
m

en
da

ti
on

—
A

pp
ro

va
l.

T
ec

hn
ic

al
A

na
ly

si
s

—

•
20

15
C

om
pr

eh
en

si
ve

Pl
an

d
es

ig
n

at
es

ar
ea

fo
r

PD
C

•
P

ro
po

se
d

d
ev

el
o
p
m

en
t

is
a

ho
te

l
an

d
al

so
a

co
m

m
er

ci
al

/r
es

ta
u
ra

n
t

sp
ac

e
•

S
pe

ci
al

ex
ce

pt
io

ns
fo

r
lo

ca
ti

on
of

po
ol

an
d

dr
iv

e-
th

ro
ug

h



C)
C

riD



biD

.?-4

C
N

C)

0

‘2 S’
V

at-

&

I

“3
t

E

I



B
ac

kg
ro

un
d

•
D

ec
.

12
,

20
16

:
R

ez
on

ed
fr

om
R

2
to

C
om

m
er

ci
al

-H
ig

hw
ay

,
an

d
R

es
id

en
ti

al
-1

2.

•
G

en
er

al
D

ev
el

op
m

en
t

Pl
an

(G
D

P)
fo

r
re

zo
ni

ng
sh

ow
ed

ca
r

de
al

er
sh

ip
s

an
d

to
w

nh
om

es
.

•
S

ub
je

ct
to

a
se

ri
es

of
pr

of
fe

rs
•

N
ew

pr
of

fe
rs

w
ou

ld
re

pe
al

ex
is

ti
ng

pr
of

fe
rs

on
ly

on
th

e
su

bj
ec

t
pr

op
er

ty

E
xi

st
in

g
p
ro

ff
er

sy
no

ps
is

:
1.

A
dh

er
e

to
G

D
P

(a
ut

om
ot

iv
e

sa
le

s
us

e
w

as
sh

ow
n

on
th

is
pa

rc
el

)
2.

M
ak

e
im

p
ro

v
em

en
ts

to
B

ri
sc

oe
L

an
e

an
d

S
ha

dm
oo

r
D

ri
ve

(c
om

pl
et

ed
)

3.
E

xt
en

d
th

e
Fa

ll
H

ill
A

ve
nu

e
si

de
w

al
k

(c
om

pl
et

ed
)

4.
In

st
al

l
a

FR
ED

T
ra

ns
it

st
op

5.
P

la
ce

a
cr

os
sw

al
k

at
th

e
in

te
rs

ec
ti

on
of

Fa
ll

H
ill

A
ve

nu
e

an
d

G
or

do
n

S
he

lt
on

B
lv

d
(c

om
pl

et
ed

)

6.
A

dd
a

ta
p

er
la

ne
fr

om
Fa

ll
H

ill
A

ve
nu

e
to

N
oy

ac
k

L
an

e
(c

om
pl

et
ed

)
7.

A
se

ri
es

of
ca

sh
pr

of
fe

rs
fo

r
re

si
de

nt
ia

l
un

it
s

8.
A

la
nd

sc
ap

e
bu

ff
er

fo
r

th
e

au
to

m
ot

iv
e

sa
le

s
us

e
(w

hi
ch

w
ill

no
lo

ng
er

be
bu

il
t)



R
ez

on
in

g
•

Fr
om

C
om

m
er

ci
al

-H
ig

hw
ay

to
P

la
nn

ed
D

ev
el

op
m

en
t-

C
om

m
er

ci
al

•
C

om
pr

eh
en

si
ve

Pl
an

de
si

gn
at

es
ar

ea
fo

r
PD

C
•

N
o

m
in

im
um

PD
C

di
st

ri
ct

si
ze

•
C

on
fo

rm
s

to
th

e
go

al
s

of
th

e
C

om
pr

eh
en

si
ve

Pl
an

an
d

th
e

U
ni

fi
ed

D
ev

el
op

m
en

t
O

rd
in

an
ce

(U
D

O
).

•
S

ub
je

ct
to

a
ne

w
se

t
of

vo
lu

nt
ar

y
pr

of
fe

rs

U
D

O
PD

C
D

ev
el

o
p
m

en
t

S
ta

n
d

ar
d
s

sy
no

ps
is

:

1.
O

rd
er

ly
an

d
cr

ea
ti

ve
ar

ra
n

g
em

en
t

of
la

nd
us

es
2.

C
om

pr
eh

en
si

ve
&

in
te

gr
at

ed
tr

an
sp

o
rt

at
io

n
sy

st
em

th
at

se
p
ar

at
es

pe
de

st
ri

an
s

fr
om

ca
rs

3.
A

de
qu

at
e

pu
bl

ic
fa

ci
li

ti
es

ar
e

pr
ov

id
ed

fo
r

4.
N

o
tr

av
el

ro
ut

es
ar

e
on

a
sl

op
e

g
re

at
er

th
an

30
%

5.
S

id
ew

al
k

co
nn

ec
ti

on
s

pr
ov

id
ed

6.
A

rc
hi

te
ct

ur
e

an
d

la
yo

ut
de

si
gn

th
at

ar
e

ha
rm

on
io

us
w

it
h

si
ze

of
lo

t
an

d
pr

op
os

ed
us

e
7.

S
cr

ee
ni

ng
of

st
or

ag
e

an
d

lo
ad

in
g

ar
ea

s
8.

R
ef

us
e

fa
ci

li
ti

es
to

be
sc

re
en

ed



P
ro

ff
er

s

1.
L

an
d

U
se

.
T

he
P

ro
pe

rt
y

is
re

cl
as

si
fi

ed
un

de
r

th
e

PD
-C

Z
on

in
g

D
is

tr
ic

tf
o

r
pu

rp
os

es
of

de
ve

lo
pi

ng
an

d
co

ns
tr

uc
ti

ng
up

to
ap

pr
ox

im
at

el
y

82
,7

50

sq
u

ar
e

fe
et

of
co

m
m

er
ci

al
sp

ac
e,

in
cl

ud
in

g
(I)

a
10

5
ro

om
ho

te
l

an
d

(ii
)

up
to

4,
62

5
sq

u
ar

e
fe

et
of

re
ta

il
,

of
fi

ce
,

an
d

/o
r

re
st

au
ra

n
t

sp
ac

e
w

it
h

p
o
te

n
ti

al
dr

iv
e-

th
ro

ug
h

fo
r

th
e

re
st

au
ra

n
t,

al
l

as
ge

ne
ra

ll
y

de
pi

ct
ed

on
th

e
at

ta
ch

ed
G

en
er

al
iz

ed
D

ev
el

op
m

en
t

P
la

n
(c

ol
le

ct
iv

el
y

th
e

“P
ro

je
ct

”)
.

G
en

er
al

iz
ed

D
ev

el
op

m
en

t
P

la
n:

T
he

P
ro

pe
rt

y
sh

al
l

be
de

ve
lo

pe
d

in
g

en
er

al
co

nf
or

m
an

ce
w

it
h

th
e

G
D

l
w

hi
ch

is
at

ta
ch

ed
he

re
to

,
in

co
rp

o
ra

te
d

he
re

in
by

th
is

re
fe

re
nc

e
an

d
m

ar
ke

d
as

E
xh

ib
it

A
.

Fo
r

pu
rp

os
es

of
th

e
fi

n
al

si
te

an
d

su
bd

iv
is

io
n

pl
an

s,
m

in
or

ad
ju

st
m

en
ts

to
th

e
G

D
P

m
ay

oc
cu

r

fo
r

pu
rp

os
es

of
ad

dr
es

si
ng

fi
n
al

si
te

pl
an

s,
en

gi
ne

er
in

g,
de

si
gn

re
qu

ir
em

en
ts

an
d

/o
r

co
m

pl
ia

nc
e

w
it

h
fe

d
er

al
or

st
at

e
ag

en
cy

re
gu

la
ti

on
s

in
cl

ud
in

g,
b

u
t

n
o
t

li
m

it
ed

to
,

V
ir

gi
ni

a
D

ep
ar

tm
en

t
o

f
T

ra
ns

po
rt

at
io

n
(“

V
D

O
T

”)
,

V
ir

gi
ni

a
D

ep
ar

tm
en

t
of

E
nv

ir
on

m
en

ta
l

Q
ua

lit
y,

A
rm

y
C

or
ps

of

E
ng

in
ee

rs
,

et
c.

,
an

d
co

m
pl

ia
nc

e
w

it
h

th
e

re
qu

ir
em

en
ts

of
th

e
C

ity
’s

de
ve

lo
pm

en
t

re
gu

la
ti

on
s

an
d

de
si

gn
st

an
d
ar

d
s

m
an

ua
l.

N
ot

w
it

hs
ta

nd
in

g
th

e

fo
re

go
in

g,
an

y
m

od
if

ic
at

io
ns

o
r

ad
ju

st
m

en
ts

to
th

e
fi

n
al

pl
an

s,
as

n
o
te

d
ab

ov
e,

sh
al

l
be

ap
p
ro

v
ed

by
th

e
C

ity
Z

on
in

g
A

dm
in

is
tr

at
or

2.
A

R
C

H
IT

EC
TU

R
A

L
FE

A
TU

R
ES

.
T

he
g
en

er
al

ar
ch

it
ec

tu
ra

lf
ea

tu
re

s
of

th
e

P
ro

je
ct

w
ill

be
as

de
pi

ct
ed

on
th

e
at

ta
ch

ed
re

nd
er

in
gs

en
ti

tl
ed

“S
PR

IN
G

H
IL

L
SU

IT
ES

G
EN

4.
5

P
ro

to
-M

od
el

D
es

ig
n,

”
d
at

ed
N

ov
em

be
r

20
19

an
d

“S
C

H
EM

A
TI

C
SI

TE
PL

A
N

,
FL

O
O

R
PL

A
N

S
B

LD
G

,
SE

C
TI

O
N

,

EL
EV

A
TI

O
N

S,
”

p
re

p
ar

ed
by

R
ob

er
t

W
.

P
on

de
r

A
rc

hi
te

ct
,

d
at

ed
N

ov
em

be
r

12
,

20
19

,
w

hi
ch

ar
e

m
ar

ke
d

as
E

xh
ib

it
B,

an
d

in
co

rp
o

ra
te

d
he

re
in

by
th

is

re
fe

re
nc

e
(t

he
“R

en
de

ri
ng

s”
).

3.
L

A
N

D
SC

A
PI

N
G

.
A

ll
la

nd
sc

ap
in

g
fe

at
u
re

s
fo

r
th

e
P

ro
je

ct
,

in
cl

ud
in

g,
w

it
ho

ut
li

m
it

at
io

n,
al

on
g

Fa
ll

H
ill

A
ve

nu
e,

sh
al

l
be

as
pr

ov
id

ed
on

th
e

G
D

P

4.
TR

A
N

SP
O

R
TA

TI
O

N
.

S
ub

je
ct

to
ap

pl
ic

ab
le

V
D

O
T

or
C

ity
of

F
re

de
ri

ck
sb

ur
g

ap
pr

ov
al

,
th

e
A

pp
li

ca
nt

w
ill

co
ns

tr
uc

t
a

10
0-

fo
ot

ta
p

er
al

on
g

Fa
ll

H
ill

A
ve

nu
e

ap
pr

oa
ch

in
g

B
ri

sc
oe

L
an

e
as

sh
ow

n
on

th
e

G
D

P
on

ly
in

th
e

ev
en

t
th

e
A

pp
li

ca
nt

de
ve

lo
ps

a
fa

st
fo

o
d

re
st

au
ra

n
t

w
it

h
dr

iv
e

th
ro

ug
h.

T
he

sa
id

ta
p
er

sh
al

l
be

co
m

pl
et

ed
pr

io
r

to
th

e
C

ity
o

f
F

re
de

ri
ck

sb
ur

g
is

su
in

g
a

ce
rt

if
ic

at
e

o
f

oc
cu

pa
nc

y
fo

r
th

e
fa

st
fo

o
d

re
st

au
ra

n
t

w
it

h
dr

iv
e

th
ro

ug
h

us
e.

5.
SI

G
N

A
G

E
.

C
om

m
er

ci
al

si
gn

ag
e

fo
r

al
l

us
es

w
ill

be
in

ac
co

rd
an

ce
w

it
h

th
e

C
om

m
er

ci
al

H
ig

hw
ay

D
is

tr
ic

t s
ig

n
st

an
d
ar

d
s

pr
ov

id
ed

fo
r

un
de

r

S
ec

ti
on

72
.5

9.
2,

et
al

.
of

th
e

C
it

ys
U

ni
fo

rm
D

ev
el

op
m

en
t

C
od

e.



S
pe

ci
al

E
xc

ep
ti

on
s

A
n

ex
ce

pt
io

n
fr

om
C

od
e

S
ec

ti
on

72
-4

2.
6.

C
.1

to
es

ta
bl

is
h

a
dr

iv
e-

th
ro

ug
h

w
it

hi
n

10
0

fe
et

of
a

re
si

de
nt

ia
l

zo
ni

ng
di

st
ri

ct
.

A
n

ex
ce

pt
io

n
fr

om
C

od
e

S
ec

ti
on

72
-4

2.
3.

B
fo

r
th

e
in

st
al

la
ti

on
of

an
ac

ce
ss

or
y

st
ru

ct
ur

e
w

it
hi

n
a

fr
on

t
ya

rd
.

A
n

ex
ce

pt
io

n
fr

om
C

od
e

S
ec

ti
on

72
-4

2.
2.

B
.5

to
ha

ve
an

ac
ce

ss
or

y
st

ru
ct

ur
e

ex
ce

ed
th

e
bu

lk
st

an
da

rd
s

of
th

e
P

la
nn

ed
D

ev
el

op
m

en
t

-
C

om
m

er
ci

al
Z

on
in

g
di

st
ri

ct

A
n

ex
ce

pt
io

n
fr

om
C

od
e

S
ec

ti
on

72
-3

3.
2.

D
.2

.E
.

to
re

du
ce

th
e

fr
on

t
se

tb
ac

k
of

an
ac

ce
ss

or
y

st
ru

ct
ur

e
fr

om
30

fe
et

to
10

fe
et

.



‘I

E
C
ri

UJr

1

- J



(ID
.1
• .1
cv
0

biD
(ID
0



C) CD

CD

I.

CD

CD
C

CD

C

CD

-4TjU-
----.

ii—

—

639// Ii---——-------
-

-

___-

—

1/

I!



C
C

‘I

C

E
C

Ct

ouJ

LUD

z.
1jJJ
Li.Q

Q

C’

La
D

—J iI
8 I
-

_J

-J
-J

C

C

cL



G
en

er
al

D
ev

el
op

m
en

t
P

la
n

—
C

om
m

er
ci

al
S

pa
ce

D
et

ai
l

-
T

ap
er

H
-

-

:F

ii
B

R
IS

C
O

E
73

1

-
7



cr



biD
.

rJ)
a)



.P-
rJ)

r

I



bJD
Cl)



biD
rJ)



C
on

cl
us

io
n

•
R

ez
on

in
g

m
ee

ts
al

l
re

qu
ir

em
en

ts
of

C
om

pr
eh

en
si

ve
Pl

an
an

d
U

ni
fi

ed
D

ev
el

op
m

en
t

O
rd

in
an

ce
•

A
pp

li
ca

nt
ha

s
vo

lu
nt

ar
y

pr
of

fe
rs

•
D

ri
ve

-t
hr

ou
gh

re
qu

ir
es

sp
ec

ia
l

ex
ce

pt
io

n
•

A
dj

ac
en

t
ho

us
e

is
sc

re
en

ed
fr

om
dr

iv
e-

th
ro

ug
h

w
it

h
a

m
as

on
ry

w
al

l
an

d
la

nd
sc

ap
in

g
•

S
ha

pe
of

lo
t

re
st

ri
ct

s
dr

iv
e-

th
ro

ug
h

fr
om

be
in

g
pl

ac
ed

in
ac

co
rd

an
ce

w
it

h
C

od
e

re
qu

ir
em

en
ts

•
Po

ol
re

qu
ir

es
th

re
e

sp
ec

ia
l

ex
ce

pt
io

ns
•

A
re

cr
ea

ti
on

fe
at

u
re

lo
ca

te
d

in
a

la
nd

sc
ap

e
bu

ff
er

•
M

ar
ri

ot
t

ha
s

sp
ec

if
ic

re
qu

ir
em

en
ts

fo
r

lo
ca

ti
on

of
po

ol
,

he
nc

e
sp

ec
ia

l
ex

ce
pt

io
n

re
q
u
es

t

•
N

o
re

co
m

m
en

de
d

co
nd

it
io

ns
fo

r
sp

ec
ia

l
ex

ce
pt

io
ns

A
ny

co
nd

it
io

ns
m

us
t

re
la

te
to

th
e

po
ol

an
d

dr
iv

e-
th

ro
ug

h



‘I
.

0
L)

.c-)

C
‘I

C

C

C
C-)

I



9
0

U

0
‘-F)

0
a
0

0)
C
C
0
N
0

ATTACHMENT B

9

0
c’4
LU
C,)

(1)

I)
D
0ci)
C
0

a
ci)
C)
x

LU

0
U
ci)
a

C,)

C,,

0

D
C,)

±
0)

•E
ci

C-,)



U
C
D
0
0)
-s
()
0

>
C
0
C)

E
0
U

C
(I,

ci)
(-)

‘4-

0

0

ci;
C)
ci)

0
U
ci)

C
C,)

C

-D
ci).

-t:

D

00)
CC

1<

j

>%

C
D

>
F

.zC
cbci)

x
CD>

D)C
C

CC
. -I

ici)

II
00

Dci)

U
-J
-J

cd

0
>-

-J

F—

U-
C,)

0

-J
-J

-J

LL

w
c
0
UuJ

U-

CC
00
=

rX

ci)

>.;
0_
c_F, —
CO

C0
0C

0)0



P
ro

p
er

ty

P
ro

p
er

ty
co

ns
is

ts
of

o
n
e

p
ar

ce
l

to
ta

li
n
g

ap
p

ro
x

im
at

el
y

4.
04

67
ac

re
s

(G
PI

N
#7

76
9-

77
-5

99
7)

L
o
ca

te
d

al
o
n

g
Fa

ll
Hi

ll
A

v
en

u
e

b
e
tw

e
e
n

in
te

rs
ec

ti
o
n
s

w
it

h
B

ri
sc

oe
a
n

d
N

o
y

ac
k

L
an

es

A
d

ja
ce

n
t

to
tw

o
of

C
it

y’
s

la
rg

es
t

sh
o

p
p

in
g

a
re

a
s

a
n
d

al
o

n
g

si
g

n
if

ic
an

t
e
c
o

n
o

m
ic

d
e
v
e
lo

p
m

e
n
t

th
o

ro
u
g
h
fa

re

C
ur

re
nt

ly
u

n
d
e
v
e
lo

p
e
d

a
n
d

zo
n

ed
co

m
m

er
ci

al
h
ig

h
w

ay
(C

H
)

P
ro

p
er

ty
pr

ev
io

us
ly

p
ro

ff
er

ed
to

b
e

d
e
v
e
lo

p
e
d

as
au

to
m

o
ti

v
e

sa
le

s
d
ea

le
rs

h
ip

(R
Z2

O
1

6
-0

3
/O

rd
in

an
ce

1 6
-2

6)

R
eq

u
es

t
is

to
re

zo
n
e

fr
om

C
H

to
P

la
n
n
ed

D
ev

el
o
p
m

en
t
-

C
o

m
m

er
ci

al
(P

D
-C

)
to

al
lo

w
co

m
m

er
ci

al
sp

a
c
e

to
in

cl
u
d
e:

10
5-

ro
om

ho
te

l
(8

2,
00

0
+

SF
)

O
ve

r
4,

60
0

SF
of

co
m

m
er

ci
al

us
es

fo
r

re
ta

il,
of

fi
ce

,
an

d
re

st
au

ra
nt

s



-D
ci)
C
C)
0

ci)
-o
0

0
0

ci)
D

C-)
D

If,

>%

0
C),
If,

ci)
(-)
C-)
C

0

-c
0)
D
0
-c--
ci)
>

-o
C
C
D
0
If,

ci)

0

U
0

-Q
ci)
C),

ci)
U
D

-D
ci)

I

-s
D

-Q
If’

0

ci)
-c
0
4-

C
0

0
ci)
U
><
ci)
C
C

0

I

C,,

0
C,,

0
C)

D

><
III

‘d)

If
4-

C
ci)
E
ci)

D
0
ci)

-s
U
C

-Q
4-

ci)

If’

0
0
0
ci)
-c
4-

ci)
(-)
D

-D
ci)

I

(I,

ci)
If,

D

C

C
ci)
-o
If,

ci)

E
0

CM

ci)

C

4-

U
4-

-D

U
cS
cL

ci)
-c
4-

0
If’

-D
C
-o
C
C
C,,

-D
C
>%
4-

C
0

C,)

>%
4-

ci)
ci
0
U



R
ec

o
m

m
en

d
ed

L
an

d
U

se

F
ut

ur
e

re
c
o
m

m
e
n
d
e
d

u
se

of
P

ro
p
er

ty

:

P
D

-C
is

P
ro

p
o

se
d

h
o

te
l,

re
ta

il
,

of
fi

ce
,

a
n

d
re

st
au

ra
n
t

us
es

w
il

Is
u

p
p

o
rt

n
ew

ec
o
n
o
m

ic
d
ev

el
o
p
m

en
t

o
p

p
o

rt
u

n
it

ie
s,

in
cl

u
d
in

g
to

ur
is

m

P
ro

je
ct

w
ill

p
ro

v
id

e
fu

rt
he

r
se

rv
ic

es
to

re
si

d
en

ti
al

p
ro

p
er

ti
es

in
im

m
ed

ia
te

a
re

a

P
ro

je
ct

w
ill

g
e
n

e
ra

te
po

si
ti

ve
n
et

ta
x

re
v
en

u
es



cD

.

0
>
0

0



4

E
co

n
o

m
ic

D
ev

el
o
p
m

en
t

H
A

es
ti

m
at

es
th

at
th

e
P

ro
je

ct
w

ill
g
e
n
e
ra

te
an

n
u

al
gr

os
s

re
v
en

u
es

of
$4

51
,5

00
fo

r
a

to
ta

l
of

$2
1,

13
2,

52
7

to
C

it
y

o
v

er
n
ex

t
30

y
ea

rs

P
ro

je
ct

w
ill

al
so

c
re

a
te

o
n
e-

ti
m

e
co

n
st

ru
ct

io
n

im
p
ac

ts
,

in
cl

u
d
in

g
12

8
jo

bs
,

w
it

h
a

to
ta

l
of

$6
,7

63
,3

83
in

w
ag

es
p

ai
d

P
ro

je
ct

w
ill

al
so

c
re

a
te

ap
p
ro

x
im

at
el

y
75

n
ew

p
er

m
an

en
t

jo
b
s

w
it

h
a

to
ta

l
of

$2
.2

m
iII

io
n:

:in
an

n
u
al

w
ag

es

_
_
_
_
_

P
ro

je
ct

is
C

it
y’

s
fir

st
O

p
p
o
rt

u
n
it

y
Z

on
e

in
it

ia
ti

ve
[I

n
v

es
tm

en
t

in
ce

n
ti

v
e]



P
h
as

in
g

P
la

n

P
ro

je
ct

an
ti

ci
p
at

ed
to

c
o
m

m
e
n

c
e

la
te

20
20

or
ea

rl
y

20
21

P
ro

je
ct

w
ill

b
e

co
m

p
le

te
d

w
it

hi
n

14
-1

6
m

o
n
th

s
of

c
o
m

m
e
n
c
e
m

e
n
t

H
ot

el
is

an
ti

ci
p
at

ed
to

b
e

co
n
st

ru
ct

ed
fir

st

C
o
m

m
er

ci
al

an
d

re
ta

il
co

m
p
o
n
en

ts
of

d
ev

el
o

p
m

en
t

w
ill

b
e

co
n
st

ru
ct

ed
in

cr
em

en
ta

ll
y

af
te

r
h
o
te

l



A
rc

h
it

ec
tu

ra
l

F
ea

tu
re

s

—



C,)

0

P
0
0

II

0

C)
0

C)



(I,

0

0
cD

II

0

U
0

U

I- •‘



If,

0

0
0

II

0

C)
0

C)

— I



.g
C

0



C

0



..,.

-- -

- I

I

,

1/ /
F 1’ :

I /1 / 1
‘II

:,• 7’
— ‘

y —.

I

‘-)
‘1 —

cL
U

(-n
I
0



T
ra

n
sp

o
rt

at
io

n

A
c
c
e
ss

to
P

ro
je

ct
w

ill
b

e
p

ro
v

id
e
d

as
fo

ll
ow

s:

O
n
e

fu
ll

-a
cc

es
s

dr
iv

ew
ay

co
n

n
ec

ti
n

g
to

B
ri

sc
oe

L
an

e

O
n
e

fu
ll

-a
cc

es
s

d
ri

v
ew

ay
co

n
n

ec
ti

n
g

to
N

o
y
ac

k
L

an
e

O
n

e
fu

ll
-a

cc
es

s
d

ri
v

ew
ay

co
n
n
ec

ti
n
g

to
S

h
ad

m
oo

r
D

ri
ve

T
he

fo
ll

o
w

in
g

in
te

rs
ec

ti
o
n
s

w
e
re

e
v
a
lu

a
te

d
,

as
c
o

n
si

st
e
n

t
w

it
h

a
p
p
ro

v
e
d

TI
A

:

Fa
ll

Hi
ll

A
v
en

u
e

an
d

N
ob

le
W

ay
(e

xi
st

in
g,

si
gn

al
iz

ed
u

p
o
n

fu
ll

bu
il

d-
ou

t)

Fa
ll

Hi
ll

A
v

en
u

e
an

d
B

ri
sc

oe
L

an
e

(e
xi

st
in

g,
un

si
gn

al
iz

ed
)

Fa
ll

Hi
ll

A
v
en

u
e

an
d

N
o

y
ac

k
L

an
e

(p
ro

p
o

se
d
,

un
si

gn
ci

li
ze

d)



T
ra

n
sp

o
rt

at
io

n
C

o
n

ti
n
u
ed

R
es

ul
ts

o
f

au
x
il

ia
ry

tu
rn

la
n
e

an
al

y
si

s
a
t

th
e

st
u

d
y

in
te

rs
ec

ti
o

n
s

in
d

ic
a
te

th
e

fo
ll

o
w

in
g
:

In
st

al
la

ti
on

of
an

ea
st

b
o

u
n

d
ri

gh
t

tu
rn

la
n

e
an

d
ta

p
er

is
re

q
u

ir
ed

at
th

e
in

te
rs

ec
ti

o
n

of
Fp

lI
Hi

ll
A

v
en

u
e

an
d

N
o
y
ac

k
L

an
e

(c
o

m
p

le
te

d
w

it
h

H
am

p
to

ñ
s

P
h
as

e
II

d
ev

el
o
p
m

en
t)

In
st

al
la

ti
on

of
an

ea
st

b
o

u
n

d
ri

gh
t

tu
rn

la
n

e
or

ta
p

er
is

no
t

re
q

u
ir

ed
at

th
e

in
te

rs
ec

ti
o

n
of

Fa
ll

Hi
ll

A
v

en
u

e
an

d
B

ri
sc

oe
L

an
e

if
si

te
is

d
ev

el
o

p
ed

w
it

ho
ut

fa
st

-f
o
o
d

w
it

h
a

dr
iv

e-
th

ro
u

g
h

re
st

au
ra

n
t

If
si

te
is

d
ev

el
o

p
ed

w
it

h
a

fa
st

-f
o
o
d

w
it

h
a

dr
iv

e-
th

ro
ug

h
re

st
au

ra
n
t,

a
10

0-
fo

ot
ri

gh
t-

tu
rn

ta
p
er

is
re

q
u
ir

ed
at

th
e

in
te

rs
ec

ti
o
n

of
Fa

ll
Hi

ll
A

v
en

u
e

an
d

B
ri

sc
oe

L
an

e
(C

o
m

p
le

te
d

pr
io

r
to

C
D

)

A
t

fu
ll

bu
il

d-
ou

t
of

th
e

ho
te

l,
th

er
e

ar
e

no
p

ro
je

ct
ed

ca
p

ac
it

y
co

n
st

ra
in

ts
an

d
/o

r
lo

ng
q
u
eu

es
at

si
te

en
tr

an
ce



C
o
m

p
re

h
en

si
v
e

P
la

n
A

na
ly

si
s

C
o

m
p

P
la

n
id

en
ti

fi
es

P
ro

p
er

ty
as

w
it

hi
n

“L
an

d
U

se
P

la
nn

in
g

A
re

a
1:

C
el

eb
ra

te
V

ir
g

in
ia

/C
en

tr
al

P
ar

k.
”

Th
is

a
re

a
is

p
re

d
o
m

in
an

tl
y

co
m

m
er

ci
al

a
n

d
re

ta
il

a
n

d
en

co
m

p
as

se
s

m
o

st
of

C
el

eb
ra

te
V

ir
gi

ni
a

S
ou

th
a
n

d
C

en
tr

al
P

ar
k.

P
ro

p
er

ty
is

al
so

lo
c
a
te

d
in

su
b

p
la

n
n
in

g
a
re

a
1E

,
w

h
ic

h
is

im
m

ed
ia

te
ly

so
u
th

of
C

el
eb

ra
te

V
ir

gi
ni

a
S

ou
th

.

A
re

a
in

cl
u

d
es

a
m

ix
of

m
aj

o
r

re
ta

il
,

ho
te

ls
,

co
n

v
en

ti
o

n
ce

n
te

r,
m

ul
ti

fa
m

il
y

a
n
d

to
w

n
h
o
u

se
us

es
,

h
ig

h
-e

n
d

v
eh

ic
le

c
a
r

sa
le

s
es

ta
b
li

sh
m

en
ts

,
a
n

d
va

ri
ou

s
se

rv
ic

e
ce

n
te

rs
.



C
o
m

p
re

h
en

si
v

e
P

la
n

A
na

ly
si

s

P
ro

je
ct

su
p

p
o

rt
s

se
v
e
ra

l
o

f
th

e
C

it
y’

s
B

u
si

n
es

s
O

p
p
o
rt

u
n

it
y

G
o

al
s:

G
o

al
3

(B
e

a
B

us
in

es
s-

F
ri

en
dl

y
C

ity
)

G
o

al
4

(E
n
h
an

ce
an

d
S

u
p
p
o
rt

th
e

C
it

y
as

a
T

ou
ri

sm
D

es
ti

na
ti

on
)

G
o
al

10
(E

n
h

an
ci

n
g

G
at

ew
ay

s
in

to
th

e
C

ity
)

G
o

al
13

(B
us

in
es

s
D

ev
el

o
p
m

en
t)

G
o

al
15

(M
ix

ed
-U

se
s

in
C

or
ri

do
rs

)

G
o
al

17
(L

iv
e

H
er

e/
W

or
k

H
er

e
C

o
m

m
u

n
it

y
)

C
o
n
ti

n
u
ed



(,)
z
0
C—)
LII

C

•1

.3



E
V

IC
T

IO
N

S
T

he
fo

ll
ow

in
g

da
ta

re
fl

ec
ts

th
e

nu
m

be
r

of
ev

ic
ti

on
s,

by
lo

ca
lit

y,
in

PD
-1

6
du

ri
ng

Ju
ly

20
18

—
Ju

ly
20

19
,

in
cl

us
iv

e.

—
F

re
de

ri
ck

sb
ur

g:
75

7
•

5
8
/m

o
n
th

;
15

/w
ee

k

—
S

ta
ff

or
d:

74
1

•
5

7
/m

o
n

th
;

14
/w

ee
k

—
S

po
ts

yl
va

ni
a:

28
9

•
2
2
/m

o
n
th

;
6

/w
ee

k

—
C

ar
ol

in
e:

85
•

7
/m

o
n

th
;

2
/w

ee
k

—
K

in
g

G
eo

rg
e:

41
•

3
/m

o
n

th
;

1/
w

ee
k

T
ot

al
:

19
13



—
I

-t



   
 
         

 
        

 
 

MEMORANDUM 
 

TO:  Chairman Rodriguez and Planning Commission Members 
FROM: Susanna Finn, Community Development Planner 
DATE: February 21, 2020 for February 26, 2020 Meeting  
RE:  Comprehensive Plan Amendment for the General Land Use Plan and Area Plan for 

Small Area 7 
ISSUE 
The City of Fredericksburg seeks to amend its Comprehensive Plan to adopt the new small area plan 
for Planning Area 7 in Chapter 11 and update Chapter 10 to include new transects.  
 
The amendments will focus on the addition of transects related to Small Area 7 in Chapter 10 and the 
Small Area Plan for Area 7. This plan is heavily focused on upgrade strategies implemented through 
capital improvements designed to build on Area 7’s role as downtown, not just for the City, but for 
the Region. The plan also conceptualizes and guides the direction for future development in this area 
by establishing guiding principles for future land use decisions that create opportunity for the adoption 
of form based code elements into the Unified Development Ordinance (UDO).  
 
The City Council initiated this process on January 28, 2020, through Resolution 20-02 and voted to 
forward this matter to the Planning Commission for its meeting on February 26. The necessary 
amendments have been advertised for consideration by the Planning Commission.  Two Planning 
Commissioners are not available in person for the meeting on the 26th.  The meeting date was 
advertised and conveyed to the public, so the public hearing should be opened on the 26th.  
Consideration should be given to holding the public hearing open until March 25th so that all 
Commissioners will have the opportunity to participate in the discussion of this plan. 
 
RECOMMENDATION 
Hold the public hearing this evening and keep it open until the March 25 meeting. 
 
BACKGROUND 
After the adoption of the Comprehensive Plan in 2015, the City began working on small area plans 
for the 10 small planning areas of the City. The City Council hired StreetSense, a planning consulting 
firm, who worked with staff to carry out an intensive planning process and created a report and final 
recommendations for Small Area 7. Staff met with City Council, Planning Commission, and other 
stakeholders of Area 7 to receive feedback on transforming the report into amendments. Additionally, 
4 work sessions were held with the Planning Commission and 3 additional meetings of the created 
Train Station Committee to ensure that all needed planning was incorporated into the amendments. 
These proposed Comprehensive Plan amendments incorporate the findings from this small area plan 
report including public feedback acquired through community meetings, the five day charrette, an 
analysis of existing land use patterns, and a market study for expected development and 
redevelopment in the area.  
 



Memo to Planning Commission on Planning Area 7 
February 26, 2020 
Page 2 of 2 
  
These amendments are to both Chapter 10 and Chapter 11 of the 2015 Comprehensive Plan and will 
formally adopt the new small area plan for Planning Area 7.  Completing the Area Plan for Small 
Area 7 advances Council Priority 2. In addition, both the general land use plan chapter as well as the 
Small Area Plan for Area 7 advance several other City Council Vision priorities. 
 

• Protect existing neighborhoods by updating zoning to reflect neighborhood patterns. Where 
supported by the neighborhoods, pattern books and conservation districts could be applied to 
reflect the architectural integrity of the area. (Priority 14, Neighborhood Livability); 

• Eliminate the non-conforming status of missing middle housing types recognizing their role 
neighborhood livability allowing for appropriate incremental growth to support all stages of 
living. (Priority 14, Neighborhood Livability)   

• Incorporate Pathways Plan in Area 7 to link the uplands open space network and walkable 
urban places. (Priority 12, Multi-Modal Connectivity); 

• Expand the Train Station creating a multi-modal hub that supports both out-commuters and 
visitors to the area. (Priority 16, Train Station Improvements) 

• Develop the maker districts in Area 7 solidifying the Princess Anne Street commercial corridor 
and Jackson + Wolfe area as a unified district to spur redevelopment with a mixture of 
innovative, creative, and maker as well as residential uses. (Priority 14, Neighborhood Livability); 

• Identify opportunities to simplify and improve regulations to ensure that zoning supports the 
development envisioned (Priority 14, Neighborhood Livability); 

• Ensure parking is strategically placed and accessible to accommodate need without sacrificing 
the built urban fabric. (Priority 3, Parking Supply)  

The Planning Commission held worksessions on the final plan in October, November, December, 
and January.   Additionally, the City Council held a worksession on the final plan in December.  Since 
those meetings we’ve received additional written comment from Planning Commissioners.  The Plan 
submitted for review contains some language colored green.  The green text denotes the changes to 
the plan made to address issues raised during the workessions and by written comment. 
 
If the resolution is approved the amendments will return to City Council for public hearing and action. 
The following step will be proposing land use regulations to implement these policies. 
 
City Code §72-22.2 and Code of Virginia §15.2-2229 require amendments to a comprehensive plan to 
be recommended, approved, and adopted, respectively, as required by §15.2-2204. The governing 
body may prepare an amendment and refer it to the planning commission for public hearing within 
60 days or such longer time frame as may be specified. In acting on any amendments to the plan, the 
governing body shall act within 90 days of the local planning commission’s recommending resolution. 
 
Attachments: 
Proposed Amendments 
Resolution 



MOTION:        February 26, 2020 
        Planning Commission 
SECOND:        Resolution No. 20-__ 
 
RE: Recommending an Amendment to the 2015 Comprehensive Plan to Amend 

Chapter 10, “Land Use,” and Chapter 11, "Planning Areas," to Adopt a New 
Small Area Plan for Planning Area 7 

 
ACTION: APPROVED: Ayes: 0; Nays:  0 
 
The purpose of this resolution is to recommend amendments to the 2015 Comprehensive Plan to 
amend Chapter 11, "Planning Areas," to adopt a new small area plan for Planning Area 7, and to 
amend Chapter 10, “Land Use,” to adopt a new T-5 Transect, which will be featured in Planning 
Area 7, and make related amendments to the future land use map and general land use plan. The City 
Council hired StreetSense, a planning advisor, to study Planning Area 7, to conduct community 
meetings, and to present its findings and recommendations to the Fredericksburg Planning 
Commission and City Council. Streetsense completed this work, and the Planning Commission, City 
Council, and City staff have studied their report. The proposed amendments to the 2015 
Comprehensive Plans are an outgrowth of the StreetSense report. 
 
City Code §72-22.2 and Code of Virginia §15.2-2229 require amendments to a comprehensive plan to 
be recommended, approved, and adopted, respectively, as required by §15.2-2204. The governing 
body may prepare an amendment and refer it to the planning commission for public hearing within 
60 days or such longer time frame as may be specified. In acting on any amendments to the plan, the 
governing body shall act within 90 days of the local planning commission’s recommending resolution.  
 
The City Council resolved to initiate amendments to Chapters 10 and 11 of the 2015 Comprehensive 
Plan to adopt a new small area plan for Planning Area 7, by Resolution 20-02 on January 28, 2020. 
The proposed amendments are described in an exhibit entitled “Comprehensive Plan Amendments, 
Part II, Chapter 10 and Chapter 11, Planning Area 7,” dated February 26, 2020. The amendments 
were referred to the Fredericksburg Planning Commission for public hearing and recommendation 
within 90 days.  
 
The Planning Commission hereby recommends that City Council approve the proposed amendments.  
 
Votes: 
Ayes:    
Nays:   
Absent from Vote:  
Absent from Meeting:   
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CHAPTER 10: LAND USE PLAN GENERAL GUIDE
Oඞඍකඞඑඍඟ
LAND USE PLAN AND REVITALIZATION
This Comprehensive Plan designates 10 areas for small area plans, to more effectively evaluate specifi c conditions and 
to make clear recommendations for land use within the City of  Fredericksburg.  In this manner, the general land use 
principles described in this Plan can be translated into clear policies. Most of  the City’s small areas are designated as 
revitalization areas as defi ned in Virginia Code 15.2-2303.4, as having: 

Signifi cant structure age, which indicates that revitalization is necessary with structural improvement or 
replacement.  A property may be well maintained in terms of  cleanliness and security, however the physical 
elements of  buildings (including, roofs, windows, doors, heating/ventilation/air conditioning facilities) have 
a functional life span and require periodic replacement.
A low percentage of  vacant residential parcels, which shows that most residential development will be in the 
form of  redevelopment/revitalization. However, vacant commercial areas are typically adjacent to existing 
commercial projects and have a low-intensity suburban character.  This would also indicate the potential for 
revitalization.
Large surface parking areas on commercial land, which have revitalization opportunities for the evolution 
of  a suburban pattern of  development into a more urban, mixed-use pattern.  Broad expanses of  surface 
parking result in fragmented and ineffi cient development patterns that should be redeveloped so as to create 
complete communities that are walkable and robust.

In addition, these areas are served by mass transit, include mixed use development as an allowed land use, and 
are planned to allow for a commercial density of  at least 3.0 Floor Area Ratio in a portion thereof. 

AREA PLANNING
Full-scale small area plans look in detail at the neighborhood specifi c issues regarding land use, access and mobility, 
environmental and open space resources, historic resources, and evaluates the appropriateness for revitalization. These 
small area plans create a thorough understanding of  land use patterns, transportation, and community services. These 
plans help to understand community networks both within these neighborhoods and their connectivity to the City as a 
whole. As the small area plans are completed, the Comprehensive Plan will be updated to refl ect this progress.

The schedule for this planning process is as follows with adoption of  completed plans to follow:

2017 Area 3 - Route 3 (adopted 10.24.2017) and Area 6 - Princess Anne Street/Route 1 (north)
2018 Area 7 -  Downtown
2019 Area 1 - Celebrate Virginia/Central Park, Area 2 - Fall Hill Avenue, and 
2020  Area 10 - Lafayette Boulevard/Route 1(south) 
2021 Area 5 - University/Route 1(central), 
2022 Area 8 - Dixon St./Mayfi eld, 
2023  Area 4 - Hospital/Cowan Boulevard
2024 Area 9 - Braehead/National Park,
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Tකඉඖඛඍඋගඛ ඉඛ ඘ඔඉඖඖඑඖඏ ග඗඗ඔ
The small area plans use the concept of  “Transects” in forming policy. Transects are a framework that represents the 
character of  our physical environment. It is based upon an organizing tool used originally by ecologists to explain the 
material progression of  habitats from the ocean to the mountains. Within the context of  human settlement, Transects  
are a framework that identifies a range of  habitats, from the most natural to the most urban. 

These categories include standards that encourage diversity. The forms and uses found within these transects overlap 
reflecting the gradation of  human communities. Transects integrate environmental and zoning methodologies,  to sup-
port both social habitats and natural ones. Transects zones help to codify similarities in the built environment and direct 
more seamless transitions from one zone to another. 

Each segment in the transect, lends itself  to the creation of  zoning categories. Transects are most useful for navigating 
the interconnectedness of  use and form. The addition of  form based planning elements to the Unifi ed Development 
Ordinance, UDO, will, in combination with land use zoning districts, implement the Transect designations in Freder-
icksburg.

TRANSECTS  IN FREDERICKSBURG
On the following pages, each Transect is identifi ed by its specifi c traits of  Character, Building Types, Frontages, Com-
mercial Activity, Pedestrian Activity, Building Height, and type of  Public Space, as well as the most appropriate Uses 
within each Transect Zone. These are the elements that are most responsible for the delivery of  neighborhood character 
and move beyond the assumption that meeting the quantitative requirements of  land use and zoning are enough to 
deliver a healthy human environment. 

The Transect ideal is calibrated specifi cally to Fredericksburg’s small area plans. Each Transect is defi ned on the follow-
ing pages. Specifi c details concerning appropriateness, transitions, and the gradation of  form should always defer to the 
protection and support of  the neighborhoods. 

As of  2018, two neighborhoods have undergone intensive small area planning efforts. As planning continues, the re-
mainder of  the City will be added to the General Land Use Map with transect designations. 

DESCRIPTIVE AND PRESCRIPTIVE
The use of  a Transect based land use designation is both descriptive of  current development patterns and prescriptive 
of  desired future development. Where appropriate, the Transect designation is protective of  established neighborhoods 
with rules regarding form that preserve the character. This prevents change in development by describing and aligning 
with existing patterns. The Transect tool is also used to prescribe areas for desired future development and redevel-
opment. Transects are established to be permissive and incentivizing to this type of  endeavor. Today, property within 
Fredericksburg is largely built, with a few notable exceptions. While describing these locally-specifi c Transects, the pa-
rameters are also predictive; they prescribe the size, type and character of  future infi ll and redevelopment efforts that 
will occur through the process of  revitalization within these areas. 

HOW TO APPLY THE TRANSECTS 
The Transect Map is a depiction of  the City divided into zones identifi ed by their character, scale, and land use. Con-
sulting this map is the “fi rst stop” in evaluating the appropriateness of  future projects.  These transect designations will 
specifi cally bolster supplementary toolkits and regulations as it suits specifi c neighborhood revitalization opportunities. 
The small area plans also highlight key details of  the transects form based design as it affects specifi c neighborhoods. 

Over the next few years, the following chapter will be amended to include an in depth analysis for each of  the 10 small 
areas within the City recognizing the opportunities for each and identifying existing historic resources, open space and 
environmental resources, and addressing issues relating to access and mobility. 

DRAFT - 02-26-2020
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TRANSECT ZONES

T-5workplace

T-3

T-4

T-5

T-3edge

T-1

Cඉඔඑඊකඉගඍඌ Tකඉඖඛඍඋග Z඗ඖඍඛ එඖ Fකඍඌඍකඑඋඓඛඊඝකඏ ග඗ Dඉගඍ

THE TRANSECT:

Civic

T-5maker

T-4maker

T-5corridor
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Transects

T-3 - Sub-Urban

T-4 - General Urban

T-5c - Area Core

T-3e - Sub-Urban Edge

T-1 - Preserved Open Space

T-5w - Area Core Workplace

Civic

Gඍඖඍකඉඔ Lඉඖඌ Uඛඍ Mඉ඘ Kඍඡ

T-4m - Maker

T-5m - Maker

T-5 - Urban Core
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Route 3
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1

I-95

(2019)

(2019)

(2017)

(2023)

(2021)

(2017)

(2018)

(2022)

(2024)

(2020)

1. Celebrate Virginia/Central Park

2. Fall Hill

3. Plank Road/Route 3

4. Hospital/Cowan Boulevard 

5. University/Route 1 (central) 

6. Princess Anne Street/Route 1 (north) 

7. Downtown 

8. Dixon Street/Mayfi eld

9. Braehead/National Park

10. Lafayette Boulevard/Route 1 (south) 
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Tකඉඖඛඍඋග Z඗ඖඍඛ - ඊඡ Bඝඑඔඌඑඖඏ Tඡ඘ඍ Mඉගකඑච
TRANSECT ZONES

T-5ඟ
Core-Workplace Zone consists of  a higher density offi ce environment, with retail and/or service and a 
residential mix of  uses Access and visibility are paramount to tenant success, but careful consideration 
must also be paid to the pedestrian environment.

T-5උ
Core-Corridor Zone consists of   higher density mixed uses to accommodate retail, offi ces, attached 
and multifamily housing, as well as typically auto-oriented commercial uses. Access and visibility are 
paramount to tenant success, but careful consideration must also be paid to the pedestrian environment.
Blocks refl ect an urban character with regular street trees and plazas.

 The Transect tool below diagrams how the Transect is applied to residential housing types and commercial buildings. 

The generalized zone defi nitions below describe their typical urban character, calibrated to the particular conditions 
of  Fredericksburg: settlement pattern and density, residential makeup (form and type), thoroughfare types, and forms 
of  open spaces. In addition, Civic Zones and T-1 (Natural) Zones are used to describe land use patterns, but are not 
included in this table, as they do not permit residential/commercial uses.

 

T-3

T-4

Sub-Urban Zone consists of  primarily low-to-medium-density residential areas with some opportunity 
for semi-detached and supplementary commercial activity; corner stores or live/work homes. Planting is 
a combination of  regular and naturalistic. Setbacks are moderate and regular. Blocks are regular shaped. 
Most streets have curbs and sidewalks.

General-Urban Zone consists of  medium density in a vertical and horizontal mix of  uses. May consist of  
a wide range of  building types: detached, semi-detached, and attached houses, small apartment buildings, 
as well as mixed use buildings and commercial structures. Setbacks and landscaping are variable. A tighter 
network of  streets with curbs and sidewalks defi ne medium-sized blocks.

T-3ඍ
Sub-Urban-Edge Zone consists of  low density residential areas with single family detached homes. 
Planting is a signifi cant component of  this zone, in a combination of  regular and naturalistic. Setbacks are 
relatively deep. Blocks are regular shaped and refl ect the terrain. Most streets have curbs and sidewalks, 
and roads wind to incorporate topography and landmarks.

T-5උ
T-5ඕ

Core-Maker Zone consists of  a higher density diverse mix of  uses including mixed use, multi family, 
commercial, and production spaces designed around the existing building fabric and infrastructure. 
Blocks and setbacks along the corridor are irregular with landscaping, building enclosures, and pedes-
trian enhancements concentrated within designated nodes. Third spaces throughout the area unify the 
district.

T-4ඕ
General-Urban Maker Zone consists of  medium density residential uses, including multi-family, mixed 
use, attached, multi-unit, and single family homes where appropriate, mixed with commercial and pro-
duction spaces. Landscaping and setbacks focus on creating a walkable network of  blocks with enhanced 
pedestrian facility concentrated in designated nodes of  neighborhood activity.

T-5
Urban Core consists of  a high density of  both a horizontal and vertical  mix of  uses to accommodate 
retail, offi ce, a variety of  housing types. Emphasis in this transect is on defi ning the public realm with 
building facades. Development should control the intensity of  uses in this transect.
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Tඐඍ Tකඉඖඛඍඋගඛ
T-1 PRESERVED OPEN SPACE TRANSECT ZONE
This T-1 Zone consists of  open space and is focused on the protection of  currently preserved or planned open space. 
Large scale changes of  use are not intended or encouraged. Improvements are focused on enhancing the public ac-
cess, enjoyment and utilization of  these naturalistic spaces or to offer public services.  This transect is often expressed 
through a public recreational open space and environmental (PROSE) zoning district.

CHARACTER  Natural environment, naturalistic plantings 

BUILDING TYPE  Limited out-buildings permitted.

FRONTAGE  Varies.

COMMERCIAL ACTIVITY  None. 

PEDESTRIAN ACTIVITY  Moderate.

BUILDING HEIGHT 1-3

PUBLIC SPACE  Parks, greenways, historic cemeteries.

USE  Active and Passive Recreation Only. 
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T-3E SUB-URBAN EDGE TRANSECT ZONE
This T-3e Zone consists of  single family homes. The T-3e Zone designation is focused on the protection of  current 
neighborhood stability. Large scale changes are not intended or encouraged. Limited future infi ll and reconstruction is 
allowed, but only in like kind. Improvements are focused on enhancing connectivity to other zones and in ensuring ap-
propriate - and compatible in scale - transitions to more intense zones. This transect is characterized as 2-4 units per acre 
with up to .3 commercial Floor Area Ratio. This transect is typically expressed through the R-2 and R-4 zoning districts.

CHARACTER  Subdivisions; sub-urban residential communities.

BUILDING TYPE  Single Family detached buildings with limited out-buildings permitted.

FRONTAGE  Varies; typically generous setbacks and front yards.

COMMERCIAL ACTIVITY  None. 

PEDESTRIAN ACTIVITY  Low to moderate.

BUILDING HEIGHT 1 -2.5 story maximum.

PUBLIC SPACE   Schoolyards, Parks and Greenways.

USE   Residential Only. 
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T-3 SUB-URBAN TRANSECT ZONE
This T-3 Zone currently consists of  a mix of  single family homes and townhouses, with a scattering of  cluster homes 
compatible in scale to single family homes, and very limited ground fl oor commercial use. Infi ll and redevelopment op-
portunities are limited to the intended mix of  types listed below. Improvements are focused on enhancing connectivity 
to other zones and in ensuring appropriate transitions to more intense zones. This transect is characterized as with up 
to 4-8 units per acre and up to .5 commercial Floor Area Ratio. This transect is often expressed through the R-4, R-8, 
and PD-R zoning districts.

CHARACTER  Mixed house types in sub-urban neighborhoods with an emphasis on single family homes.

BUILDING TYPE Single-family detached, semi-detached, and attached homes and live/work units may also be ap-
propriate if  consistent with neighborhood patterns.

FRONTAGE  Typically modest setbacks – often including front yards and occupied by porches.

COMMERCIAL ACTIVITY Minimal.

PEDESTRIAN ACTIVITY  Moderate.

BUILDING HEIGHT  1-3 story maximum.

PUBLIC SPACE  Schoolyards, Parks, Greens, Squares, Trails and Playgrounds

USE   Predominantly Residential. 

*Home occupation offi ce, live/work retail where approved by underlying zone.
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T-4 GENERAL-URBAN TRANSECT ZONE 
T-4 zones exist with a horizontal mix of  uses ranging from commercial property types, to attached and multi-family res-
idential buildings. Mixed use developments are also appropriate in this zone. Improvements are focused on encouraging 
development, infi ll, and redevelopment in a sustainable, integrated, and walkable pattern.  This transect is characterized 
as up to 8-16 units per acre with a commercial Floor Area Ratio of  up to .5 to 1.0. This transect is often expressed 
through the R-8, R-12, PD-R, CT, CH, and PD-MU zoning districts.

CHARACTER  Generous mix of  uses at the ground level, mostly residential above and adjacent in an urban form.

BUILDING TYPE  Commercial buildings, attached and multifamily residential buildings, and multi-story mixed-use 
buildings permitted.

FRONTAGE  No setbacks required - buildings should shape public realm.

COMMERCIAL ACTIVITY  Medium to High.

PEDESTRIAN ACTIVITY  Medium to High

BUILDING HEIGHT  1-3 stories with 4 stories appropriate under special review; taller buildings transitioning to 
lower buildings at borders of  the T-3e zone. Buildings immediately adjacent to T-3e zones should be of  a compatible 
height to existing neighborhood structures.

PUBLIC SPACE  Streets, Squares, Greens, and Plazas.
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T-4M GENERAL-URBAN  MAKER TRANSECT ZONE 
T-4 maker zones are designed to foster the new creative and urban production economy by providing opportunities 
for individuals to grow both workplace and homestead designed around existing neighborhood heritage.  These areas 
are encouraged to grow through infi ll and redevelopment in a sustainable, integrated, and walkable pattern. These areas 
contain a healthy mix of  uses including residential forms of  all scales as well as commercial and production buildings. 
These buildings, and the infrastructure necessary to support their redevelopment, are an integral part of  the character 
of  the neighborhood. Incentives for preserving the existing building stock and for creating affordable and workforce 
housing are encouraged. This may be achieved through a transfer of  development rights program to be explored further 
within the small area plans. These areas are defi ned by corridors to facilitate industrial activity, nodes designed around 
pedestrian comfort, and third spaces to foster public activity. This transect is characterized as up to 8-16 units per acre 
with higher densities possible under special review and with a commercial Floor Area Ratio of  1.0 to 1.5. This transect 
is often expressed through the Creator Maker zoning district.

CHARACTER  Development of  varying forms to support creative uses, vibrant walkable nodes for pedestrian ac-
tivity, and third spaces for public activity. Development is designed around existing historic fabric to set the form and 
supports the infrastructure and architecture necessary to facilitate maker uses .

BUILDING TYPE  Residential buildings of  varying forms as well as multi-story mixed-use and commercial buildings 
permitted along with production facilities with infrastructure to support maker uses. Reuse of  existing building stock is 
encouraged at all opportunities. 

FRONTAGE  Buildings are encouraged to shape the public realm within designated nodes but may vary along corri-
dors with specifi c building placement respecting sight lines to contributing buildings. 

COMMERCIAL ACTIVITY  High - Production and Sales

PEDESTRIAN ACTIVITY  High

BUILDING HEIGHT  1-3 stories with 4 stories appropriate under special review; with appropriate transitions where 
areas meet single family detached neighborhoods.

PUBLIC SPACE  Squares, greens, parks, and playgrounds.

USE  Mixed residential, commercial, and production opportunities. 
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Route 3

T-5M AREA CORE MAKER TRANSECT ZONE
T-5 maker zones are designed to foster the new creative and urban production economy by providing opportunities 
for individuals to grow both workplace and homestead designed around existing neighborhood heritage.  These areas 
are encouraged to grow through infi ll and redevelopment in a sustainable, integrated, and walkable pattern. These areas 
contain a healthy mix of  uses including residential forms of  all scales as well as commercial and production buildings. 
These buildings, and the infrastructure necessary to support their redevelopment, are an integral part of  the character 
of  the neighborhood. Incentives for preserving the existing building stock and for creating affordable and workforce 
housing are encouraged. This may be achieved through a transfer of  development rights program to be explored further 
within the small area plans. These areas are defi ned by corridors to facilitate industrial activity, nodes designed around 
pedestrian comfort, and third spaces to foster public activity. This transect is characterized as up to 12-24 units per acre 
with higher densities possible under special review and with a commercial Floor Area Ratio of  1.0 to 3.0. This transect 
is often expressed through a Maker zoning district.

CHARACTER   Development of  varying forms to support creative uses, vibrant walkable nodes for pedestrian ac-
tivity, and third spaces for public activity. Development is designed around existing historic fabric to set the form and 
supports the infrastructure and architecture necessary to facilitate maker uses.

BUILDING TYPE  Residential buildings of  varying forms as well as multi-story mixed-use and commercial buildings 
permitted along with production facilities with infrastructure to support maker uses. Reuse of  existing building stock is 
encouraged at all opportunities. 

FRONTAGE  Buildings are encouraged to shape the public realm within designated nodes but may vary along corri-
dors with specifi c building placement respecting sight lines to contributing buildings. 

COMMERCIAL ACTIVITY  High - Production and Sales.

PEDESTRIAN ACTIVITY  High

BUILDING HEIGHT  1-4 stories with 5 possible under special review; with appropriate transitions where areas meet 
single family detached neighborhoods.

PUBLIC SPACE  Courtyards, Plazas, Roof  Gardens, and Squares

USE  Mixed residential, commercial, and production opportunities. 
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T-5C AREA-CORE CORRIDOR TRANSECT ZONE
This T-5c Zone currently includes typically auto-oriented commercial uses but is appropriate for redevelopment due to 
its major corridor access and the availability of  mass transit. Redevelopment will create a sustainable and urban devel-
opment pattern that may include upgraded commercial uses, higher density multi-family development and  single family 
attached homes to buffer adjoining single-family neighborhoods, as appropriate. This evolution must include improve-
ments to access and mobility, especially at corridors, appropriate transitions, and improvements to the entry sequences 
along arterials. Here, access and visibility are paramount to tenant success, but careful consideration must also be paid 
to the pedestrian environment. Properties in this zone are likely to remain in their current state in the near term with 
interim improvements encouraged. This transect is characterized as up to 12 -20 units per acre with a commercial Floor 
Area Ratio of  up to 1.0 to 3.0 as appropriate with adjoining land uses and within a redevelopment scenario. This transect 
is often expressed through the R-12, PD-R, PD-MU, and CH zoning districts.

CHARACTER  Vibrant, walkable and concentrated retail and commercial ground plane with potential for housing 
above creating a healthy mix of  uses in an integrated urban form. 

BUILDING TYPE  Mixed, single-use and multi-use buildings; commercial, retail and residential. 

FRONTAGE  Varies.

COMMERCIAL ACTIVITY High.

BUILDING HEIGHT 2-5 stories; with taller buildings transitioning to lower buildings at borders of  the T-3e zone. 
Buildings immediately adjacent to T-3e zones should be of  a compatible height to existing neighborhood structures.

PUBLIC SPACE Streets, courtyards, plazas, and roof  gardens.

USE  Mixed-use, commercial, and residential
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T-5W AREA-CORE WORKPLACE TRANSECT ZONE
T-5w transect areas are large parcels suitable for primarily commercial workplace uses with large scale development with 
a mix of  uses, and focused, high density commercial activity. This transect is characterized as a commercial Floor Area 
Ratio of  up to 1.0 to 3.0 and up to 12-30 units per acre. This transect is often expressed through the PD-C, PD-MC,  
and CH zoning districts. 

CHARACTER  Predominately commercial with some mixed use and residential opportunities. Strong expectation 
for cohesive character. 

BUILDING TYPE  Commercial, retail and residential with Mixed, single-use and multi-use buildings

FRONTAGE  Varies.

COMMERCIAL ACTIVITY Workplace, with additional service and retail for direct support of  tenant. 

BUILDING HEIGHT 4-8 stories.

PUBLIC SPACE Parks, plazas, courtyards, and roof  gardens.

USE  Predominately commercial workplace with up to 10% of  total gross square footage for residential permitted. The 
correct metric will be determined at time of  General Development Plan.
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T-5 URBAN TRANSECT ZONE
The T-5 transect identifi es Fredericksburg’s downtown commercial core. The core contains a healthy mix of  horizontal 
and vertically mixed-use buildings and densely developed blocks.  Setbacks are minimal, defi ned by the blockface, and 
enhanced by landscaping where appropriate.  The T-5 transect has continuously busy sidewalks and a variety of  housing 
opportunities. The Retail Priority Area is the heart of  historic Fredericksburg’s commercial legacy. The Priority Area 
is designated within T-5 to identify the blocks where targeted efforts to promote and retain true retail frontage should 
occur. 

The form of  development should control the intensity of  use in this transect. The T-5 Transect is characterized by up 
to 36 units per acre by-right with more appropriate under special review. A commercial fl oor area ration (FAR) of  up to 
3.0 is appropriate. This transect zone should be expressed through the Commercial Downtown Zoning District.

CHARACTER  Vibrant and walkable because of  commercial concentrated retail and commercial ground plane. 
Housing and variety will further enhance viability and commercial activity. 

BUILDING TYPE  Re-used buildings; Mixed single-use and multi-use buildings; commercial, retail, and residential.

FRONTAGE  Setbacks are minimal, defi ned by the blockface, and enhanced by landscaping where appropriate. 

PEDESTRIAN ACTIVITY High.

COMMERCIAL ACTIVITY High.

BUILDING HEIGHT 2-4 stories.

PUBLIC SPACE Streets, courtyards, plazas, squares, and roof  gardens. 

USE  Residential, cultural, entertainment, and mixed-use but predominantly commercial on the ground fl oor. 
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CIVIC TRANSECT ZONE
The Civic Zone consists of  public spaces and civic structures. The Civic Zone designation is focused on recognizing 
sites that include public institutional uses. Large scale changes are not intended or encouraged. Limited future infi ll and 
reconstruction is allowed, but only in like kind. Improvements should focus on enhancing connectivity to other zones. 
This transect is expressed through the Public, Institutional and Open Space zoning district.

CHARACTER  Civic institutional uses of  varying scaled and building types.

BUILDING TYPE  Civic.

FRONTAGE  Varies.

COMMERCIAL ACTIVITY None.

PEDESTRIAN ACTIVITY Moderate.

BUILDING HEIGHT 1-3 story maximum.

PUBLIC SPACE Schoolyards, Parks and Squares.

USE  Civic use only; public activities.
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S඘ඍඋඑඉඔ Dඑඛගකඑඋගඛ
In some areas additional special districts were required to adequately describe the desired form of  future development. 
These districts are areas with unique function, disposition, or confi guration that does not conform to the baseline tran-
sect zones and therefore requires a unique designation to refl ect these specifi cs. These details will be explored in the 
respective small area plans. 
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CHAPTER 11 -PLANNING AREAS 
Bඉඋඓඏක඗ඝඖඌ
The Land Use Plan incorporates ten planning areas, to more readily address specifi c conditions and to make clear rec-
ommendations for each area. Each of  these areas is focused around major corridors within the City and the residential 
neighborhoods that support them. Each area has a distinct and identifi able character with varying land use objectives. 
Specifi c area plans are able to more effectively implement the goals, policies, and initiatives in this Comprehensive Plan. 
As the area plan process progresses, area plans will be updated to incorporate transect and form based analysis.

The planning areas and the year devoted to their review are identifi ed here.

1. Celebrate Virginia/Central Park (2019)

2. Fall Hill (2019)

3. Plank Road/Route 3 (2017)

4. Hospital/Cowan Boulevard (2019)

5. University/Route 1 (central) (2020)

6. Princess Anne Street/Route 1 (north) (2017)

7. Downtown (2018)

8. Dixon Street/Mayfi eld (2020)

9. Braehead/National Park (2020)

10. Lafayette Boulevard/Route 1 (south) (2020)

1

8

7

6

9

10

3
5

4

2
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LAND USE PLANNING AREA 7: DOWNTOWN 
Gඍඖඍකඉඔ Cඐඉකඉඋගඍක
Planning area 7 includes the historic City Core, adjacent residential neighborhoods, and several distinct commercial ar-
eas on key entrance corridors.  This planning area is the oldest part of  the City.  The historic buildings and streetscapes 
create walkable urban fabric that lends great value to the City as a whole. These assets are irreplaceable and foster an 
integrated community that meets all daily needs in a sustainable fashion. 

Area 7 serve is not only as the downtown for the City but for the entire region. To that end, the planning for the small 
area has been done with three levels of  users in mind: residents or area 7, local visitors and users, and out-of-town 
tourists. 

Area 7 is diverse in many aspects. Available transportation infrastructure allows people to walk, bike, ride the train, or 
use vehicles.  The area accommodates many land use markets including varying scales of  commercial, offi ce, retail, 
industrial and production uses. The full spectrum of  residential opportunities are integrated throughout the area and 
supports all stages of  living while providing meaningful choice.

The wealth of  open spaces enmeshed throughout area 7 are invaluable resources for the community. The Rappahan-
nock riverfront synergizes with the Downtown core. Area 7 also contains a series of  plazas, pedestrian improvements, 
and civic spaces ranging from small parks and plazas to the Fredericksburg National Battlefi eld. Networks of  these open 
spaces link the Heritage Canal Path and the Virginia Central Railway Trail. Area 7 encompasses natural spaces including 
Hazel Run and City owned acreage at the stream’s confl uence with the Rappahannock River.

Tඐඍ Cඐඉඔඔඍඖඏඍඛ
 − The riverfront area is disconnected, overgrown with invasive species, and is underused other than for car storage.

 − Pedestrian, bicycle, and transit networks, while strong, require upgrade and extension to complete the network.

 − Demolition by neglect affects many historic properties due to several forces including disenterest in reinvestment 
despite the economic return of  a well preserved structure as well as the expense and challenge of  maintaining a 
historic property to a high standard. 

 − Businesses face a changing market environment and must adapt to the next generation of  economic evolution. 
Existing regulations prove challenging for small scale entrepreneurs to create modern businesses and should be 
simplifi ed wherever possible. 

 − The current patchwork of  zoning districts constrains healthy adaptive reuse in the core, contributes to incom-
patible development in surrounding areas, and increases legal and regulatory pressure to demolish existing struc-
tures.

 − Current parking regulations prioritize ineffi cient car storage over meaningful placemaking, leading to large 
swaths of  asphalt disrupting urban character and applying pressure to demolish structures to provide parking.

 − Residential neighborhoods in Area 7 have strong form, unique architectural character, and a diverse mix of  
affordable housing types. New development may create confl icts between commercial and residential land uses.

 − Existing one-way-pair-traffi c patterns were designed to move cars quickly through the City, which creates volume 
and speed issues negatively impacting residential areas and smaller commercial corridors. 

 − Fredericksburg’s unique urban amenities, parks, farmer’s market, and open spaces draw local and regional users 
and national visitors.  These assetts must be upgraded to enhance the City’s quality of  life and to enhance the 
visitor’s tourism experience.  
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 − Activate the riverfront creating a unifi ed cultural and recreational corridor on the east side and an urban edge on 
the west side of  Sophia Street. 

 − Prioritize the human scale by expanding bicycle and pedestrian corridors, increasing pedestrian streetscapes and 
nodes, and facilitating the East Coast Greenway for bicycles across the Chatham Bridge and through Downtown. 

 − Accommodate the expansion and upgrade of  the City’s train station as a transportation hub and welcome center 
for tourists and travelers.  Work with rail and transit stakeholders to establish the railway station area with op-
portunities for multimodal integration and provide additional parking for rail users with direct access from the 
Route 3 Dixon interchange.

 − Protect historic resources through careful adaptive reuse of  existing buildings and appropriate new construction. 
Support redevelopment that respects historic form, but without dictating architectural style or limiting creativity.

 − Encourage Area 7’s commercial land use to evolve. Expand Creative Maker Districts along north Princess Anne 
Street and in the Jackson Warehouse District. Work with Fredericksburg Virginia’s Main Street to develop an 
appropriate mix of  businesses that keep downtown a viable urban center.  

 − Identify emerging walkable urban spaces (including the proposed Creative Maker Districts as well as those 
on William Street, Lafayette Boulevard and around the Train Station) and right size zoning and development 
standards to nurture appropriate infi ll and incremental growth. Where appropriate, evolve zoning districts to 
incorporate the best of  density and form based codes. Use these codes to protect established residential neigh-
borhoods from commercial development, through transitional uses and design standards that minimize adverse 
impacts.

 − Modify existing parking requirements to implement the SmartCode standards calibrated for the City to balance 
the need for car storage with a strong building envelope and meaningful open space.

 − Promote residential and mixed-use development in corridors and the downtown core.  Protect the existing vari-
ety of  “missing middle” housing types within neighborhoods.  Evaluate an Accessory Dwelling Unit ordinance 
that permits existing neighborhoods to evolve to meet the changing housing needs.  Evaluate the conversion of  
a portion of  one-way streets back into two-way streets to slow traffi c through neighborhoods increasing pedes-
trian safety and comfort while maintaining traffi c fl ow and on-street parking. 

 − The public realm should be upgraded and new opportunities to activate the riverfront, link and expand the up-
lands open spaces, and maximize the use of  civic spaces should be explored and funded. 

Mඉකඓඍග Aඖඉඔඡඛඑඛ 
Area 7 has unique urban fabric, which creates the opportunity for destination oriented and experiential non-residential 
uses.  The historic core should be a “retail priority area” and the vibrant collection of  food and beverage service estab-
lishments should be encouraged to expand.  Area 7 has a unique offi ce market where older buildings are renovated for 
sole proprietorships.  Their prevalence is an indication that the offi ce market in Area 7 has the potential to expand, es-
pecially by providing professional and fl ex offi ce space near the municipal offi ce core.  Targeted enabling legalization of  
maker / light production uses will encourage the adaptive reuse of  character structures originally designed to suit those 
uses.  Hotel and historic lodging opportunities are present in Area 7, especially adjacent to the historic core.  Residen-
tial housing, especially infi ll projects compatible with the surrounding fabric, are an important way to stabilize historic 
structures and the aging corridors leading to the historic core.  The existing stock of  missing middle housing prevalent 
in Area 7 should be protected and used as a template for compatible, sustainable infi ll. Bringing these structures into a 
conforming status will allow for their continuation of  use and form.
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The transect map illustrates the zones used to identify current settlement and commerce patterns and to direct new 
development, infi ll development, or redevelopment within Area 7. This was developed after studying the existing and 
anticipating the future built environment. Area 7, which is served by public transportation, includes opportunities for 
revitalization with integrated mixed-use and some areas for higher density development. 

Area 7 consists of  six standard transect zones. 

N
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CIVIC  Within Area 7, the civic transect consists of  public spaces and civic structures. This designation is focused on 
recognizing sites that include public institutions where large scale changes are not intended or encouraged. Improve-
ments should focus on integrating these assets to and through their adjoining neighborhoods to serve as community 
assets. Improvements to these areas should include upgrades to Market Square and expansion of  Executive Plaza as 
a community resource with pedestrian oriented seating and interactive elements. The Farmers Market should be able 
to expand to an all season venue within the Fredericksburg Rescue Squad should they ever relocate from their William 
Street location. Reuse of  the Renwick Courthouse and other publicly held assets into private facilities of  community use 
may be allowed as conditions change. 

T-1 (PRESERVED OPEN SPACE)  Environmentally sensitive areas, natural parks and fi elds, the canal, and the 
fl oodway outside of  the core downtown are categorized as T-1. Large scale changes of  use are not intended or encour-
aged. Improvements are focused on enhancing the public access, enjoyment and utilization of  these naturalistic spaces 
or to offer public services. The fl oodway should be protected as a natural resource. 

T-3 (SUB-URBAN) The neighborhoods surrounding the downtown are categorized as T-3. These neighborhoods 
have a tight network of  connected streets of  primarily small lot single family detached housing with a strong mix of  
residential types. Existing densities routinely exceed the existing zoning. These neighborhoods are well established and 
walkable. Missing middle housing types are prevalent throughout these areas and the mixture of  these forms create a 
cohesive neighborhood for all stages of  living. Allowing accessory dwelling units is one option to continue this pattern 
of  appropriate incremental growth. The building mix in the T-3 Zone are compatible in form and scale to single family 
homes with some ground fl oor commercial use in some areas. Infi ll housing should refl ect this pattern. Much of  these 
areas were designed around alleys and reclaiming and maintaining these resources will continue to support the neighbor-
hood. One-way-pairs through these neighborhoods lead to increased speeds and pedestrian discomfort. Their reversal 
to two-way should be considered to improve neighborhood livability. Improvements are focused on enhancing con-
nectivity to other zones and in ensuring appropriate transitions to more intense zones. With support from the majority 
of  residents, the creation of  a neighborhood pattern books or character/conservation districts should be explored to 
permit neighborhood residents to craft their own regulations to ensure surrounding infi ll development is architecturally 
compatible. Current densities in the T-3 neighborhoods range from 4 to 20 units an acre. 

T-4 (GENERAL-URBAN) This T-4 Zone currently consists of  a range of  uses including commercial, mixed-density 
residential, and some vertical mixed-use. In Area 7, T-4 areas are typically found on key corridors leading to and from 
the downtown with more intense use patterns. Improvements in these areas should focus on encouraging infi ll and re-
development to conform to a sustainable, integrated and walkable pattern. The pedestrian realm should be maximized 
and, where feasible, existing asphalt may be converted into streetscapes and formal open spaces. Current zoning in these 
areas could potentially create development in confl ict with the surrounding neighborhoods. The Commercial Down-
town zoning district should be shrunk and the patchwork of  other districts in these areas should be simplifi ed to allow 
a cohesive mix of  uses. A new form based, mixed-use zoning district should be developed to regulate the appropriate 
scale and mass of  infi ll development.  This new district should be compatible with the surrounding neighborhoods, 
which have an existing residential density of  between 4 and 20 units per acre. 

T-4M (GENERAL-URBAN-MAKER)  T-4M Zones consist of  a horizontal mix of  uses, with a range of  com-
mercial property types, and mixed-density residential. The existing Canal Quarter is an extension of  the Maker District 
located north of  the Rappahannock Canal in Neighborhood Area 6 and should be extended down Princess Anne Street. 
The District consists of  small-to-medium scale businesses next to and interspersed among smaller single family homes 
within this corridor.  The Jackson + Wolfe Warehouse District is made up of  historic structures originally designed for 
warehouse and production uses. A variety of  the buildings within the T-4M are historic or designed for the incorpo-
ration of  machinery, and the adaptive reuse of  these structures is a priority.  The pedestrian realm in the T-4M zones 
should be maximized and, where feasible, existing asphalt may be converted into streetscapes and formal open spaces. 
More discussion can be found in the discussion on walkable urban places on the following pages. 

T-5 (AREA CORE) The T-5 Zone identifi es Fredericksburg’s Downtown commercial core. The core contains a 
healthy mix of  horizontal and vertically mixed-use buildings, densely developed blocks, continuously busy sidewalks, 
and a variety of  housing opportunities. Setbacks are minimal, defi ned by the blockface, and enhanced by appropriate 
landscaping. The Retail Priority Area is the heart of  historic Fredericksburg’s commercial legacy. The Priority Area is 
designated within T-5 to identify the blocks where targeted efforts to promote and retain true retail frontage should oc-
cur. The pedestrian realm should be maximized and, where feasible, existing asphalt may be converted into streetscapes 
and formal open spaces. Within the T-5 transect and the Old and Historic Fredericksburg Overlay District, evaluate the 
elimination of  artifi cial density caps to permit historic development patterns to control the intensity of  use to ensure 
that the historic resources have ample opportunity for functional adaptive re-use.  
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In addition to the downtown core, Lafayette Boulevard, Jackson-Wolfe Maker District, Train Station District, William 
Street Corridor, Princess Anne Street extension of  the Canal Quarter Maker District, and the Sophia Street Corridor, 
are accessible by foot and have the unique potential for increased pedestrian activity with some focused placemaking. 
These areas contain established patterns of  development that grew organically out of  their placement at the intersection 
of  neighborhoods and historic transportation corridors. They contain the type of  fabric that envelopes the pedestrian, 
creates an unique and accessible civic realm and attracts residents as well as tourists. Their location gives them commer-
cial viability and their adjacency to modern open spaces gives them the unique ability to absorb residential density while 
maintaining livability.  They are built around a strong pedestrian network with plenty of  public infrastructure including 
on-street parking.  These conditions make them desirable areas for incremental upgrade, which will be a step towards a 
more sustainable future. 

General Policies: Strategies to upgrade the placemaking in these districts should 
focus on the adaptive reuse of  historic buildings and fabric. The prioritization of  the 
human over the automobile scale, and the restoration of  public third spaces.  In cer-
tain areas character structures that are emblematic of  the history of  an area and retain 
their integrity have been identifi ed.  

Infi ll: The adaptive reuse of  existing buildings should be prioritized especially where 
key structures are identifi ed as typifying the character of  the area. Infi ll development 
is encouraged. Infi ll should create a cohesive building envelope and should focus on 
form and quality of  development.  Infi ll buildings illustrated in this document are 
intended to identify a desirable and compatible level of  infi ll that may occur in these 
areas.  

Access and Mobility: Converting excess and / or disruptive car storage and asphalt 
areas to plazas and outdoor seating should be encouraged without requiring addition-
al parking for those areas. In this effort, reorienting or consolidating vehicular access 
patterns to utilize alleys to access parking in the rear of  buildings where feasible will 
create a more unifi ed street-front that is ultimately safer for pedestrian and driver and 
may, in some cases, add on-street parking spaces. Safe crossings at key intersections to 
link these places with other amenities is key.

Parking: In all of  these areas, parking standards should be right sized to appropri-
ately balance parking demand and vehicle circulation to permit the pedestrian realm 
to be larger than areas dedicated to automobile circulation and storage. These areas 
should be included in opportunities for expanding the public parking supply. At the 
same time, shared or public opportunities to expand centrally located parking should 
be investigated. The parking strategies called for within this area plan to evolve trans-
portation and transit are particularly relevant within Area 7. 

Six walkable urban places within Area 7 are identifi ed as below. 

Locations Legend:

William Street Corridor

Lafayette Boulevard

Sophia Street Corridor

Jackson - Wolfe Maker District

Canal Quarter Maker District

Train Station District

Character Structures

Infi ll Building

Third Spaces

Alley Repair

Improved Pedestrian Crossing

Traffi c Calming and Alignment

Frontage Repair

Vehicle Entrance / Exit
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William Street between Sunken Road and Kenmore Avenue is a key walkable corridor connecting the University of  
Mary Washington to the Downtown and currently exists with a mix of  uses. A planned University of  Mary Washington 
performing arts center at Sunken and William, if  built, would add an additional anchor.

POLICIES FOR STREETSCAPE AND INFILL
The adaptive reuse of  existing buildings should be prioritized. Infi ll development is encouraged where it may create a 
cohesive building envelope. Focus on form and quality of  development rather than standard zoning bulk measurements. 
Along the streetscape, entrances should be consolidated to restore the frontage. This new frontage should provide a 
continuous sidewalk with pedestrian scaled street lights and street trees. 

POLICIES FOR CARS
The access patterns along William Street should be reconfi gured to better separate the pedestrian and vehicle realms.  
Intersection improvements capable of  eliminating the need for turning lanes should be added to William Street's inter-
sections with Littlepage and Kenmore Streets. Turning lanes could then be replaced with on-street parking.  Access to 
and from parking areas should be reoriented to existing alleys.  The alleys should be restored where need be.  Residential 
uses adjacent to the alley should be permitted to add taller fencing, walls, or other improvements to serve as a transition 
to the alleys. 
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Third Spaces

Potential Infi ll Building 
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Improved Pedestrian Crossing

Frontage Repair

Alley Repair

Vehicular Entrance/Exit

Traffi c calming and alignment
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POLICIES FOR INFILL
The Lafayette Street corridor is a mixture of  zoning districts including Light Industrial, Commercial Highway, Commer-
cial Transitional Offi ce, and Residential-2 and is also the subject to a Design Overlay district. The existing base zoning 
standards confl ict with the character goals of  the Overlay district. The different zoning districts should be consolidated 
into a neighborhood commercial oriented set of  form-based regulations, that both support and appropriately transition 
to the surrounding neighborhoods while creating a welcoming corridor to the historic downtown. The district should 
adhere to the goals established for T-4 zones in Area 7.

POLICIES FOR STREETSCAPES
The Lafayette Boulevard corridor would benefi t from improved pedestrian infrastructure. The addition of  concentrated 
crossing areas along the Boulevard would improve the corridor's safety and usability. These crosswalks should align with 
key destinations, including the FRED bus stops, and connections to the VCR trail across Lafayette, the Battlefi eld Visi-
tor Center, Willis, Weedon, and Jackson Streets.  These connections would provide convenient and desired routes as well 
as access to uses on the north side of  the street. Establishing continuous curb where possible by reducing the number 
and width of  curb cuts that cross the sidewalk, will also increase safety and providing additional on-street parking areas.
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Lafayette Boulevard Corridor

New/Improved Pedestrian Crossing

Frontage Repair

Vehicular Entrance/Exit

Enhanced Trail Connection

Pedestrian/Cyclist Passage

Identify Trail Connection

Potential Infi ll Building
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Sophia Street is the link between the historic riverfront and central business where the urban core meets the riverfront. 
It should operate as a recreation corridor linking parks and river assets in a cohesive fashion that serves both residents 
and visitors alike. 

URBAN EDGE POLICIES
The west side of  Sophia Street constitutes the urban edge, while the east side of  the street, between Hanover and Wolfe 
Streets is being developed as Riverfront Park. Continuous sidewalks and pedestrian street lighting should be added to 
weave the fabric of  the existing core together with the Riverfront park and planned Riverfront Activation. Brick side-
walks and pedestrian-scaled lighting should be completed along the west side of  the street.  The east side of  the street 
should contain a planting strip with street trees in addition to the sidewalk.  

Sophia Street has low areas in the fl oodplain and fl oodway. For this reason, development along this corridor may be 
challenged to fulfi ll its fullest market potential while also meeting fl oodplain regulations in a way that is sensitive to the 
historic surroundings. Infi ll and redevelopment that appropriately transitions to the riverfront, is environmentally resil-
ient, and is sensitive to its historic context is encouraged. 

RIVERFRONT CORRIDOR POLICIES
The activation of  Sophia Street begins is a multi-level set of  interactive opportunities along the Downtown waterfront. 
Once there, visitors will be greeted with framed views to the Rappahannock, programmed open spaces, and a handful 
of  ways to engage the water itself. Sophia Street should be the center for program and activity on the Riverfront. Pro-
grams involving street closures currently held on Caroline or Princess Anne Street should take place on Sophia Street. 
Installing and maintaining native plants on the riverfront ensure health of  the river and should be maintained. Selective 
clearing within the beacon ‘view zone’ could emphasize the visual connection to the waters’ edge. 

Light beacons placed along the waterside of  Sophia cap key perpendicular streets and create a large-scale sculptural 
lighting feature along the waterfront that invites the community to engage with the waterfront. These beacons should 
be visible both along and across the river.  The beacons should be coordinated with the City’s branding efforts to tie the 
City together visually and also to orient visitors.

A bank trail will provide a low-profi le but highly impactful experience along the length of  Downtown and serve as the 
path for the East Coast Greenway into and through Downtown. This path will mainly run along the water’s edge from 
Amelia Street to Frederick Street, connected in places on the top of  the slope. Trail-heads should serve as an integrated 
naturalized play area. 

Providing more access, both physically and visually, to the Riverfront will enhance the Riverfront experience and allow 
the community to take advantage of  the asset that is the river. Recognizing the historic John DeBaptiste Ferry Land-
ing on Canal Street with water access and interpretation, formalizing the water access at City Dock Park, restoring the 
historic ferry crossing connecting to Ferry Farm, and creating an access location on Scotts Island will integrate newly 
provided and updated water-use access into the river activation strategy.

This incremental approach builds upon a base of  the City’s existing infrastructure (road framework, sidewalks, bridges, 
city parks), provides easy access, and draws residents, visitors, and community members . 
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CITY DOCK PARK

UNION PONTOON MONUMENT

GEORGE STREET PARK

HISTORIC FERRY LANDING

STONE WAREHOUSE
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Sophia Street Corridor

Beacon

Bank Trail

Third Spaces

Native Riverfront

Primary Pedestrian Paths

Pedestrian Place

Downtown T5

Waterway Connection

Restored Ferry Crossing

Water Access
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Jackson + Wolfe Warehouse District

Canal Quarter District

Character Structure

Third Spaces

Node

T4M TDR Sending Parcels (3.9 acres)

Frontage Repair

CANAL QUARTER MAKER DISTRICT

CANAL QUARTER MAKER DISTRICT - TDR

JACKSON + WOLFE WAREHOUSE DISTRICT
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WHY EXPAND AND CREATE A NEW CREATIVE MAKER DISTRICT?
The Canal Quarter extension presents an opportunity to create a unifi ed district along Princess Anne Street north of  
the Downtown core.  Between Area 6 and Area 7, this District has a unique history and a diversity of  urban fabric that 
can accommodate a variety of  uses and building forms. The Jackson + Wolfe Warehouse District is a distinctive location 
within the historic Downtown core.  Expanding the maker district concepts to these areas is part of  a larger strategy to 
permit aging commercial areas to develop into a new creative/urban production economy. To encourage this evolution, 
appropriate incentive programs should be explored including a targeted property acquisition program, facade grants, 
small business loans, and an expansion of  the arts and cultural district. Existing buildings within these areas are specif-
ically suited for creative maker and light industrial uses. When combined with residential and commercial uses, these 
properties have a unique potential for more productive land use.

NODES AND THIRD-SPACES
The form of  any future maker district will thrive when built around its existing character.  Within concentrated nodes 
existing buildings shape the public realm and uniform public improvements would enhance the pedestrian environment.   
Permitting reduced or shared parking options will enable parks, playgrounds, squares, greens, plazas, roof  gardens, 
and courtyards, to evolve out of  existing asphalt and car storage to create places for people.  New plazas and outdoor 
seating areas should not require additional parking. The conversion of  these areas should not be mandated, but rather 
encouraged as a means to generate the type of  unifying nodes of  human scaled activity that are currently missing from 
the corridor.

HISTORIC RESOURCES
60 structures have been identifi ed as contributing to the character of  these two districts. These all date to a period of  
signifi cance for the neighborhood linked to the area’s boom at the expansion of  the highway system in the mid-20th 
century. Several policies should be explored to incentivize the preservation of  these structures.

Within the Canal Quarter (the extension of  the Maker District identifi ed in the Area 6 Plan from the Rappahnnock 
Canal south to the 1300 block of  Princess Anne Street), the preservation of  these structures should be encouraged by 
expanding the transfer of  development rights program listed in the Area 6 Small Area Plan.  The Transfer of  Devel-
opment Rights program would permit the sale and transfer of  development rights from a sending parcel in exchange 
for permanent preservation of  a designated “character structure” on that parcel.  The rights may then be transferred to 
the adjacent receiving areas in Area 6.  Due to the small and narrow lot patterns, the Canal Quarter south of  the Canal 
should only send development rights to the receiving areas designated within Area 6.   

In both the Canal Quarter and the Jackson + Wolfe Warehouse Districts, policy amendments should lower the hurdles 
inherent for the adaptive reuse of  defi ned character structures. fl exibility in use and development standards through the 
implementation of  a Creative Maker District will support the retention of  character structures in this area.  Applying 
the historic structure parking exemption to designated buildings will eliminate legal and regulatory pressure to demolish 
existing structures for additional car storage.  Flexibility in residential density limits is one appropriate strategy for the 
preservation and rehabilitation of  designated historic structures. Sight-line setbacks and preservation plans should be 
deployed in conjunction with increases in residential density to ensure the structures continue to contribute to their 
architecturally unique urban fabric. 
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Train Station District

Infi ll Building

Third Spaces

Commercial Priority Area

Proposed Roundabout

Frontage Repair

Street Reconfi guration

Parking Deck

Pedestrian/Cyclist Passage

Improved Pedestrian Crossing

Vehicle Entrance/Exit

Tකඉඑඖ Sගඉගඑ඗ඖ Dඑඛගකඑඋග

THE TRAIN STATION AREA
The train station is an important asset, and the addition of  a new third track will bring new activity to the growing 
station. The expansion of  the train station and upgrades to its network systems are discussed on page 11(7)-25.  This 
section focuses on the future land use in the Train Station Area. The Train Station Area was a component of  the 1991 
Railroad Station Area Plan.  That Plan has guided the land use in the Train Station Area over the last thirty years and 
has been updated here to refl ect the evolution of  the Downtown and use of  the Train Station as a regional transit hub.

POLICIES FOR LAND USE AND INFILL
The 1991 Plan envisioned parking lots in the Railroad Station Area being transformed. At that time, the Railroad Station 
Overlay District was applied to encourage residential and offi ce infi ll in an appropriate urban form.  

The Railroad Station Overlay District has since been modifi ed and is incompatible with recent adaptive reuse projects, 
including the renovation of  the Kenmore Coffee Warehouse and Janney-Marshall Building.  These properties were 
removed from the Overlay in order to facilitate the adaptive reuse of  the historic structures. The mix of  zoning and 
overlay districts within the area should be replaced by a new form based code (neighborhood commercial and residen-
tial) that will permit compatible infi ll while serving as an appropriate transition in intensity from the Downtown to the 
adjacent neighborhoods.  
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Recent development in the area has struggled to reach the required overall ratio required for mixed-use density bonuses. 
More appropriate standards and densities are needed to support development and adaptive reuse in the area. Commer-
cial use should be prioritized along Lafayette Blvd. on the ground fl oor to support train passengers and create street 
vibrancy connecting the area to the downtown and nearby maker district. 

Most of  the land in the Train Station Area is dedicated to automobile storage and circulation. 55% of  the 9 acres of  
private land within the Train Station Area is asphalt. Lafayette Blvd. is between four and fi ve lanes and lacks pedestrian 
crossings at key intersections. Sidewalks are lacking and are interrupted by wide vehicular entrances. Surface parking 
in the area is under occupied but accounts for double the amount of  building fl oor area and meaningful open space 
combined. 

This area is most suited for sustainable multi-modal living but is out of  balance. The train station’s connection to the 
Downtown and visitors’ views upon arrival are hindered by the predominance of  vacant parcels and parking lots imme-
diately surrounding the train station. The engineering and design focus in the Train Station Area should shift to better 
balance automobile infrastructure with buildings and meaningful open space.

Public spaces, third-places, and other meaningful open spaces should be prioritized where they provide stronger con-
nections to the Downtown:

Consolidate and eliminate vehicle entrances where viable. 

Ensure that new roundabouts at Kenmore and Charles Streets enhance circulation and safety while safeguard-
ing pedestrian comfort to travel along and cross Lafayette Blvd.

Extend brick sidewalks and pedestrian street lights from the Downtown through the Train Station Area on 
Princess Anne, Caroline, and Sophia Streets as detailed in the Upgrade Pedestrian Corridor section of  the Area 
7 Plan.  

Formalize the City owned parcel adjacent to the Janney-Marshall Building (called Trestle Park by nearby res-
idents) as a City open space.  The Park may also include bathrooms and bike parking for the expanded train 
station. 

Preserve areas along the river for future incorporation into the Bankside Trail proposed in the Expand Bicycle 
Corridors section.

Connect the Triangle Park between Prince Edward Street and Kenmore Avenue to the City fabric.
Infi ll development should be a priority in the Train Station area.

Along Lafayette Boulevard, mixed use buildings should be permitted to expand the Downtown building en-
velope and pedestrian scaled streetscape. New structures on Prince Edward Street should be neighborhood 
scaled on Wolfe Street and appropriately transition to historic structures on Lafayette Blvd. 

To support infi ll on existing parking lots, develop parking policies for a more effi cient use of  land:

A new parking deck between Princess Anne, Sophia, and Frederick Streets should support local residents daily 
needs, offi ce development within the Train Station Area, and commuter parking.

Implement programs to permit existing asphalt to be more effi ciently used as described in the Evolve Motor-
ized Transportation and Transit section of  this Plan. 

Right size parking and development standards as described in the Evolve Motorized Transportation and Tran-
sit section of  this Plan.    

DRAFT - 02-26-2020



CITY OF FREDERICKSBURG11(7)-15

Pඉ
කග

 II
I

Hඑඛග඗කඑඋ Rඍඛ඗ඝකඋඍඛ
Historic properties within Area 7 are celebrated, but a variety of  methods should be used to recognize these additional  
resources and increase access to tools for their preservation. Additional strategies recommended include:

Adaptive Reuse: A substantial amount of  historic structures integral to the city’s historic character are located outside 
the local Old and Historic Fredericksburg District overlay. The adaptive reuse of  these buildings is encouraged by tran-
sect-based policies, especially in the T-5, T-4M transects, and in the William Street, Princess Anne Street, and Lafayette 
Boulevard corridors. The reuse of  historic structures should be incentivized through increased residential density and 
transfer of  development rights, where appropriate.  

Form-Based Design: Within the T-5 transect, there is a confl ict between existing historic patterns of  development and 
modern density-based zoning.  Historic buildings often exceed required density rules rendering them non-conforming 
under current codes. The form of  the building as regulated by the Architectural Review Board should manage the inten-
sity of  the land use rather than an artifi cial density number. Along Lafayette Boulevard and Princess Anne Street, design 
guidelines should evolve into form based codes to more clearly require infi ll development and redevelopment to fi t into 
established architectural and development patterns.  Additional form-based design components should be developed 
for the T-4M zone focusing on character-defi ning features and form. 

Historic Property Maintenance: In order to reduce the incidence of  demolition-by-neglect, property maintenance 
enforcement should be focused on Downtown historic structures to ensure that these highly signifi cant places are not 
lost. Additionally, use of  the Virginia Rehabilitation Code encourages building-specifi c solutions during adaptive reuse 
projects to help buildings come back into use rather than remain vacant. Re-staffi ng the City’s Rental Inspection Pro-
gram will also counter-act demolition by neglect.  Expansion of  the City’s rehabilitation tax exemption program could 
facilitate residential and commercial renovation projects. Expanding the offerings for façade grants and building loans 
will assist owners in completing necessary maintenance and repairs. 

District Recognition: This planning area includes the Old and Historic Fredericksburg District (OHFD) and many 
other areas of  historic importance. The western boundary of  the Historic district includes properties on both sides of  
Prince Edward Street. 

National Register District: The existing National Register District was established in 1971 and the local Old 
and Historic Fredericksburg Overlay District was established in 1972.  National Register District designation 
provides for recognition of  historic character and the use of  incentives for rehabilitation.  It is not a regula-
tory tool.  The National Register District is proposed to be expanded to create access to Federal and State tax 
incentives for property owners.    

Local Old and Historic Fredericksburg District: The local OHFD encompasses the historic downtown core 
and several other notable sites. These include the Fredericksburg Gun Factory site, Original Walker-Grant 
School, Stearns House, and the commercial core and surrounding neighborhood. The western boundary of  
the Historic includes properties on both sides of  Prince Edward Street. 

Neighborhood Districts: With neighborhood support, conservation districts and pattern books can be created 
and implemented in neighborhood areas to encourage the use of  best practices in preservation design. 

Historic Corridors: Properties on the Lafayette Boulevard, William Street, and Princess Anne Street corridors 
should be added to the local inventory of  historic structures to make them eligible for incentives when being 
adaptively reused.
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TABLE 11-32 HISTORIC RESOURCES IN PLANNING AREA 7

SITE NAME PERIOD OF SIGNIFICANCE DESCRIPTION OWNERSHIP

Historic Fredericksburg 
National Register District

Historic continuum, 1728 
to present

Downtown business district, 
neighborhoods, cemeteries Private and City

Fredericksburg and 
Spotsylvania National 

Military Park
Civil War National Cemetery, Sunken Road, 

battlefi eld terrain Federal

Washington Avenue 
Historic District (1200-

1500 blocks)

Late 19th- early 20th 
century

Residential neighborhood with 
distinctive public mall and 

monuments
Private and City

Maury School Built 1919, expanded 1929 
and 1936 Former school, now condominiums Private

Stratton House Built 1855 Brick house on Littlepage Street, 
battlefi eld landmark Private

Rowe House Built 1828 Brick house on Hanover Street, 
battlefi eld landmark Private

Jackson + Wolfe 
Warehouse District

Late 19th - early 20th 
century warehouses

Collection of  warehouses and 
industrial buildings Private

Virginia Central Railway Civil War, Reconstruction Historic railway bed with trail City

Lafayette Blvd. Corridor Late 19th - early 20th 
Century

Cohesively designed neighborhood 
of  folk Victorian houses Private

National Register District - Eligible for Re-
habilitation Tax Credits

Expansion of  National Register District 
- Future Area Eligible Rehabilitation Tax 
Credit

Existing Local Historic District (area reg-
ulated by the Architectural Review Board)

HISTORIC DISTRICTS
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Area 7 contains a diverse collection of  open spaces that are upland from the Riverfront. The Uplands Open Space Net-
work is primarily used by City residents who walk or bike to these spaces from their homes as well as residents of  the 
region who come to the City to utilize the large urban parks, recreational trail system, and unique open spaces that are 
unavailable outside the City’s unique fabric.  Linking the separate open spaces together through soft improvements, art, 
monumentation, a naming strategy, or a path will elevate the whole system into a sizable entity.  Identifying opportuni-
ties to expand the Network ensures that as the City grows, so do its open spaces and recreational opportunities.

Existing Trails

Uplands Open Space Network

Parks and Open Space

Floodway
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Linking the Uplands Open Space Network: Washington Avenue, Memorial Park, Maury Park and third spac-
es through the Jackson + Wolfe Warehouse Maker District  create a green link from the Heritage Trail Canal Path 
to the VCR Trail.  This link should be enhanced by:

Evaluating opportunities for formalized gathering spaces, accommodations (like electrical services) 
for future events, upgraded seating, and more complex play / climbing structures in Memorial Park 
and the Cossey Botanical Park area.  Explore stabilization and improvements to the Mary Washington 
Monument
Adding corridor lighting along the Washington Avenue Mall to make it a safer lit corridor.  
Implementing the Fredericksburg Cemetery Sidewalks, listed on page 134 of  the Pathways Plan, to 
add brick sidewalks, enhanced tree planting, and wooden barriers along the cemetery wall between 
Lewis Street and William Street.  
Improve the northern William Street sidewalk between Kenmore and Washington Avenue for pedes-
trian safety.  

Expanding the George Street Walk: The George Street Walk connects the riverfront, Hurkamp Park, the 
Farmer's Market, and the War Memorial and should be extended to the Fredericksburg Battlefi eld.

Excess paved areas within the right-of-way (i.e. the triangular intersections of  George and Hanover 
and Hanover and Littlepage) should be converted to public plazas with hardscape and landscaping.  
The City owned triangle at the intersection of  Hanover and Kenmore should also be utilized for 
public purposes. 
Historical interpretation and public art should be strategically incorporated into the route.   These 
aspects inform visitors along their journey, and provide residents with places for respite and meet-up 
locations along the walk.  
The entrance to Maury Stadium along George Street should be upgraded, well lit, and incorporated 
into the Walk.

Expanding the Uplands Open Space Network: A new Hazel Run Trail should connect the southern end of  
Caroline Street into the Virginia Central Railway Trail and into the Fredericksburg National Cemetery through 
Willis Street.  Environmental constraints and water quality standards may require this trail to remain natural. 

The Cobblestone Park should be upgraded to be more visible from the Virginia Central Railroad 
Trail.  Upgrades to the park should make it a safer more open environment where feasible.
The open spaces adjacent to the Walker Grant Center should be upgraded for better utilization.  
Space exists for to expand existing recreational and community programs at the Center in addition to 
upgraded play areas, community gardens, event spaces, or formal amenities like a dog park. 
The Downtown Greens community garden should be linked to the Walker Grant Center and Hazel 
Run Trail as a “gateway” to the Hazel Run Trail and Park (discussed below).
A Hazel Run Park should be established along the City owned acreage at the southern end of  Caro-
line Street adjacent to the Rappahannock River.  The park should emphasize its natural, waterfront 
setting and include naturalized play elements combined with passive-entertainment options. This 
would connect downtown open space amenities and Dixon Park.
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Area 7 is a densely developed, visually-stimulating, highly-walkable series of  neighborhoods within and around the City’s 
historic core. Established corridors carry people through the area but additional infrastructure is needed to bind key 
destinations together. 

Pedestrian Corridors

Existing Brick Sidewalks

T.A.P. Grant Expansion

Brick Sidewalk Expansion

Pedestrian Activity Areas

Existing Pedestrian Lighting

Proposed Pedestrian Lighting

d dPeedestrian Corridors

ExExE istiingn  Brick Sidewalks

TT.T.A.A.P.P. Grant Expansion

BrBrBrBricicici k k Sidedewawalklk Expannsiion

PePePeedededed ststttrirr ann AAAActc ivity y ArA eaeas

ExExExExisisisistititt ngngn PPPPeedede ese triaan LiLighhghtitingng

PrPPPPPPPPPPPPPPPPPPPPP opopppososoo ededdd PPPededese trrriaiaiaian n LiL ghghghghtitingngngg
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T.A.P. Brick Sidewalk and Streetlight Expansion: The City has received a VDOT Transportation Alternatives Pro-
gram grant to expand the brick sidewalks and pedestrian street lighting network in Downtown. 

The T.A.P. grant will be used to fi ll in existing gaps in the T-5 brick sidewalk and pedestrian street light net-
work.  Procurement and engineering will occur in FY 2020 and construction will be complete in FY 2021.

Next Phase Brick Sidewalk and Streetlight Expansion: Streetscape upgrades should occur around the edges of  the 
T-5 transect and in adjacent emerging walkable urban places to bind existing building envelopes together and connect 
on-street pedestrian activity.  These improvements should be implemented as private redevelopment occurs.  The City 
may also consider pursuing grant funding or capital improvements funding to make the upgrades as part of  an expan-
sion of  public infrastructure.

The Liberty Place and William Square Blocks contain two signifi cant redevelopment sites.  The plans for 
these redevelopments should include brick sidewalks and pedestrian scaled lighting along all adjacent front-
ages.
The south western portion of  T-5 (including Princess Anne Street from Charlotte Street south to Dixon 
Street) and the blocks within the Train Station Area are primary pedestrian areas connecting the Downtown 
to adjacent urban fabric.  The area consists of  a patch work of  brick and concrete sidewalks and includes 
several potential redevelopment sites.  Brick sidewalks, street trees, and pedestrian scaled lighting should be 
added to make this area a cohesive, safe, and lit corridor for pedestrians. 

Corridor Lighting Expansion: Area 7 contains a near complete sidewalk network and an intricate network of  bicycle 
infrastructure. However, few sidewalks or paths are suffi ciently lit for nighttime use outside of  the central Downtown 
core. People otherwise inclined to walk or bike will choose driving into Downtown at night because they feel safer. Key 
pedestrian and bike routes should be lit for safe evening travel.  Due to the nature of  this type of  infrastructure, the City 
may consider pursuing grant funding or capital improvements planning to make the upgrades as part of  an expansion 
of  public infrastructure:

William Street is the primary east/west pedestrian connection between the University of  Mary Washington 
and the Downtown.  The road experiences heavy walking traffi c. Pedestrian lighting should continue west of  
Prince Edward, on to the planning area boundary. 
Princess Anne Street is the primary access to Downtown from the north and south. Pedestrian lighting 
should illuminate its length through Area 7.  In addition to the improvements listed in #3 above, pedestrian 
lighting should be a priority on the road length north of  William Street. 
Hanover Street is an important extension of  the George Street Walk to the northern entry to the Battlefi eld. 
Improvements include pedestrian lighting from War Memorial Park down to the battlefi eld and on (outside 
Area 7) through the University of  Mary Washington campus.  
Cornell Street, Lewis Street, and Fauquier Street are envisioned in the Pathways Plan as a bicycle boulevard 
connecting the University with the Downtown.  Pedestrian lighting should be added along Lewis Street 
where pedestrian traffi c between Kenmore, Washington Avenue, and the Rappahannock Library is likely to 
join in with cyclists.  
North Caroline Street and Sophia Street should be upgraded to a bicycle boulevard connecting the Bank 
Trail to the Heritage Trail along the Riverfront.  Pedestrian lighting should be added to the route. 
Jackson Street, Lafayette Boulevard, and Frederick Streets are corridors carrying bicycle and pedestrian 
traffi c from neighborhoods through walkable urban places, and into the core Downtown.  Pedestrian lighting 
should be added to these routes.  

Pedestrian Activity Areas: Area 7 contains several emerging walkable urban places that need appropriately scaled 
infrastructure to maintain a vibrant pedestrian atmosphere.  As regulatory codes for these places are modifi ed, consid-
eration should be given to permitting wide sidewalks, requiring street trees, and incorporating appropriately scaled street 
lights.  These areas are discussed in more detail in each focus area.
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Planned Shared Roadways

Bicycle Boulevard Expansion

Pedestrian/ Cyclist Passage

Proposed Mayfi eld Connector

Proposed Dixon Park Connector

Proposed Bankside Trail

Old Stone Warehouse

Existing Off-Street Trails

Battlefi eld Park Connector

Eච඘ඉඖඌ Bඑඋඡඋඔඍ C඗කකඑඌ඗කඛ 
The City’s trail and pathways network provides a robust bikeable network ready for its next upgrade.  The network 
provides functional transportation alternatives for residents, recreational opportunities for the regional population, and 
opportunities for historical interpretation and connection to cultural resources for the locals and tourists alike. 
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Expand the Off-Street Trail Network : The City's off-street trail network approaches the Downtown Core, but is 
need of  expansion.  The following improvements will create the next generation of  links in the City's off-street trail 
network, and will provide an opportunity to connect more areas of  the City.

The Mayfi eld Connector  along the Railroad will link the Mayfi eld, Airport, and Canterbury neighborhoods 
to the Downtown core.  The project is envisioned by the Pathways Plan to be constructed in conjunction 
with the construction of  a potential access road from State Route 3 to the Virginia Railway Express parking 
lots. 
The Dixon Park Connector is a proposed 2,500 linear foot multi-use trail starting in the Downtown  at the 
south end of  Caroline Street and tying into the existing Dixon Park trail network.  The trail provides an 
opportunity to route a signifi cant portion of  the East Coast Greenway through the City on off-street trails, 
provides inter-neighborhood connectivity and opens up new sections of  the City's riverfront for exploration 
and enjoyment by residents, recreators, and tourists alike.  
The Bankside Trail is a proposed off-street 3,250 linear foot shared use trail starting at Amelia Street and 
ending at Frederick Street.  The trail will tie into the proposed Chatham Bridge Trail and provides a substan-
tial opportunity for historical interpretation and adaptive reuse of  the City owned Old Stone Warehouse at 
923 Sophia Street.  Implementing the trail requires easement acquisition from 11 property owners along the 
route. This would serve as the off-road desired route for the East Coast Greenway.

Expand Bicycle Boulevards :  Bicycle boulevards are bicycle routes on streets that have a relatively low volume of  
vehicular traffi c, which allows bicycles to have some level of  on-street travel priority.  Bicycle Boulevards are designated 
by signs and pavement markings, well-lit intersections marked on all approaches by high visibility crosswalks, and stra-
tegically deployed traffi c calming.  Bicycle boulevards should provide connections to the proposed Bankside Trail, the 
Canal Path, the Heritage Trail, and the Virginia Central Railway Trail.  

Cornell Street, Lewis Street, and Fauquier Street are envisioned in the Pathways Plan as a bicycle boulevard 
connecting the University with the Downtown. 
Prince Edward Street provides a link between the Canal Path and the VCR Trail.  Prince Edward Street and 
Jackson Street connect to Frederick Street through a proposed railroad tunnel toward the Riverfront, City 
Dock Park, Sophia Street and the proposed Bank Trail. 
North Caroline Street and Sophia Street should be upgraded to a bicycle boulevard connecting the Bank 
Trail to the Heritage Trail along the Riverfront.  The boulevard continues south along Caroline Street to con-
nect to the Dixon Park Connector.

Implement Shared Roadways : Shared roadways and Bicycle Boulevards are components of  the City's Pathways Plan 
approved in 2018. Shared roadways are used when there is insuffi cient right-of-way for any type of  separate bicycle lane 
and are designated by Sharrows.  

The Kenmore Connector is proposed to be a bicycle route along Kenmore Avenue to link the VCR Trail and 
the Heritage Trail Canal Path. 
Hanover and George Street are proposed as an East-West Connector in the Pathways Plan.
Lafayette Boulevard east of  Jackson Street is proposed as a connection between the VCR Trail and Sophia 
Street in the Pathways Plan.
The Battlefi eld Park Connector consists of  intersection improvements at Willis Street and Lafayette Boule-
vard needed to link the VCR Trail to the Battlefi eld. 

East Coast Greenway: The East Coast Greenway is the urban cycling version of  the Appalachian Trail, heavily focused 
on cyclists. Along its route from Maine to Florida, the Greenway will cross the Rappahannock River on the Chatham 
Bridge and continue on to Spotsylvania County.

The greenway is designated to travel along Sophia Street to Rocky Lane and out Dixon Street. As future trails 
are developed, the greenway should be re-designated along the Bankside and Dixon Park Connection Trails.  
Dixon Street should be investigated for potential improvement as a bikeway.
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Mobility in Area 7 is a system of  transit, vehicular, pedestrian, and bicycle users working together. Improvements to 
motorized systems aim to create a functional integrated multi-modal network that ensures safety for pedestrian and 
driver alike. Refi nement of  transit, trolley, and parking strategies provide meaningful transportation choice while linking 
users with key destinations. Existing Trolley Line

Existing Downtown Parking District

Proposed Downtown Parking District

Existing Public Parking

North Princess Anne and Caroline

Amelia and William Streets

South Princess Anne and Caroline

Evaluate  Intersection Safety
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Convert One-Way Pairs to Two-Way Streets: In the 1960s, several of  Fredericksburg's main streets were converted 
to one-way pairs with limited stop movements to facilitate through traffi c. Today, by-pass roadways have reduced the 
need to funnel traffi c through the City. However, the remaining system continues to foster high speeds through resi-
dential areas and along the William Street corridor. The conversion of  paired, one-way streets back into two-way streets 
should be pursued to improve pedestrian safety and preserve the character of  Downtown by slowing traffi c particularly 
in residential areas, and to improve accessibility to homes and businesses. These streets were built as two-way streets 
and remain two-way outside of  the Downtown core. Increasing safety and decreasing speed is paramount to walkability 
and economic viability within the Downtown core. The City should pursue an engineering study to plan appropriate 
improvements, develop a pavement markings plan, and provide a cost estimate to implement the proposed boulevards

Transit: Enhance Fred Transit service to provide increased frequency and longer service hours will improve access to 
the Downtown core without increasing the need for parking.

Existing Trolley Line: Make the Downtown trolley a permanent circulator and create a marketing campaign to increase 
ridership and connect Downtown visitors to parking facilities and attractions.  Increase the frequency of  operations to 
weekends in the spring and fall, coordinate to provide service during major Downtown events, and advertise its avail-
ability to visitors.  Limiting the stops to outer destinations will ensure access and limit wait times, which is a problem 
during popular events.  

Connect the Downtown and Parking:  Facilitate use of  existing Downtown parking through measures to advertise 
and market access, availability and location. Branding or naming the city's publicly available lots will help the public 
identify and utilize the lots. Initiate a Fredericksburg parking website and app to provide real-time availability and pricing.

Parking Regulatory Strategies:  Consider adoption of  alternate methods to regulate parking within the core and 
deploy these strategies in the T-4, T-4M, and T-5 Transects to ensure that parking is straegically placed, accessible, and 
supports other modes of  transportation. 

Modify existing parking requirements to adhere to the SmartCode transect based standards as calibrated for 
the City of  Fredericksburg.  

Modify the existing method of  calculating shared parking to implement the SmartCode "Shared Parking Fac-
tor" as the appropriate calculation for shared parking.

Right-size design standards related to parking circulation and driveway areas, prioritize the pedestrian realm 
over the vehicular realm. 

Creatively expand the public parking supply: increasing total curb length (reduce/consolidate driveways) to add 
on-street parking and explore strategic acquisition of  existing large parking lots for public use.

Expand the Downtown Parking District to include Area 7's the William Street walkable urban place and the 
Creative Maker Districts.  Permit the fee-in-lieu purchase of  parking spaces for the second 50% of  spaces re-
quired within the District, but increase the required rate for that second 50%.  Expand the use of  the funds to 
transit and bicycle infrastructure as well as structured parking.

Develop a Downtown Parking Bank where pubic and private spaces may be leased akin to a shared use parking 
plan to make most effi cient use of  existing asphalt.

Make outdoor seating areas that provide meaningful urban plazas that enhance the walkable environment from 
parking requirements.

Continue to monitor the supply of  parking and explore other opportunities for expanding the public parking 
supply. 

Loading and Delivery:  Evaluate the effectiveness of  existing loading and delivery on William, Amelia, Caroline, and 
Princess Anne Street.  Develop a system wide approach to handling loading and delivery as needs and technology evolve.
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Train Station Area
Third Track
Bridge
Exp. Train Station Property
Exp. Train Station
Property Acquisition
Platform Expansion
Multimodal Loading Area
Current Bus Stop
Ride Hailing
Viaduct Repair
Short Term Parking
VRE + Long Term Parking
VRE Parking Access

Sound Wall

The City’s Train Station served as a critical regional transportation center since before the Civil War and witnesses a 
large volume of  freight traffi c (CSX Railroad), intercity passenger traffi c (Amtrak), and commuters (Virginia Railway 
Express). It has grown considerably since the Railroad Station Area Plan in 1991 which conservatively estimated that 
ridership could reach 371 daily commuters at full operation. 900 daily commuters now depart from the station every 
day. VRE is embarking on a series of  short term (2020-2025) and long term (2025–2040) improvements in the corridor 
that will increase daily ridership to 25,000 by 2025, an increase from the 19,000 daily ridership of  today.  The proposed 
long term improvements, including an additional rail bridge across the Potomac River, four tracks from the Potomac to 
Alexandria, and the addition of  a third track along the corridor between Richmond and Alexandria will accommodate 
a daily ridership up to 43,000 by 2040. According to Virginia’s Statewide Rail Plan the Fredericksburg Train Station 
handles 120,275 inter-city rail boardings and alightings annually, which is the fourth most in the Commonwealth (be-
hind Richmond, Lorton, Alexandria, and Charlottesville).  Those passengers ride on one of  the 13 to 14 Amtrak trains 
stopping in the City on a daily basis.  Virginia’s Statewide Rail Plan estimates that annual inter-city passenger boardings 
and alightings at Fredericksburg’s Train Station will increase by 44% to 170,496 by 2040.  

Existing FRED Route 

Existing FRED Route VF1/VF2
VF1/VF2
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Train Station Expansion: The City’s Train Station will experience a signifi cant increase in usage over the upcoming 
years for both short-term commuter trips on the Virginia Railway Express and long-term inter-city passenger trips.  
This will require an expansion of  the Train Station itself  and improvements to the infrastructure around the station. 
Improvements must be coordinated with the City’s transit and transportation systems. This growth will include the con-
struction of  a third track through the City and construction of  a new rail bridge across the Rappahannock River.  This 
should occur within the existing CSX owned right-of-way. The City Council supported the location of  the third track in 
October, 2017 with comment on upgrades to both the station and rails.  Previous planning has considered relocating the 
train station to nearby blocks, but this is disadvantageous for both the City and train riders. The City should work with 
VRE, CSX, and Amtrak to ensure the following are incorporated into the construction of  the third track and expansion 
of  the Train Station:

Maintain the station’s location between Princess Anne and Caroline Streets to preserve the station’s connec-
tion to the main commercial streets, provide for the best circulation pattern, and take advantage of  existing 
infrastructure. 

Refurbish the viaducts at track level, by removing the track ballast, repairing the concrete, and installing a 
weatherproof  membrane that will preclude water intrusion and subsequent damage from freeze-thaw cycles.

Construct two sound walls, the fi rst approximately 1,500 feet long on the east side of  the tracks opposite an 
existing sound wall on the west side of  the tracks, and the second approximately 4,000 feet long along Railroad 
Avenue, from the Blue and Gray Parkway to the Fair Grounds.

Provide for grade separated pedestrian access from existing rail parking areas on the west side of  Charles Street 
to the existing or any extended rail passenger platform.

Ensure a new rail passenger station and related parking structure are compatible with their historic downtown 
setting and that the station includes restrooms and visitor orientation space.

Acquire property along the south edge of  the station to enable the best redesign of  the new station and its 
access.  

Enhance access to the station for persons with disabilities. 

Incorporate lighting and audio visual system improvements into new construction or expansion of  the station.

Multi-Modal Station Access: Upgrade access to and around the station starting with transit service.  There are cur-
rently three dedicated FRED Transit routes that serve the train station with a combined average monthly ridership of  
1,000 trips. FRED Transit and FAMPO are currently undertaking a study to provide more integrated service to the Train 
Station to include ridership and lessen parking demand in proximity to the train station. Better integrating transit with 
the Train Station will lead to a more sustainable transportation system overtime:

Create a multi-modal access point along Lafayette Boulevard suitable for use by FRED Transit vehicles.

Create a pedestrian link with appropriate signage from the multi-modal access point directly to the Train Sta-
tion’s platforms.  

Support regional efforts to improve the overall transit system serving the train station.  Specifi cally, support the 
integration of  satellite parking lots into the transit system, adding additional routes leading to the train station, 
and decreasing headways for service.

Create a dedicated waiting area to ride hailing vehicles in the vicinity of  the Train Station.

Provide for expanded bike storage at the City’s Train Station.

Create a new pedestrian / bicycle tunnel under the tracks at the west end of  Frederick Street to enable cyclists 
coming off  the east end of  the VCR trail to access the waterfront and the Train Station without competing 
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with car and bus traffi c. 
Train Station Parking: In the near term, the majority of  riders will continue to access the station by personal auto-
mobile.  An increase in centralized publicly-accessible parking should be pursued where appropriate.  According to 
FAMPO studies, current train parking is at 95% capacity, including overfl ow lots. To ensure more effi cient circulation 
of  vehicles and minimizing through trips within neighborhoods the following policies should be followed:

Work with VRE to construct new structured parking between Sophia and Caroline Streets. To ensure an effi -
cient use of  the parking supply pricing should accommodate short-term daytime parking needs of  VRE riders 
and should be a source of  shared parking for City residents, visitors to the Downtown and waterfront, and 
support offi ce and residential development in the Train Station Area. 

Develop a new parking garage on the existing VRE parking lots on existing parking areas.  Create an agreement 
with VRE to permit long term parking associated with inter-city passenger rail trips within the garage.

Build a new direct access to the VRE parking lots from the Blue and Grey Parkway and Route 2 in conjunction 
with the construction of  the deck

Tourism: The train station is an asset to the City and Downtown not just for residents to travel but for out-of-town 
tourists to visit the City. Modifi cations are needed to make this staion a fully accessible resource for visitors. 

Install pedestrian oriented signage and wayfi nding to provide a welcoming experience and direct those arriving 
by train.

Evaluate opportunities to partner with Amtrak to staff  the station to both sell tickets and operate as tourism 
support. 

Work with Economic Development and Tourism to encourage visitors by train and to market the City for 
riders traveling along the rail corridor. 
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This section of  the City is designated as a revitalization area that encompasses mass transit, includes and provides for 
mixed use development, and allows for a density of  36 units per acre and 3.0 fl oor area ratio in commercially zoned 
areas.  Commercial density, higher than allowed by-right, should be allowed only as a Special Use and when any negative 
impacts of  such additional density are addressed, such as traffi c and parking congestion and the massing and scale of  
the project.  In this small area, downtown commercial zoning allows 3.0 fl oor area ration by right, however commercial 
zoning currently established along Lafayette Boulevard could allow such higher density as a special use.  This area along 
Lafayette Boulevard is adjacent to single family development.  Impacts on these residential areas should be carefully 
considered before a special use permit is approved for higher commercial density.  89% of  the Area 7’s residential struc-
tures and 85% of  its commercial structures were built before 1980.  Once structures reach an age of  30 to 40 years, 
their mechanical systems, roofi ng systems, and other structural elements are need of  updating or replacement, an indi-
cator of  the need for revitalization. Further, approximately 4% of  lots in the residential portion of  this area are vacant.  
With limited other vacant residential land in the area, virtually all new development will be through the revitalization of  
existing units. 

Commercial Pre 1980 - 85% of existing structures

Commercial Post 1980 - 15% of existing structures

Residential Pre 1980 - 89% of existing structures

Residential Post 1980 - 11% of existing structures

Vacant Parcels - 4% of residential parcels

Small Area Plan - Downtown
Revitalization Analysis
Area 7

¸
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INFRASTRUCTURE

Evaluate the conversion of  portions of  the one-way Princess Anne Street and Caroline Street and Amelia 
Street and William Street pairs to two-way traffi c.

Expand the trolley circulator to better connect the City’s Walkable Urban Places with public parking.  

Expand the off-street shared path network by constructing the Bankside Trail and the Dixon Park Connector.

Develop a new roadway connection from the Blue and Gray Parkway to the Virginia Railway Express parking 
lots and build the Mayfi eld Connector shared use path as part of  the project. 

Expand the City’s brick sidewalk and streetscape improvement programs to better connect the Downtown 
with the Train Station District and the Sophia Street Corridor through grants or capital funds.

Expand pedestrian lighting along major pedestrian corridors through grants or capital funds. 

Evaluate the potential for an expanded network of  bicycle boulevards on City streets.  Where feasible, design 
and construct improvements.  Implement the shared roadways listed for Area 7 in the Pathways Plan. 

Explore the expansion of  transit service to and a transit center at the Train Station to create shorter headways 
between transit trips.

Develop a focused Train Station Area infrastructure plan.  Set a short term and long term implementation 
strategy.  

REGULATIONS

Establish a maker district to spur adaptive reuse within the Canal Quarter and Jackson + Wolfe Warehouse 
areas. Rezone the area to a maker zoning to merge existing corridor design guidelines, and new form based 
elements to support the vision of  the district.

Develop a Transfer of  Development Rights program to incentivize the preservation of  character structures.

Evaluate the size and functionality of  the Commercial Downtown zoning district by evolving the existing 
density based rules where they contadict the historic pattern of  development and shrinking the district where 
appropriate and

Right size development standards in the Walkable Urban Places to better balance the pedestrian realm with the 
requirements for automobile infrastructure.

Evaluate incentive programs to improve the creation and expansion of  creative businesses within Area 6 in-
cluding targeted building acquisition, facade grants, small business loans, and the expansion of  the arts and 
cultural district.

Develop a form based Neighborhood Commercial and Residential zoning district to regularize the existing 
patchwork zoning in corridors and to serve as an appropriate transition in form between more intense areas 
and residential areas.

Rezone publicly held land and preserved open space categorized as Civic or T-1 to a public, recreational, open 
space, and environmental (PROSE) zoning district.

Evaluate existing ordinances to ensure they adequately protect the City’s existing stock of  non-conforming 
missing middle housing and evaluate an Accessory Dwelling Units ordinance to ensure City neighborhoods 
can continue to evolve to meet modern housing needs.
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PUBLIC FACILITIES

Expand the George Street Walk and evaluate the conversion of  irregular intersections along the walk to pe-
destrian plazas.  

Link uplands open-spaces. 

Establish a Hazel Run Nature Trail and Park.
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