ITEM #5A

MEMORANDUM
TO:
FROM:
DATE:
SUBJECT:

Tim Baroody, City Manager
Mike Craig, Zoning Administrator
December 5, 2017 for the December 12 meeting
RZ2017-01, SUP2017-05, SE2017-03 – AGV Properties, LLC requests to remove
the Railroad Station Overlay district and for zoning approvals to develop a mixeduse project at 31 units per acre with a reduced use mix ratio and setbacks at 306-312
Frederick Street and 307-313 Charles Street.

ISSUE SUMMARY
AGV Properties, LLC proposes to restore the historic Kenmore Coffee Warehouse (KCW) into
6,600 square feet of non-residential use, to develop a 17 unit multi-family building, and to build
four townhomes on property fronting on Frederick and Charles Street. The project includes a
rezoning request, a special use permit request, and special exception requests. Together, these
requests would permit five additional dwelling units on the property, seven additional feet in height
for the multi-family building, a 15% non-residential / residential use mix (in place of the required
25%), and reduced setbacks for the southern third of the proposed multi-family building and one of
the townhomes. The project includes a phasing plan requiring the upfront restoration of the KCW.
RECOMMENDATION
The following statements should be made as an independent motion to approve the rezoning, the
special use permit, and the special exceptions to the City Council with certain conditions:
1. Approve the rezoning the 0.68 acres to remove the Railroad Station Overlay District at 306-312
Frederick Street and 307-313 Charles Street in accordance with the proffer statement dated
December 5, 2017. The Council may consider hearing this item on first and second read.
2. Approve the special use permit for a mixed use residential density of 31 units per acre in the
Commercial Downtown zoning district with the following conditions:
a. This special use permit is conditioned upon the development of the mixed use
project in substantial conformance with the Generalized Development Plan entitled
“The Lofts at Frederick Street,” by Webb & Associates, dated September 1, 2017,
last revised December 1, 2017; and the architectural elevations entitled “The Lofts at
Frederick Street,” by nbj, dated November 30, 2017.
b. The project phasing shown in the GDP shall be enforced through the building permit
process. The zoning administrator and building code official shall not issue a
building permit for the multi-family residential building (other than a foundation
only permit) until the Kenmore Coffee Warehouse has passed its shell final
inspection.
3. Approve the special exceptions from § 72-33.2.B to reduce the side setbacks in three places and
the rear setbacks in two places as shown on the Frederick Street Lofts General Development
Plan, as well as from § 72-33.2.C to reduce the required use mix for a mixed use development to
15%. These special exceptions are recommended with the following conditions:
a. The special exceptions are conditioned upon the development of the mixed use
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project in substantial conformance with the Generalized Development Plan entitled
“The Lofts at Frederick Street,” by Webb & Associates, dated September 1, 2017,
last revised December 1, 2017; and the architectural elevations entitled “The Lofts at
Frederick Street,” by nbj, dated November 30, 2017.
b. The project phasing shown in the GDP shall be enforced through the building permit
process. The zoning administrator and building code official shall not issue a
building permit for the multi-family residential building (other than a foundation
only permit) until the Kenmore Coffee Warehouse has passed its shell final
inspection.
PLANNING COMMISSION PUBLIC HEARING AND RECOMMENDATION
Three sets of comments on the application were received prior to the Planning Commissions public
hearing. Mr. David James and Mr. Clint Van Zandt wrote in support of the project. Ms. Nancy
Moore wrote in opposition to the project. Those letters are attached to this memo.
The Planning Commission held a public hearing on the Frederick Street Lofts on November 8. A
total of five people spoke. Ms. Moore spoke in opposition to the request, one person was neutral on
the project but registered concerns about traffic on Charles Street from Virginia Railway Express
riders, and three people spoke in support of the project. After discussion, the Planning Commission
voted 5-0 to recommend approval of the rezoning, special use permit, and special exceptions with
one member absent and one member abstaining.
Additionally, one member of the public visited the Planning Department after the Planning
Commission meeting to register her concerns about the number of units contained in the project, the
building’s height, potential parking issues, and the precedent the project would have for restoration
projects associated with other structures like the Janney-Marshall Building.
EXISTING USE AND CHARACTER OF THE PROPERTY
306-312 Frederick Street and 307-313 Charles Street are four existing lots that together total 0.68
acres. The lot along Frederick Street contains
The Fredericks Street Lofts site (outlined in red)
historic industrial structures that are vacant and in
disrepair. The lots along Charles Street are vacant.
The property at 306-312 Frederick Street contains a
historic industrial structure referred to by the
applicant as the Kenmore Coffee Warehouse
(KCW). Land tax records indicate that the two-andone-half-story brick warehouse on the site was
constructed c.1884. Sanborn Fire Insurance Maps
indicate that the warehouse was initially used to
store hay and feed, though in the 20th century, the
property was home to the Roberts Bros. Tomato
Cannery, the Home Brand Canning Stock Factory,
and the Janney-Marshall Co. The Janney-Marshall
Co. used the original warehouse structure as a coffee
and peanut roastery and candy factory from 1921 to
approximately 1950.
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The building is one of the last remaining of its
architectural style in the City of Fredericksburg.
The structure is missing large sections of its roof
and needed structural intervention over the last
decade to keep it standing. AGV’s application
included two structural assessments of the
building from a structural engineer and architect.
Both certify that the building can be restored.
However, as noted by the architect “due to the
compromised integrity of the roof, deterioration
of architectural components will continue and
may reach a state where restoration is not
possible.” AGV’s proposal includes a phasing
plan that requires this building to be stabilized
and restored in the first phase of the project.

The historic Kenmore Coffee Warehouse (KCW)

The site also contains industrial outbuildings and additions to the original factory building. The
largest of these additions is the one-story, front-gabled structure that adjoins the original warehouse
on the west side. The Architectural Review Board approved a Certificate of Appropriateness to
demolish this structure on September 11, 2017.
The site is in a historically industrial area of the City. It is across Fredericks Street from the Purina
Tower building built in 1916 and across Charles Street from a one story cinderblock industrial
warehouse built in 1939. The neighborhood contains other industrial structures like the 1889 gas
plant (at the northwest corner of Charles and Frederick Streets) and the 1869 Janney-Marshall
building (at the corner of Frederick and Princess Anne Streets). The site is also a transitional area
between the larger historic industrial structures and mixed residential and commercial uses. Charles
Street and Princess Anne Street contain a mix of single family homes, duplexes, and apartments.
Commercial uses occupy
several of the corners of
both Charles and Princess
Anne Streets.
The entire site is within the
100 year floodplain. The
elevation of the site
averages 35 feet above sea
level. The regulatory Base
Flood Elevation established
by the Federal Emergency
Management Agency as
part of the Floodplain
Overlay District is 38 feet
above sea level. Proposed
buildings on-site will be
required to meet the
construction standards in
Aerial view of the intersection of Frederick and Charles Streets.
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the Floodplain Overlay District, such as the
requirement that any habitable residential space be no
lower than 39.5 feet above sea level.

2007/8 conceptual design created by the City and CVHC

In 2007 and 2008 the City and the Central Virginia
Housing Coalition (CHVC) undertook a study for a
masterplanned redevelopment of this site including the
restoration of the KCW. The masterplanning effort
included a neighborhood charette and the creation of
land use concepts and designs. The effort yielded a
design that was similar in form to what is proposed
today. However, ultimately the CHVC dropped out of
the project citing several factors including: the cost of
renovating and restoring the KCW, the lack of funding
sources available, the difference between CHVC’s
mission and the required cost of the housing needed to
make the project feasible, and the need for higher
density to make the project economically feasible. See
CHVC’s letter attached to this report for reference.
PROPOSED USE AND CHARACTER
The 0.68 acre Property is proposed to be used for 6,600 square feet of non-residential space, 17
multi-family units, and 4 townhouses. The proposed non-residential Floor Area Ratio is 0.30. The
proposed residential density is 31 units per acre.
Buildings on the site are designed to fit into the Frederick Street and Charles Street streetscapes.
Front setbacks of the building are consistent with adjacent structures. The buildings and their main
pedestrian entrances front onto the street. Vehicular access to the project is consolidated into a
proposed variable width alley providing automobile access to parking tucked into the rear of the
structures. The entrance/exit to the alley along Frederick Street is 22 feet wide and is two-way.
The alley transitions to 15 foot and one-way out as it turns towards Charles Street.
Overall, excluding building area and asphalt associated with the alley and the parking areas
approximately 17 % of the site will remain open space. The open space will be made up of a public
space adjacent to the renovated KCW, enhanced landscaping, double boarded fences, and masonry
walls.
There will be six buildings on-site:
1. The 6,600 square feet of non-residential space will be in the renovated KCW. The main
entrance to the building will be from Frederick Street. Adjacent to the building to the east
will be an open green that will highlight and preserve views to the restored building. The
green will include a bike rack and an area where the City can install historic wayfinding
signage detailing the history of the building and the neighborhood. There are three on-street
parking spaces on Frederick Street adjacent to the KCW and there is shared parking
underneath the multi-family building, some of which will be available to the KCW user.
2. The 17 multi-family units will be in a new 32,000 +/- square foot brick building built on two
sides of the KCW building. The main pedestrian entrance to the building would be from
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Frederick Street. The first floor of the building would be 35 parking spaces accessed by the
proposed alley.
Originally, the applicant proposed that the building would be up to 50 feet and four stories
tall. A Certificate of Appropriateness for the mass and scale of that proposal was denied by
the Architectural Review Board (ARB) on September 11. The applicant appealed the
decision to the City Council and submitted modified drawings reflecting comments received
during the meeting on September 11. On October 24 the City Council considered the
appeal. The modified design was sent to the ARB for comment at their November 13
meeting. The ARB generated comments and have transmitted them to the Council for a
final decision on the appeal at the December 12 meeting.
The modified building would be up to 46 foot 8 inches and four stories tall at its highest
point and would include two transitional areas. The portion of the building adjacent to the
KCW along Frederick Street would be 22 foot 8 inches and two stories tall so that the roof
line would remain below the peak of the KCW’s roof. The portion of the building closest to
the single family homes along Princess Anne Street would be 35 foot and three stories tall.
The four story portion of the building will be setback 40 feet from Frederick Street.
3. The four townhomes are proposed to be a combination of concrete foundations and masonry
siding. The four buildings front on Charles Street. Each unit will have a two car garage.
Vehicular access to the townhomes will be from the proposed alley. The townhomes would
be approximately 37 feet tall. The Architectural Review Board approved a Certificate of
Appropriateness for the mass and scale of the townhomes proposed on the lots on
September 11, 2017.
The remainder of this report is broken into five sections: Proposed Zoning Map Amendment;
Proposed Special Use Permit; Proposed Special Exceptions; Overall Zoning Considerations and
Potential Adverse Impacts; and Overall Conformance with the Comprehensive Plan, the Unified
Development Ordinance, and its harmony with the neighborhood.
PROPOSED ZONING MAP AMENDMENT
1. Existing and proposed zoning:
The property is currently in the
Commercial Downtown zoning district
and is also under the Railroad Station
Overlay District, the Old and Historic
Overlay District, and the Floodplain
Overlay District. The applicant proposes
that the entire 0.68 acre parcel be
removed from the Railroad Station
Overlay District (RSOD). The applicant
has submitted proffers that state:
1.

2.

Modified architectural elevations of the multi-family building.

The property shall be developed in substantial compliance with the attached GDP subject to
minor adjustments which may occur for purposes of addressing final engineering, design
requirements, or compliance with applicable regulations.
The site shall be monitored for archaeological deposits during land disturbance activities and
documentation of any findings will be provided to the Planning Department.
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Exhibit from the 2012 RSOD Expansion

The RSOD was originally passed in 1991 and was
applied to the four blocks bounded by Charles Street to
the west, Frederick Street to the south, the River to the
east and the railroad tracks to the north. The original
RSOD permitted building height to be 50 feet and a floor
area ratio of 3.0.
The RSOD originally limited
residential density in a mixed use project by a use mix
ratio of one dwelling unit per 3,600 square feet of
nonresidential use.
In 2012 the City considered rezoning areas adjacent to
the Downtown to Commercial-Downtown. The purpose
of the rezoning was to aid the renovation and redevelopment of historic structures that were
decaying. The proposed rezoning included the Warehouse District and the properties associated
with the Frederick Street Lofts project at the intersection of Frederick and Charles Streets. Based
on comments received during the rezoning process, the RSOD was expanded and amended along
with the rezoning. The amendment limited building height in the RSOD to 40 foot by-right but
permitted a 50 foot building height by special use permit. The floor area ratio was unchanged.
The RSOD was amended again with the adoption of the UDO in 2013. The provision permitting 50
foot building heights was eliminated at that time and the permitted floor area ratio was reduced
from 3.0 to 2.0. The use mix limitation on residential density in a mixed use project was changed to
a flat 24 units per acre.
The purpose of the RSOD is “facilitate development, redevelopment, and street geometry patterns
that are consistent with and compatible with each other and with existing development within the
area of the CSX railroad station.” The overlay district also was “created in order to provide for a
transition between downtown and residential areas south of downtown.”
The following table compares the RSOD regulations to the general Commercial Downtown
regulations and the proposed aspects of the project:
Regulation

Railroad Station Overlay

Commercial Downtown

Frederick Street Lofts

Front Setback, Min.

Within 25% of adjacent lots

Conform to adjacent structures

Conform to adjacent structures

Sides Setback, Min.

15 feet, when adjacent to a
residential district.

15 feet, when adjacent to a
residential district; otherwise none.

Rear Setback, Min.

25 feet, when adjacent to a
residential district.

25 feet, when adjacent to a
residential district; otherwise none.

2.0

3.0

SE requested for three areas that
are between 6 and 10 feet from a
residential district.
SE requested for two areas that are
between 6 and 10 feet from a
residential district.
0.3

24 DU / ACR (mixed use)

36 DU / ACR (mixed use by SUP)

SUP requested for 31 DU / ACR

40 feet

50 feet

Between 37 and 47 feet

10%

None

17%

Storage

No outdoor storage

N/A

No outdoor storage

Refuse

Contained in completely
enclosed and screened facilities.

N/A

Contained in completely enclosed
and screened facilities.

Floor Area Ratio, Max.
Res. Density, Max.
Building Height
Open Space, Min.
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Removing the RSOD from the property permits the proposal to be seven feet taller and permits five
additional dwelling units (that still require a special use permit from City Council) on the site.
Setbacks in the RSOD are generally the same as in the general CD zoning district and the applicant
proposes a special exception to reduce those setbacks that will be discussed further below. The
proposal would meet the other stipulation in RSOD regarding open space, outdoor storage, and
refuse.
PROPOSED SPECIAL USE PERMIT
1. § 72-32.2.B – Maximum Residential Density.
§ 72-32.2.B permits a maximum residential density of up to 36 units per acre by special use permit
for a mixed use project. The applicant requests a total of 21 units (including both townhomes and
multi-family units) on 0.68 acres at a density of 31 units per acre. The project contains a mix of
residential and non-residential land uses that are functionally integrated, share vehicular use areas,
ingress and egress, and pedestrian access in accordance with the definition of a mixed-use
development in § 72-84. The CD zoning district permits 24 units per acre by-right, which would
permit 16 units on the site. If granted the special use permit would allow five additional residential
units on the site.
PROPOSED SPECIAL EXCEPTIONS
1. § 72-32.2.B – Side and Rear
Minimum Setbacks
§ 72-32.2.B requires minimum side
setback of 15 feet and a minimum rear
setback of 25 where the CD zoning
district abuts a residential zoning
district.
The map on this page
highlights the areas where the applicant
proposes a special exception to reduce
the setbacks.
The orange color
indicates a reduced setback.
The applicant proposes to reduce the
setback around the rear third of the
multi-family building to between 6.1
and 10.9 feet. The applicant proposes
to reduce the side setback between the
northernmost townhome and the
adjacent property line to 10 feet.
Page 3 of the GDP – highlights added.
2. § 72-32.2.C – Minimum Use Mix Ratio.
§ 72-32.2.C requires that a minimum of 25% of the total gross floor area of all structures on a
mixed use site be either residential or non-residential use. This rule requires that there is a
minimum amount of use mix in a mixed-use project. The proposed use mix is:
a. 6,596 square feet of non-residential space within the KCW (15.33% of the total
gross square feet).
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b. 43,013 square feet of residential space within the multi-family building and the
townhomes (84.67% of the total gross square feet).
c. A total gross square feet of 49,610 square feet.
The applicant proposes to reduce the 25% required use mix to 15% based on the sites location
outside of the Downtown commercial core and in order to use the renovated KCW as the nonresidential use for the site.
POTENTIAL ADVERSE IMPACTS AND ADDITIONAL ZONING REVIEW CRITERIA
The effect of the rezoning, special use permit, and special exception would be to permit a total of
five additional dwelling units on the site, to permit a building approximately seven feet taller than
what is currently permitted, and to permit reduced setbacks in different areas of the proposed
project. The impacts of these changes are evaluated using the criteria specified by the Code of
Virginia, § 72-22.6 Special Use Permits, and § 72-22.7 Special Exceptions:

1. Code of Virginia. The Code of Virginia contains criteria that shall be considered for zoning map
amendments:
In considering a proffer amendment the Planning Commission and City Council should consider
Virginia Code § 15.2-2284, which states:
“Zoning ordinances and districts shall be drawn and applied with reasonable consideration for the existing use
and character of property, the comprehensive plan, the suitability of property for various uses, the trends of
growth or change, the current and future requirements of the community as to land for various purposes as
determined by population and economic studies and other studies, the transportation requirements of the
community, the requirements for airports, housing, schools, parks, playgrounds, recreation areas and other
public services, the conservation of natural resources, the preservation of flood plains, the protection of life
and property from impounding structure failures, the preservation of agricultural and forestal land, the
conservation of properties and their values and the encouragement of the most appropriate use of land
throughout the locality.”

The applicant’s rezoning request would result in the ability to apply for a special use permit for five
additional dwelling units on-site and to raise the overall proposed height of the structure by seven
feet. These changes are relatively minor in the broader scope of the zoning ordinance. The broad
considerations listed in § 15.2-2284 listed above are best evaluated through the consideration and
mitigation of potential adverse impacts, additional special exception criteria, and the general
conformance of the project with the Comprehensive Plan and other City visioning documents.
2. Potential Adverse Impacts. The criteria for reviewing special use permits and special exceptions
include evaluating the proposed exception potentially results in any adverse impacts on the
surrounding neighborhood, or the community in general; and if so, whether there are any
reasonable conditions of approval that would satisfactorily mitigate such impacts. Potential
adverse impacts are listed and analyzed below:
Village of Idlewild GDP – Page 3C of 26
a. Traffic or parking congestion;
i. Traffic Vehicular access to the project will be from Frederick Street
and Charles Street into a new alley circulating through the site.
The alley will have a two way entrance / exit on Frederick
Street and a one-way exit on Charles Street. The alley width
varies. Where two way, the alley is 22 feet wide and where
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one way, the alley is 15 feet wide. The proposed widths require an administrative exception
to § 72-52.3, which generally requires alleys to be 24 feet wide.
The Technical Review Committee (including Public Works, the Fire Department, and the
Planning Department) have analyzed the proposed width of the alley. It is sufficiently wide
to accommodate service vehicles and public safety vehicles. The access is sufficient for
vehicular traffic to and from the site and is properly sized so as not to disrupt the historic
neighborhood pattern with excess asphalt. The two way alley widths exceed the standard
set by the Idlewild development and the Technical Review Committee would approve the
administrative exception request for an alternative access width.
A requested exception to the alley width standard is not unusual. There have been at least
four other requests to modify the alley width standard on a variety of projects. All the
requests were required by the Technical Review Committee to conform to the general alley
standard set by the Idlewild development, most have been reviewed by the City Council,
and all have been approved 1.
ii. Parking –
Overall, there are 35 parking spaces required and 50 parking spaces proposed for the
Frederick Street Lofts project:
Use Type

Parking Generation

4 Townhomes
17 Multi-family Units
6,600 SF KCW

Total

1.7 spaces per TH
1.7 spaces per MF
Exempt

Parking Required

Parking Provided

6 parking spaces
29 parking spaces
Exempt

12 parking spaces
38 parking spaces
Shared parking

35 parking spaces

50 parking spaces

§ 72-53.1.B(2)(b) exempts the rehabilitation or re-use of a historic structure from parking
requirements. The 6,600 square foot of non-residential use in the KCW is exempt from the
parking requirement.
The owners of 314 Frederick Street requested that the applicant provide access from the
alley to their property so that they may have off-street parking for their home. The owner
proposes to provide access to the property owner as part of this project.
b. Noise, lights, dust, odor, fumes, vibration, and other factors which adversely affect the
natural environment;
Together, the rezoning, the special use permit request, and the special exceptions would
permit five additional units on-site, a seven foot taller multi-family building and reduced
setbacks for one of the townhomes and a portion of the multi-family building. Generally,
the zoning ordinance uses bulk regulations and development standards to mitigate the
effects of light noise, and other adverse impacts on adjacent land uses. Light and noise from
the Frederick Street Lofts project will primarily come from resident activity in their homes
and from cars driving into and out of the site.
1

Repeated exception requests to a certain section of code indicate a problem with the regulation. As such, the Planning
Department will propose a modification to this standard as part of the amendments to the Unified Development
Ordinance associated with the Area 3 Small Area Plan.
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i.

Activity in each dwelling unit – As proposed, the multi-family building requires
exceptions to the setback standards and a waiver of some of the development
standards in the Unified Development Ordinance. To justify the exception and

waiver, the applicant has proposed several site enhancements to mitigate these
potential impacts. The features described below are also illustrated on the following
figure:
§ 72-32.2B requires that buildings in the CD zoning district be setback 15 feet from
a side and 25 feet from a rear where adjacent to a residential zoning district and § 7255.4D requires a Type B “Aesthetic” perimeter buffer between the R-8 and CD
zoning districts. The Type B buffer generally is supposed to be 25 feet wide and
requires four canopy trees and 12 shrubs every 100 linear feet. The buffer width can
be reduced 15 feet with two canopy trees, six understory trees and five shrubs per
linear foot or to six feet in width by building a solid six foot tall masonry wall and 12
shrubs per linear foot placed outside the wall.
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The historic KCW building meets the required 25 foot setback. The applicant
proposes a public plaza with a brick walkway, bike racks, and an area for the City to
install historical interpretive signage in place of the Type B buffer. The requirement
for the buffer may be waived administratively in the case of unusual situations. In
this case, the opportunity to restore the KCW building, preserve the viewshed to it
from the street, and to provide an area for the public to learn about the history of the
building and the neighborhood is an unusual situation.
The northern two thirds of the multi-family building meets the prescribed setback
and exceeds the perimeter buffer requirement. The applicant has noted on its GDP
that in this area they will provide a Type C “Semi-Opaque” buffer (generally 25
wide with four canopy trees, four understory trees, and eleven shrubs per 100 linear
feet or 15 feet wide with an opaque fence, three canopy trees, four understory trees
and eleven shrubs per 100 linear feet) as well as a double sided opaque fence. The
ordinance would generally require a Type B “Aeshetic” buffer in this area.
The applicant has requested a special exception to reduce the setbacks of the
southern third of the multi-family building from 15 on the side and 25 on the rear to
between 6.1 and 10.9 feet. The applicant proposes to use a six foot tall masonry wall
in this area to reduce the required perimeter buffer to six feet in width. The
applicant does not show the twelve shrubs per 100 linear feet on the outside of the
wall. The requirement to plant the twelve shrubs per linear foot may be waived
administratively in the case of an unusual situation. There are two unique
circumstances. First, the requirement to plant shrubs outside a six foot tall masonry
wall between the project and residential lots could create a maintenance and access
problem that would affect adjacent residential property owners. Second, the size of
the multi-family building is related to the amount of land use necessary to make the
restoration of the KCW economically feasible.
There are no balconies proposed on the rear third of the building, so there will not be
additional noise generated in this area from tenants outside their dwellings.
Additionally, the six foot tall masonry wall will mitigate impacts on adjacent
residential uses from some of the activity in and around the multi-family building on
the ground floor. However, the special exception would permit the building to be
closer to the property line then generally required. The effect of exterior building
lighting mounted above the six foot tall wall could have a substantial impact on
residential properties. As such, the applicant has included a provision that no
exterior lighting shall be used on the building or the site in areas where the
multifamily building’s setbacks have been reduced by special exception.
ii.

Light and noise from cars – Automobiles access to the site is by an alley between the
KCW and multi-family buildings and the Charles Street townhomes. Cars will then
either park underneath the multi-family building or in the two car garage provided
for each townhome. The parking underneath the multi-family building is primarily
contained under the structure and is screened from adjacent uses by the building
walls, the enhanced landscaping buffer, and the proposed six foot masonry wall
described above. However, vehicles traveling along the alley into and out of the site
will create additional noise and glare.
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§ 72-55.4D requires a Type B “Aesthetic” perimeter buffer between the R-8 and CD
zoning districts. As shown on the above map, no Type B buffer is proposed between
the alley and 314 Frederick Street and 317 Charles Street nor between the alley and
the adjacent empty lot at 305 Charles Street. The standard may be waived
administratively in unusual situations or where the standard would create substantial
injustice. The zoning pattern in this block of Charles Street is unusual where there
are spots of R-8 zoning surrounded by CD zoning. The general setback and buffer
requirements would cause a disruption in the consistency and character of the
existing historic neighborhood fabric. However, potential impacts do remain.
The applicant has proposed two treatments in place of the aesthetic buffer in order to
mitigate the potential noise and light from automobile traffic:
1. The applicant has proposed a double sided opaque fence between the alley and
314 Frederick and 317 Charles Streets. Additionally, at the owner’s request the
applicant has proposed off-street parking to be accessed off the alley for use by
314 Frederick Street as shown on the GDP.
2. The applicant has proposed a four foot tall masonry wall separating the alley
from the vacant lot at 305 Charles Street.
The fence and the wall will effectively block headlight glare and minimize noise
from cars accessing the site. The size and position of the fence and wall will not
create a disruption to the neighborhood pattern. They are not so tall or positioned
such that they will create site distance problems for automobile traffic or create
safety issues or blind spots where people can hide.
c. Discouragement of economic development activities that may provide desirable employment
or enlarge the tax base;
§ 72-32.2.C(2) requires that at least 25% of the total gross floor area of a mixed-use
structure, or of all structures on a mixed-use site, shall be devoted to either residential or
nonresidential uses. This provision only applies when a density of 24 units per acre is
exceeded. The applicant proposes to renovate the 6,600 square foot KCW into nonresidential space. The remaining 43,013 gross square feet of land use on the site would be
residential. The non-residential use is only 15% of the total gross square feet proposed onsite. The applicant has applied for a special exception to reduce the required 25% use mix
to the proposed 15%.
The site is located on Frederick and Charles Streets. These streets offer some potential for
non-residential use but are in the transitional rather than the core areas of the Downtown
where commercial use should be maximized. The proposed decrease in the required use
mix permits an additional five residential units to be constructed on-site. The economic
value of the additional residential dwellings makes the restoration of the KCW feasible.
Overall, the project would enlarge the property tax base by restoring vacant property,
creating new investment, and providing a mix of residential and non-residential uses on-site.
d. Undue density of population or intensity of use in relation to the community facilities
existing or available;
i.
Public Facilities:
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ii.

iii.

1. Utilities – There are sufficient public utilities to accommodate the proposed land
uses.
2. Public Safety – The fire department has reviewed the proposal and worked with
the applicant to ensure sufficient access to serve the site. The alley is wide
enough for any necessary public safety vehicles to use and the existing curb cut
to the east of the KCW is proposed to be left open in case the fire department
needs to pull a vehicle into the public space during an emergency.
Environment:
The project is within the 100 year floodplain and all proposed structures will be
required to be built in accordance with the rules established in the Floodplain
Overlay District and the Virginia Statewide Building Code. There are no other
environmental features on-site.
Open Space:
The application includes the restoration of a significant historical structure and the
creation of a 1,600 square foot plaza available to the public. The plaza will preserve
an important viewshed from the street to the historic resource. Within the plaza the
applicant will provide an area where the City can install historical interpretive
signage related to the KCW and the surrounding neighborhood.

e. Reduction in the availability of affordable housing in the neighborhood;
The effect of the rezoning, special use permit, and special exception would be to permit five
additional dwelling units on the project site. Four of the dwelling units would be multifamily and one would be a townhome. The project will provide a mix of housing types and
the opportunity for home ownership, both of which are goals of the Residential
Neighborhoods section of the Comprehensive Plan. The project will not remove any
existing affordable housing in the neighborhood.
f. Impact on school population and facilities;
According to data from the Fredericksburg School System, multi-family units produce 0.217
students per unit and townhomes produce 0.458 students per unit in the City. The proposed
zoning changes would permit four additional multi-family units and one additional
townhome on-site. Together the additional units would produce an additional two students
in the school system.
g. Destruction of or encroachment upon conservation or historic districts;
The first phase of the project is the restoration of the historic KCW. The KCW, built in
project includes a phasing plan that requires the upfront restoration of the historic structure.
As noted in the background section of this report, the City has previously made a serious
attempt to create a plan to use the right to additional land use to save save the KCW. The
previous plan was deemed economically unviable. According to the architect’s letter
included in the application, the KCW will not be able to survive much longer. This proposal
is believed to be the last chance to save the building.
All aspects of this project including demolition and new construction are subject to the
Certificate of Appropriate (COA) process. At the September 11 meeting of the
Architectural Review Board (ARB), the applicant was granted a COA for demolition of the
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ancillary structures on-site and for the mass and scale of the townhomes. The ARB denied a
COA for the mass and scale of the multi-family building as previously proposed. The
applicant appealed the ARB decision to the City Council.
The appeal was considered by the Council on October 24 at which time, with the agreement
of the applicant, the Council referred the modified mass and scale to the ARB for comment
at their November meeting. The ARB considered the revised archtictural elevations at their
meeting on November 13 and provided additional comments to the City Council. Details on
the revised architectural elevations are included in the updated appeal staff report included
in the City Council packet.
h. Conformity with federal, state and local
laws, as demonstrated and certified by the
applicant; and
The applicant has, to our knowledge,
conformed to all federal, state, and local
laws.
i. Massing and scale of the project.
In response to comments from the ARB,
the applicant modified the mass and scale
of the multi-family building as described
in the updated appeal staff report included
in your packet.
The ARB has approved a Certificate of
Appropriateness for the mass and scale of
the townhomes along Charles Street. The
15 foot side setback between the
northernmost townhome and the house at
317 Charles Street is proposed to be
reduced to 10 feet by special exception. Similarly, there is no landscape buffer proposed
between the townhome and the adjacent house, which may be waived administratively in
unusual situations or where the standard would create substantial injustice.
The zoning pattern in this block of Charles Street is unusual where an island of R-8 zoning
surrounded by CD zoning. The purpose of the CD zoning district is in part to respect the
geometry of the downtown streetscape and maintain
architectural
precedents
of the historic
The Frederick
Street Lofts
site – highlighted
in green
area. The purpose of the R-8 zoning district is to provide for a mixture of single-family
detached and attached dwelling types. § 7-31.4.D(2) R-8 zoning district utilize a form based
infill calculation. The calculation uses the median setback found on other comparable lots
on the block face to assign the setback for new structures. Using the existing homes on the
east Charles block face as well as 314 Frederick Street, the median left setback (facing the
house) on the block would be six feet. The applicant proposes a ten foot setback for the
townhomes, which is consistent with the neighborhood. Similarly, the surrounding
neighborhood has a mix of residential and non-residential uses all blended into cohesive
block faces that are most cohesive when undisrupted by landscape buffers.
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3. Additional Special Exception considerations. The following additional criteria are used to
determine whether a request for a special exception is appropriate.
a. Has there been sufficient review time?
The Technical Review Committee has completed their review. The applicant has held at
least one neighborhood meeting about the project. The ARB and the Planning Commission
have both held public hearings on this project.There has been sufficient time for
investigation and community planning for this project to have a public hearing before the
City Council.
b. Is this request special, unique, or extraordinary?
The historic KCW is architecturally representative of an important part of Fredericksburg’s
history. It is also one of the last examples of its style of architecture in the City. The
building is in danger of collapse. The opportunity to save this building is special,
extraordinary, and unusual. The special exceptions requested as part of the land use
program are necessary to provide sufficient land use to make the saving of this structure
economically viable.
Also, some of the exceptions and waivers requested for this project (particularly those
involving the setback and perimeter buffers around the west side of the property and
adjacent to the proposed townhomes) are the product of an unusual zoning pattern where an
island of R-8 is surrounded C-D zoning. This zoning pattern would require transitions and
buffers between similar uses that are not necessary to mitigate the impacts on one use from
the other. See the land use map on this page.The applicant has proposed more fine grained
treatments that are would effectively mitigate adverse impacts and also fit better into the
overall urban fabric than large perimeter buffers.
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COMPLIANCE WITH THE COMPREHENSIVE PLAN
1. Land Use Planning Area 7:
The Future Land Use Map (FLUM) in the 2015 Comprehensive Plan shows the Property as
Commercial-Transitional/Office, which encourages a variety of interrelated uses. The CommercialTransitional/Office designation, which provides “for limited retail uses and small scale offices, with
appropriate landscaping and screening, to provide a transition between quiet residential areas and
more intense commercial districts” (pg. 116).
The “opportunities” listed under Land Use Planning Area 7 (pg. 156) include:
- Protect the historic aspects of the downtown business district, through careful adaptive reuse
of existing buildings and appropriate new construction on infill sites.
- Support redevelopment that respects historic structures, but without dictating architectural
style or limiting creativity.
- Promote residential and mixed-use development.
- Protect established residential neighborhoods from existing and proposed commercial
development, through transitional uses and design standards that minimize adverse impacts.
Similarly, Land Use Planning Area 7 contains several guiding principles for downtown
redevelopment including (pg. 162):
- Protect the character and historic integrity of downtown Fredericksburg.

17
-

Enhance the downtown area as the region’s urban hub with center-city amenities that serve
the greater regional community.
- Attract investors, residents and visitors to the downtown area through attention to mixeduses and flexible parking requirements.
The proposed development is in Sub Planning Area 7C (pg. 160).
2. Promoting and Sustaining a Liveable Community. The proposal under evaluation would
permit five additional dwelling units, an increase in height by seven feet, reduced setbacks,
and a reduced use mix. The impacts from the proposal are relatively modest and localized
to the immediately adjacent blocks. The following sections of the Comprehensive Plan
relate to the proposal.
a. Residential Neighborhoods and Housing:
The Residential Neighborhoods and Housing chapter encourages “neighborhood design” based on a
pedestrian-friendly environment (pg. 90). The chapter addresses existing housing inventory,
housing conditions, homeownership, the impact of the University of Mary Washington on housing
stocks, and affordable housing (pg. 92-93).
A project’s effect on City housing may be measured by compliance with the Residential
Neighborhoods and Housing chapter’s Goals (pg. 95). The proposal is consistent with Residential
Neighborhoods Goals 1) Neighborhood Character, 2) Neighborhood Quality, 4) Adequate Public
Services and Facilities, 5) Enhanced Connections, Goal 8) Variety of Housing, and 9)
Homeownership. The project is subject to architectural elevations and controls that must be
approved by the ARB or City Council. A plaza and transitional landscaping, fencing, and walls
been added into the site design. Exterior lighting would be prohibited from being installed on the
multifamily building where setbacks are reduced by special exception. This project would provide
a variety of housing. The townhouses also provide the opportunity for people to own their own
houses in the City.
During the public hearings on this project, there have been comments from some neighbors
regarding whether or not the building is compatible in design and functionality with the adjacent
single family homes due to the height and mass of the multi-family building. Goal 6 of the
Residential Neighborhoods and Housing chapter is Compatibility in Design and Functionality.
The design is inconsistent with Goal 7) Affordable Housing. There is no discussion of providing
affordable housing with this application.
b. Historic Preservation.
The Historic Preservation chapter encourages the understanding and protection of the historic
character of the City of Fredericksburg. The chapter also sets out expectations for managing
change in the historic district to ensure that buildings can remain in active use and that compatible
new development is permitted. The chapter states that “the City’s challenge is to ensure historic
buildings can be used and maintained and that new development occurs without compromising its
historic setting” (pg. 101).
A project’s effect on City historic resources may be measured by compliance with the Historic
Preservation chapter’s Goals (pg. 108). The project is consistent with Goal 1) City Character, Goal
2) Redevelopment, and Goal 3) Heritage Resources. The project includes the upfront restoration of
a historically significant and architecturally unique structure. The project includes redevelopment
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that permits the neighborhood to grow as part of a vibrant community. The project includes
protection of a viewshed to the historic resource and the creation of a plaza to help interpret the
history of the structure and the surrounding neighborhood.
3.
Conformance with the 2010 Historic Preservation Plan
In the 2010 Historic Preservation Plan, Issue 3: Zoning states that zoning requirements should be
context-driven when dealing with historic properties and neighborhoods. Goal 3 of this section
states, “To aid in the preservation of Fredericksburg historic properties, zoning regulations and
granting special use permits should be reviewed when a historic building or structure is to be
restored, preserved, or reused.” This project includes the rehabilitation of the c.1884 Kenmore
Coffee Warehouse building, a significant historic structure in the Historic Fredericksburg District.
The property has been vacant and threatened through demolition by neglect for several decades.
Changes to the zoning of the property, and density and setback requirements are appropriate for the
project in order to enable the rehabilitation of a structure that may otherwise be lost. Allowing for
such changes in order to preserve the building aligns with this goal stated above. The Historic
Preservation Plan additionally prioritizes the identification and archaeological sites and subsurface
materials. In order to achieve this goal, the applicant included a proffer that states, “the site shall be
monitored for archaeological deposits during land disturbance activities and documentation of any
findings will be provided to the Planning Department.”

COMPLIANCE WITH THE UNIFIED DEVELOPMENT ORDINANCE
1. Existing zoning:
The Property is currently zoned CD and is surrounded by CD zoning to the north, a pocket of R-8
zoning to the northwest, and R-8 zoning to the south and east.

2. Proposed zoning:
a. Commercial Downtown.
§ 72-32.2.A states that the purpose of the CD zoning district is “to promote harmonious
development, redevelopment, and rehabilitation of uses in the commercial areas of the Old and
Historic Fredericksburg overlay district.” The regulations of this district are intended to implement
the goals of the Comprehensive Plan for development sensitive to the historic character of the
Downtown while encouraging mixed-uses in the downtown area. “The emphasis in site planning is
to be placed upon enhancing pedestrian circulation, minimizing vehicular and pedestrian access
conflicts among uses, respecting the geometry of the downtown streetscape, and maintaining
continuity with the architectural precedents of the historic area.”
The Development Standards in § 72-5 are intended to produce the type of development envisioned
in the purpose statement of the CD zoning district. The project’s conformance to the purpose of the
zoning district can in some ways be measured by its adherence to those Development Standards.
Generally, the project conforms to the City’s development standards.
As noted above, the project requires special exceptions from setback and use mix regulations and
administrative waivers from some transitional landscaping requirements. The setback and use mix
exceptions are necessary to permit sufficient residential land use to make the historic renovation of
the KCW economically feasible. The exceptions and waivers related to the townhomes and the
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landscaping around the alley are necessary due to the unusual zoning pattern in the area. Permitting
flexibility in buffering between uses and setback will ensure that the proposed development fits into
the existing historic urban fabric.
CONCLUSION AND RECOMMENDATION
The City Council should approve of this zoning map amendment, the special use permit with
the proposed conditions, and the special exceptions with the proposed conditions. The first
phase of the proposed project is the restoration of an important and unique historical building in the
City. Architectural treatments, a plaza, landscaping, double sided fences, and masonry walls have
been deployed to adequately mitigate potential adverse impacts on adjacent residential land uses.
Approving this project (in sequence with the renovation of the Purina Tower and the historic Gas
Works) is an additional step toward fully renovating the historic industrial area of the City south of
the railroad.
ATTACHMENTS
1. Letter from CVHC dated March 11, 2008.
2. Draft Ordinance.
3. Draft Resolution granting the Special Use Permit.
4. Draft Resolution granting the Special Exception.
5. Application and supporting materials.
6. Draft November 8 Planning Commission minutes.
7. Planning Commission citizen comment letters.
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Central Virginia Housing Coalition
208 Hudgins Road
Fredericksburg, VA 22408
Phone: (540) 604-9943
Fax: (540) 604-9949

f=*
EQUAL HOUSING

OPPORTUNITY

March 11,2008

Mr. Kevin M. Gullette, Director

Fredericksburg Economic Development Authority
706 Caroline Street

Fredericksburg, Virginia 22401
Dear Mr. Gullette:

The Central Virginia Housing Coalition (CVHC) Board of Directors has asked me to inform you
that CVHC will not be able to assist with the renovation of the Janney-Marshall property. After
the initial briefing from Hill Studios on the concept of the project it was determined that the cost
of the property and the estimated cost of the development would render the per unit cost
completely out of range for low to moderate income families and providing housing for low
income families is, of course, CVHC's mission.

Additionally, the short time frame given to find funding to purchase the property and to find
development funding would not allow us to seek tax credit financing and other sources of
funding available to non-profit organizations. Without the help of outside financing CVHC is not
in a position financially to either acquire the Janney-Marshall property or develop it.
There are other considerations that helped to influence the decision not to continue with the
project. We feel that the local populace my not accept the increased density required and it is
uncertain if the City will grant the needed density as well as other concessions necessary to make
the project worthwhile.

While it may be necessary for CVHC to withdraw as a developer of the project we are still
willing to assist the City and the EDA in finding solutions to preserving the Beanery, one of the
City's oldest historic buildings. We certainly appreciated the willingness of the EDA to fund the
study so that a concept could be developed and please call upon CVHC if we can assist further.

'Parker
Executive Director

Cc: Kathleen Dooley

MEMORANDUM
TO:
FROM:
DATE:
RE:

Timothy J. Baroody, City Manager
Kate Schwartz, Historic Resources Planner
December 5, 2017 for the December 12, 2017 meeting
Appeal of the Architectural Review Board decision for new construction at 306-312
Frederick Street (COA 2017-74)

ISSUE
Shall the City Council affirm or reverse the Architectural Review Board’s decision to deny a certificate
of appropriateness for construction of a new 17-unit residential building to be located at the west side
and rear of the historic Kenmore Coffee Warehouse building?
RECOMMENDATION
Adopt a resolution reversing the Architectural Review Board’s decision and granting a certificate of
appropriateness for the site planning, scale, and massing of the new residential building with the
following conditions:
1. The approval shall be conditioned upon the development of the mixed use project in
substantial conformance with the architectural elevations and perspective rendering entitled
“The Lofts at Frederick Street,” by nbj, dated November 30, 2017.
2. The site shall be monitored for archaeological deposits during land disturbance activities and
documentation of any findings will be provided to the Planning Department.
BACKGROUND
At the September 11, 2017 hearing of the Architectural Review Board, AGV Properties, LLC
requested approval of a certificate of appropriateness for the following items:
•
•
•

Demolition of the one-story warehouse and shed at 306-312 Frederick Street, retaining the
historic Kenmore Coffee Warehouse building.
The site planning, scale, and massing of a new 17-unit residential building to be located at
the west side and rear of the historic warehouse building.
The site planning, scale, and massing of four new townhomes to be constructed on the
Charles Street lots.

The Architectural Review Board granted approval of the demolition request contingent upon
rehabilitation of the historic Kenmore Coffee Warehouse, and approval of the site planning, scale,
and massing of four new townhomes at 307-313 Charles Street with conditions. The Board denied
the request for approval of the site planning, scale, and massing of the 17-unit residential building on

a 4-1-2 vote, with Mr. Harris voting against the motion and Mr. Van Zandt and Ms. Pates abstaining
due to conflicts of interest. Board members stated that the height of the proposed structure was not
compatible with the height of neighboring structures in the Historic Fredericksburg District, and
therefore did not meet the standards in City Code §72-23.1 D(1) or the guidelines in the Historic
District Handbook. Michael Adams of AGV Properties, LLC submitted a timely written appeal of
the ARB’s decision to deny the certificate of appropriateness for the multi-family structure and
stated that criterion (b), Building Scale, was misapplied by the Board.
This appeal was initially considered by City Council at their October 24, 2017 meeting. At that time,
the applicant provided revised architectural elevations for the project. The modifications included a
reduction in the overall building height from 50 feet to 46 feet 8 inches, and the reduction of a part
of the building on the east elevation to three stories in height. City Code §72-23.1 B(2) provides City
Council with the ability to consider additional submissions during an appeal, or refer the additional
information back to the ARB for consideration. With the agreement of the applicant, the deadline
for action on the appeal was extended to allow the ARB to comment on the revised plans.
The ARB held a supplementary meeting on November 13, 2017 to consider the updated design and
provide comment to the applicant, who was present, and to City Council. The ARB provided the
following suggestions to improve compatibility of the design with the character of the Historic
District:
•

Create a more distinct “hyphen” between the old and new structures on Frederick Street. It
was recommended that a hyphen be the width of one bay of the new building, be shorter,
and incorporate alternate materials. This could potentially alleviate issues with the two
abutting rooflines.

•

Eliminate or reduce the height of the parapet wall around the third floor terrace at the left
elevation. Instead, use a metal railing that matches the balconies to provide consistency in
the fenestration patterns and detailing.

•

Multiple ideas were discussed to emphasize the horizontality of the building, including
eliminating the gable in the parapet wall design and using a light cap or coping across the top
of the parapet wall.

Generally, ARB members supported the changes to the design and stated that the revisions
increased the compatibility of the project with the character of the neighborhood; however, the
Board stated that the overall height of the project was still a concern that had not been resolved.
The applicant has made additional revisions to the project design in response to the comments from
the ARB including creation of a brick hyphen between the new and historic buildings on Frederick
Street, removal of the gable profile from the parapet wall, addition of light-colored cap at the top of
the parapet wall, and replacement of the parapet at the third floor terrace with a metal railing.
Architectural elevations and a perspective rendering dated November 30, 2017 show these revisions.
Additionally, the applicant noted that the site would be monitored for archaeological deposits during
land disturbance activities, with any findings reported to City staff. This has been noted as a
condition to the project.
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The modifications to the project design help to reduce the potential visual and physical impacts of
the construction on neighboring properties. The design meets the guidelines in the Historic District
Handbook by aligning with the height of neighboring structures at the street, stepping back the
additional height, and preserving the essential form and integrity of the historic structure on site.
Reversal of the ARB’s decision to deny the certificate of appropriateness is recommended. Approval
of the site planning, scale, and massing of the new construction as shown on the architectural
elevations and perspective drawing dated November 30, 2017 is recommended on condition that the
site is monitored for archaeological deposits during land disturbance activities and documentation of
any findings is provided to the Planning Department.
APPLICABLE HISTORIC DISTRICT DESIGN STANDARDS & GUIDELINES
City Code § 72-23.1 D(1): New construction
No building or structure shall be erected or reconstructed within the HFD, unless approved by the
ARB as being architecturally compatible with the historic landmarks, buildings, structures and areas
located therein. The ARB shall, in making its decisions, consider the characteristics of a proposed
building or structure as they affect and relate to the district, including the following elements:
(a) Site planning (continuity of street edge, spacing between buildings, fences and walls,
parking);
(b) Building scale (size, height, facade proportions);
(c) Building massing (form, roof shape, orientation);
(d) Roof (shape, pitch, overhang, dormers, skylights, chimneys);
(e) Windows (type, shape and proportion, rhythm and balance, blinds/shutters);
(f) Doorways (placement and orientation, type);
(g) Storefronts (materials, architectural details);
(h) Exterior architectural elements (entrances, porches and steps, cornices);
(i) Materials (wall surfaces, foundation, roof); and
(j) Miscellaneous details (trim, gutters and leaders, louvers/vents, lighting, public utilities).
Historic District Handbook
Site Planning – Continuity of Street Edge (pg. 69)
1. New buildings should be sited to reinforce the traditional street edge.
Site Planning – Spacing between Buildings (pg. 70)
1. While side yard spacing varies enormously throughout the Historic District, new houses
should reflect the average spacing of neighboring dwellings.
2. Spacing between new buildings in the downtown commercial district should reinforce the
existing street wall.
Site Planning – Parking (pg. 73)
1. New buildings in the downtown commercial district should have their parking in the rear of
the building, allowing the building to become part of the existing streetscape and to reinforce
the street edge.
3. Parking in residential areas should continue to be limited to driveways with parking areas to
the side and rear of buildings. Parking areas in the front yard are not recommended.
Building Scale (pg. 74)
1. Although the zoning ordinance defines height limitations within the various parts of the city,
building height at the street front should be compatible with the prevailing height of the
entire block.
2. New buildings that must be taller than the prevailing height should be stepped back so the
additional height is not visible from the street.
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3. Architectural features—such as porches, entrances, storefronts, and other decorative
elements—should be used to reinforce the human scale of the Historic District.
Building Massing (pg. 75)
1. Building form should relate to the existing streetscape. If most of the building forms are
simple, then the form of a new building should respect that characteristic.
2. The orientation of new residential dwellings should be compatible with the neighboring
houses on the block.
EVALUATION FROM THE SEPTEMBER 11, 2017 ARB STAFF REPORT
This analysis was presented to the ARB on September 11, 2017. Revisions to the design that occurred after
September 11, 2017 are noted in italics.
The property at 306-312 Frederick Street was the site of number of industrial and manufacturing
uses over the last approximately 130 years. The property was purchased by local merchant William
King in 1879. Land tax records indicate that the two-and-one-half-story brick warehouse on the site
was constructed c.1884. The addition on the west side of the structure, and others projecting from
the rear appear to have been added by 1891. King’s obituary, printed in the Daily Star in July 1895,
describes him as the “largest wholesale dealer in the city,” associated with a store, lumber warehouse,
ice plant, the Excelsior Mills, and the Hotel Dannehl. Sanborn Fire Insurance Maps indicate that the
warehouse was initially used to store hay and feed, though in the 20th century, the property was
home to the Roberts Bros. Tomato Cannery, the Home Brand Canning Stock Factory, and the
Janney-Marshall Co. The Janney-Marshall Co. used the original warehouse structure as a coffee and
peanut roastery and candy factory from 1921 to approximately 1950.
The brick warehouse features four-course American bond construction topped by a steeply pitched
front-gabled roof. Two gable-front dormers rise from each roof slope and door openings are visible
on the first and second stories. The earliest addition on the west side matches the construction
details of the original warehouse and was topped by a shed roof. Sanborn Fire Insurance Maps show
a variety of additions to the original warehouse building at the rear and west side elevations
constructed and removed over the course of the last 130 years. The largest of these additions still
extant is the one-story, front-gabled structure that adjoins the original warehouse on the west side.
Wood-framed and clad in stucco with a standing seam metal roof, this simple utilitarian structure
was constructed by the Janney-Marshall Company between 1927 and 1930.
The applicant proposes to redevelop the property surrounding the c.1884 Kenmore Coffee
Warehouse with a new 17-unit multi-family residential building, restore the historic warehouse for
commercial use, and construct four new townhomes on the adjoining lots that front Charles Street.
The Board should evaluate the site planning, scale, and massing of the proposed project to
determine its compatibility with the character of the district.
a. Site Planning
The site plan is designed to reinforce the traditional street edge on both Charles and
Frederick Streets. Access is provided at the rear of the townhomes by a drive aisle running
through the site from Frederick Street to Charles Street. This allows for required emergency
access to the site and avoids the use of curb cuts or driveways off of Charles Street, which
would interrupt the consistent street wall. This drive aisle would also be used to access
ground-level parking for the multi-family building. The existing open space on the east side
of the warehouse property would be retained to preserve the view of the historic structure,
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but would not be used for any vehicle access. Instead, the space will be provided as an
amenity for residents and for the community, and will include interpretation of the history of
the structure and site.
The new multi-family structure will align with the front building wall of the historic
warehouse and with the historic dwelling at the corner of Frederick and Charles Streets.
Both existing structures are sited close to the street, which is the typical pattern of the
neighborhood. The new structure will adjoin the west wall of the historic building, as the
existing one-story warehouse does now, and wrap the rear elevation of the historic
warehouse. Historic maps show that previous structures on the property were sited in a
similar manner. The largest portion of the new building will be concentrated at the rear of
the site, near the center of the block. This aligns with the building footprint that existed
historically for this site, and allows for the portions of the project fronting the street to be
compatible with the traditional streetscape.
b. Building Scale
Scale is created by the size of a building as it relates to a person, to neighboring buildings,
and to its own location and site. A determination of compatibility is based on the
surrounding context. Scale is primarily based on the overall height of structures, and the
Historic District guidelines specify that building height at the street front should be
compatible with the prevailing height of the block, and that any additional height should be
stepped back from the street. Height in this area of the Historic District is additionally
impacted by its location in the 100-year floodplain. The building code for flood-proof
construction specifies that the first floor of habitable space in a structure must be at least 18
inches above the Base Flood Elevation. On this site, this means that the first floor of any
residential units must be at least 5 feet 6 inches above the ground.
The design accommodates flood-proofing requirements by providing all the necessary
parking for the project on the ground level. At the street front on Frederick Street, the new
structure will be 2 stories and 27 feet in height. The Kenmore Coffee Warehouse is 28 feet 9
inches in height (measured at the midpoint between the peak and the eave). At the rear of
the historic building, and approximately 40 feet back from the street, the building will be
four stories and 50 feet in height (building height has been reduced to 46 feet 8 inches). A setback of
22 feet 5 inches will be provided along the east side of the structure, and 24 feet will be
provided on the west side.
The east side property line adjoins the rear property lines of dwellings that front on Princess
Anne Street. The overall scale of the multi-family structure is larger than most buildings in
the immediate vicinity, though the design does follow the guidelines by aligning the height at
the street front with neighboring structures and stepping additional height back from the
street. The surrounding context additionally includes a number of large-scale commercial
and industrial buildings, including the Purina tower, at approximately 85 feet in height, the
train station, at approximately 47 feet in height, and the former city gas plant at 40 feet in
height. To further mitigate the impact of the new construction on the smaller historic
warehouse structure and provide clear separation, it is recommended that a hyphen or other
transitional element be incorporated where the new structure adjoins the historic (a brick
hyphen has been incorporated between the new and historic structures on Frederick Street).
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c. Building Massing
Building forms in the immediate vicinity of the project include a mix of single-family
residences and industrial and commercial structures, primarily constructed during the 19th
and early 20th centuries. The design of the multi-family building relates to the form of these
commercial and industrial buildings, and is generally a simple rectangular form with a regular
division of bays. The simple form relates to similar forms seen in the Janney-Marshall Co.
warehouse at 401 Princess Anne Street, the Purina tower and adjoining warehouse, and the
one-story warehouse proposed to be demolished on this site. The form clearly differentiates
the new structure from the historic warehouse that will be preserved on site. The impact of
the large form is also partially mitigated by its setback from the street and neighboring
properties.
The block encompassed by Frederick, Charles, Princess Anne, and Princess Elizabeth Streets
has lost much integrity over the last 50 years, but was once the site of substantial
commercial, industrial, and residential activity. The proposed project returns a variety of
activities to this downtown block and will allow for the restoration of a significant historic
structure that has been considered highly endangered for many years. It is recommended
that the applicant incorporate a transitional element, such as a hyphen or similar feature,
where the new multi-family structure abuts the historic warehouse building to further
mitigate the impact and ensure that the form of the original structure is still clearly visible.
With this alteration, approval of the site planning, scale, and massing is recommended. A
second public hearing before the ARB will still be required for the consideration of
architectural details for all elements of the project.
ATTACHMENTS
1. Aerial photograph and front elevation view
2. Photographs, existing conditions
3. Sanborn Fire Insurance Maps, c.1886 through c.1947
4. Notification of ARB Action
5. Letter of Intent to Appeal dated September 14, 2017
6. Staff Memorandum to ARB dated September 11, 2017
7. Revised Design Drawings dated November 30, 2017
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AERIAL

FRONT (NORTH) ELEVATION
7

Existing shed at rear of property

8

View from Frederick Street

9

View of one-story warehouse from Charles Street

View of Charles Street lots
10

View of Charles Street lots
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Sanborn Fire Insurance Map, c.1886

Sanborn Fire Insurance Map, c.1891
12

Sanborn Fire Insurance Map, c.1896

Sanborn Fire Insurance Map, c.1902
13

Sanborn Fire Insurance Map, c.1907

Sanborn Fire Insurance Map, c.1912
14

Sanborn Fire Insurance Map, c.1919

Sanborn Fire Insurance Map, c.1927
15

Sanborn Fire Insurance Map, c.1947
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AGV Properties, LLC
September 14, 2017
Ms. Tonya B. Lacey, CMC
Clerk of the Council
CITY OF FREDERICKSBURG
715 Princess Anne St.
Room 208
Fredericksburg, VA 22401
RE: COA 2017-74
Dear Ms. Lacey,
Pursuant to City Code § 72-23.1 E (1) please allow this letter to serve as an
appeal by AGV Properties, LLC, of the decision rendered by the Architectural Review
Board of the City of Fredericksburg, on September 11, 2017, to deny a Certificate of
Appropriateness for the site planning, scale and massing of a new residential
building to be located on the west side and rear of the historic Kenmore Coffee
Warehouse. The Board determined that the proposed new construction did not
meet the standards defined in City Code § 72-23.1D (1). The Board specifically cited
criterion (b) [Building scale] and stated that the proposed structure was not
compatible with the height of neighboring structures in the Historic Fredericksburg
District.
The Board misapplied City Code § 72-23.1D (1)(b) in considering the
application and voted in direct contravention to its own Staff report (attached
hereto and incorporated) which clearly and articulately defined the standards to be
used in its review. In applying the Code, the Board should have determined that the
Scale and Massing of the building met both the Code and its guidelines as
enumerated in Historic District Handbook:
Building Scale (pg. 74)
1. Although the zoning ordinance defines height limitations within the various parts
of the city, building height at the street front should be compatible with the
prevailing height of the entire block.
2. New buildings that must be taller than the prevailing height should be stepped
back so the additional height is not visible from the street.

900 Princess Anne St. Fredericksburg, VA 22401

AGV Properties, LLC

3. Architectural features—such as porches, entrances, storefronts, and other
decorative elements— should be used to reinforce the human scale of the Historic
District.
Building Massing (pg. 75)
1. Building form should relate to the existing streetscape. If most of the building
forms are simple, then the form of a new building should respect that
characteristic.
2. The orientation of new residential dwellings should be compatible with the
neighboring houses on the block.
Specifically, and as explained in detail in the Staff Report (see p. 6-7), the design
of the project followed the guideline by aligning with the existing pattern of building
heights at the street front and stepping back (by 40 feet) the additional height of the
structure. As the Staff Report stated, “[t]his aligns with the building footprint that
existed historically for this site, and allows for the portions of the project fronting
the street to be compatible with the traditional streetscape.” (p. 6) A determination
of compatibility is based on the “surrounding context.” (p. 6) Based upon the
statements of members of the Board at the hearing, they seemed to have based their
decision to deny the COA on the fact that the new structure was larger and taller
than the immediately surrounding buildings. Regardless, in reaching its decision,
the Board failed to consider the height of the new structure in the proper context,
because it ignored the mass and scale of several neighboring properties, specifically
including:
•
•
•
•

The Purina Tower at 85 feet;
The Train Station at 47 feet;
The former Gas Plant at 40 feet; and
The Janney Marshall Warehouse at 40 feet. (See Staff Report, p. 7.)

By failing to find that the proposed new construction was compatible with these
existing structures, the Board (i) misapplied the applicable Historic District Design
Standards and Guidelines as set forth in City Code Section 72-223.1D(1), (ii) ignored
the Historic District Handbook (p. 74-75) and (iii) disregarded the findings and
recommendations set forth in the Staff Report.

900 Princess Anne St. Fredericksburg, VA 22401

AGV Properties, LLC

For the reasons set forth above, AGV Properties, LLC respectfully requests
that City Council reverse the September 11, 2017 decision of the Architectural
Review Board to deny a Certificate of Appropriateness for the site planning, scale
and massing of the proposed multi-family residential building to be located on the
west side and rear of the historic Kenmore Coffee Warehouse.
AGV Properties, LLC

By:
Michael B. Adams, Manager

900 Princess Anne St. Fredericksburg, VA 22401

City of Fredericksburg, Virginia
NOTIFICATION OF ACTION
by
ARCHITECTURAL REVIEW BOARD
(Certificate of Appropriateness)
TO:

Michael Adams
AGV Properties, LLC
900 Princess Anne Street
Fredericksburg, VA 22401

FROM:
DATE:
RE:

Kate Schwartz, Historic Resources Planner
KS
September 12, 2017
COA 2017-74
306-312 Frederick Street & 307-313 Charles Street
New Construction

In accordance with Section 72-23.1 of the City Code, your request for a Certificate of
Appropriateness has been reviewed and the following action taken:
Approved

X Disapproved

at the September 11, 2017

Other

meeting of the Architectural Review Board.

A Certificate of Appropriateness issued under the provisions of this section shall expire one year
after the date of such approval, on
, unless:
a)
A building or sign permit has been obtained and work begun; or
b)
An extension has been granted by the ARB, which shall not exceed six months.
Your next step should be:
File additional/revise plans as required:
Obtain other required permits:
X No further information is required
The request for a Certificate of Appropriateness for the site planning, scale, and massing of a
new 17-unit residential building to be located at the west side and rear of the historic Kenmore
Coffee Warehouse building is not approved. The Board determined that the proposed new
construction did not meet the standards defined in City Code §72-23.1(D)(1). The Board
specifically cited criterion (b) and stated that the proposed structure was not compatible with the
height of neighboring structures in the Historic Fredericksburg District.

Any person aggrieved by a decision of the Architectural Review Board may appeal such decision to the City Council, provided
such appeal is filed in writing within thirty (30) days from the date of the Board’s decision (City Code Section 72-23.1.E ).
cc: Building & Development Services

MOTION:

December 12, 2017
Regular Meeting
Ordinance No. 17-__

SECOND:
RE:

Amending the City’s Zoning Map to Remove Approximately 0.68 Acres of Land
from the Railroad Station Overlay District

ACTION:

APPROVED: Ayes: 0; Nays: 0

FIRST READ:______________________ SECOND READ:__________________________
Sec. I Introduction.
This is a request to amend the City’s zoning map for approximately 0.68 acres of land, by removing
the land from the Railroad Station Overlay District. The 0.68 acres of land are located at 306-312
Frederick Street and 307 – 313 Charles Street. The purpose and intent of the Railroad Station Overlay
District is to facilitate development, redevelopment, and street geometry patterns that are consistent
and compatible with each other and with existing development within the area of the CSX railroad
station. The overlay district is created in order to provide for a transition between downtown and
residential areas south of downtown.
The applicant, AGV Properties, LLC, proposes to redevelop the site through the rehabilitation and
reuse of the historic industrial building on Frederick Street, to develop a 17-unit multi-family
residential building, and to build four townhouses along the Charles Street frontage. The proposed
redevelopment is not consistent with the maximum height or maximum residential density permitted
in the Railroad Station Overlay District. However, the property is located within the Old and Historic
Fredericksburg Overlay District, which requires review and approval of new construction for
architectural compatibility with the historic landmarks, buildings, structures and areas located therein.
Sec. II.

Zoning Map Amendment.

The official zoning map, prepared in accordance with City Code §72-30, is hereby amended by
removing the following property from the Railroad Station Overlay District:
Approximately 0.68 acres of land, identified in the City’s Geographic Information System as
GPINs 7789-22-1954, 7789-22-1735, 7789-22-1738, and 7789-22-0891, as more particularly
described in the exhibit entitled, “Existing Conditions, The LOFTS at FREDERICK
STREET,” by W W Webb & Associates, PLLC, dated September 1, 2017, last revised
December 1, 2017.
This is a conditional rezoning. The voluntary proffers dated December 5, 2017 are accepted and shall
govern the use and development of this land.

December 12, 2017
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Sec. III.

Effective date.

This ordinance becomes effective immediately.
Votes:
Ayes:
Nays:
Absent from Vote:
Absent from Meeting:
Approved as to form:

___________________________
Kathleen Dooley, City Attorney

***************

Clerk’s Certificate

I, the undersigned, certify that I am Clerk of Council of the City of Fredericksburg, Virginia, and that the foregoing is
a true copy of Ordinance No. 17- duly adopted at a meeting of the City Council meeting held __________, 2017
at which a quorum was present and voted.
____________________________________

Tonya B. Lacey, CMC
Clerk of Council

MOTION:

December 12, 2017
Regular Meeting
Resolution 17-

SECOND:
RE:

Granting a Special Use Permit for Increased Residential Density for The Lofts
at Frederick Street, a Mixed-Use Project in the Commercial Downtown
Zoning District

ACTION:

APPROVED: Ayes: 0; Nays: 0

AGV Properties, LLC has applied to City Council for a special use permit for a residential density of
31 units per acre for a mixed-use project called The Lofts at Frederick Street. The project consists of
the rehabilitation and reuse of the historic industrial building in the 300 block of Frederick Street, new
construction of a 17-unit multi-family residential building, and new construction of four single family
attached units in the 300 block of Charles Street. The total site area is approximately 0.68 acres, resulting
in a residential density of 31 units per acre for the project.
The project site is more particularly described in the exhibit entitled “Existing Conditions, The LOFTS
at FREDERICK STREET,” by Webb & Associates, PLLC, dated September 1, 2017 and last revised
on December 1, 2017.
The Commercial Downtown Zoning District permits residential density of 24 units per acre by right,
or up to 36 units per acre by special use permit for a mixed use project.
By adoption of Ord. 17-__, City Council has removed this site from the Railroad Station Overlay
District.
The Council after notice and a public hearing, has considered the application in light of its conformity
with the City’s Comprehensive Plan, its harmony with the purposes and standards of the zoning district
regulations, its compatibility with existing or planned uses of neighboring properties, and whether the
proposed special use and related improvements will be designed, sited, landscaped and otherwise
configured so that the use will not hinder or discourage the appropriate development or use of adjacent,
neighboring or community land and structures, or impair their economic, social or environmental value
Therefore, the City Council hereby resolves that:
•

The application (a) conforms to the City’s Comprehensive Plan, or to specific elements of
that plan and to official policies adopted pursuant the plan, (b) is in harmony with the
purpose and intent of the zoning district regulations, (c) will not have an undue adverse
impact on the surrounding neighborhood, in terms of public health, safety or general
welfare; and (d) is appropriately designed, sited, landscaped and otherwise configured.

•

The City Council hereby grants a special use permit for a residential density of 31 units per
acre for the project site described above.
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•

This special use permit is conditioned upon the development of the mixed use project in
substantial conformance with the Generalized Development Plan entitled “The Lofts at
Frederick Street,” by Webb & Associates, dated September 1, 2017, last revised December
1, 2017; and the architectural elevations entitled “The Lofts at Frederick Street,” by nbj,
dated November 30, 2017.

•

The project phasing shown in the GDP shall be enforced through the building permit
process. The zoning administrator and building code official shall not issue a building
permit for the multi-family residential building (other than a foundation only permit) until
the Kenmore Coffee Warehouse has passed its shell final inspection.

Votes:
Ayes:
Nays:
Absent from Vote:
Absent from Meeting:
***************
Clerk’s Certificate
I certify that I am Clerk of Council of the City of Fredericksburg, Virginia, and that the foregoing is a true copy of
Resolution No. 17- , adopted at a meeting of the City Council held Date, 2017, at which a quorum was present
and voted.

Tonya B. Lacey, CMC
Clerk of Council

December 12, 2017
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MOTION:

December 12, 2017
Regular Meeting
Resolution 17-

SECOND:
RE:

Granting Special Exceptions Side Setbacks, Rear Setbacks, and Minimum
Commercial Area for The Lofts at Frederick Street

ACTION:

APPROVED: Ayes: 0; Nays: 0

AGV Properties, LLC has applied to City Council for special exceptions from required side setbacks,
rear setbacks, and the minimum required commercial area for a mixed-use project called The Lofts at
Frederick Street. The project consists of the rehabilitation and reuse of the historic industrial building
in the 300 block of Frederick Street, new construction of a 17-unit multi-family residential building,
and new construction of four single family attached units in the 300 block of Charles Street.
The project is described on a Generalized Development Plan entitled, “The Lofts at Frederick
Street,” by Webb & Associates, dated September 1, 2017, last revised December 1, 2017. The
project is located in the Commercial Downtown Zoning District, which requires a side setback of 15
feet, and a rear setback of 25 feet, adjacent to residential uses.
As shown on the GDP, the project proposes that the 17-unit multi-family residential building will
have a side setback of 5.3 feet where it adjoins the residential use at 308 Princess Anne Street (GPIN
7789-22-2868), and 5.7 feet where it adjoins the residential use at 306 Princess Anne Street (GPIN
7789-22-2875). In addition, the end single family attached residential unit will have a side setback of
10 feet where it adjoins 317 Charles Street (7789-22-0856).
As shown on the GDP, the project proposes that the 17-unit multi-family residential building will
have a rear setback of 5.2 feet where it adjoins the residential use at 306 Princess Anne Street (778922-2875), and a rear setback of 9.1 feet where it adjoins the residential use at 309 Princess Elizabeth
Street (7789-22-2733).
Finally, the Commercial Downtown regulations require a minimum of 25% of the gross square area
of all structures on a mixed use site a mixed use project to be devoted to either residential or nonresidential uses. The GDP proposes a total of 6600 square feet in non-residential uses, constituting
18% of the total gross square feet.
Therefore, the City Council hereby resolves that:
•

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

City Council hereby grants special exceptions for The Lofts at Frederick Street mixeduse project from the minimum side yard, rear yard, and gross square feet of nonresidential use.

•

The special exceptions are conditioned upon the development of the mixed use project
in substantial conformance with the Generalized Development Plan entitled “The Lofts
at Frederick Street,” by Webb & Associates, dated September 1, 2017, last revised
December 1, 2017; and the architectural elevations entitled “The Lofts at Frederick
Street,” by nbj, dated November 30, 2017.

•

The project phasing shown in the GDP shall be enforced through the building permit
process. The zoning administrator and building code official shall not issue a building
permit for the multi-family residential building (other than a foundation only permit)
until the Kenmore Coffee Warehouse has passed its shell final inspection.

Votes:
Ayes:
Nays:
Absent from Vote:
Absent from Meeting:

***************

Clerk’s Certificate
I certify that I am Clerk of Council of the City of Fredericksburg, Virginia, and that the foregoing is a true copy
of Resolution No. 17- , adopted at a meeting of the City Council held Date, 2017, at which a quorum was present
and voted.

Tonya B. La cey, CMC
Clerk of Council
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MOTION:

December 12, 2017
Regular Meeting
Resolution 17-

SECOND:
RE:

Approving a Certificate of Appropriateness for Mass and Scale for New
Construction at 306 – 312 Frederick Street

ACTION:

APPROVED: Ayes: 0; Nays: 0

AGV Properties, LLC applied for a certificate of appropriateness for site planning, mass and scale for
new construction at 306 – 312 Frederick Street, as required by City Code §§72-34.1 and 72-23.1. The
new construction consists of a new 17-unit residential building. The application also sought approval
for demolition of the one-story warehouse and shed at 306-312 Frederick Street, retaining the historic
Kenmore Coffee Warehouse building; and site planning, scale, and massing of four new townhomes
to be constructed on the Charles Street lots.
The Fredericksburg Architectural Review Board conducted a public hearing on the application at its
regular meeting on September 11, 2017. At the conclusion of the public hearing, the Board denied the
certificate of appropriateness for the site planning, mass and scale of the 17-unit residential building.
In so doing, the Board determined that the proposed new construction did not meet the standards of
City Code §72-23.1(D)(1). The Board specifically cited criterion (b) and stated that the proposed
structure was not compatible with the height of neighboring structures in the Historic Fredericksburg
District.
AGV Properties, LLC filed a timely written appeal of the Board’s denial on September 14, 2017. The
City Council heard this appeal at its meeting on October 24, 2017. With the applicant’s consent, the
City Council continued its action on the appeal to its regular meeting on December 12, 2017. AGV
Properties revised its architectural elevations, and the ARB reviewed these revisions at its meeting on
November 13, 2017.
Upon review of the application, the revised architectural elevations, the staff report, the Board record,
the appeal; and upon consultation with the ARB, the City Council has determined that the site planning,
mass and scale of the proposed new construction are architecturally compatible with the historic
landmarks, buildings, structures and areas located within the Historic Fredericksburg District. The
Council finds that the staff report recommendation, application, and appeal letters satisfactorily address
the height of the proposed new construction.
Therefore, the City Council hereby resolves that:
The September 11, 2017 ARB decision denying the certificate of appropriateness is reversed;
The City Council grants a certificate of appropriateness for the site planning, mass and scale of new
construction of a 17-unit residential building at 306 -312 Frederick Street, in substantial
conformance with the architectural elevations entitled, “The Lofts at Frederick Street,” by nbj,
dated November 30, 2017.
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This certificate of appropriateness is conditioned as follows:

.

The approval shall be conditioned upon the development of the mixed use project in substantial
conformance with the architectural elevations and perspective rendering entitled “The Lofts at
Frederick Street,” by nbj, dated November 30, 2017.

.

The site shall be monitored for archaeological deposits during land disturbance activities and
documentation of any findings will be provided to the Planning Department.
Votes:
Ayes:
Nays:
Absent from Vote:
Absent from Meeting:

***************

Clerk’s Certificate
I certify that I am Clerk of Council of the City of Fredericksburg, Virginia, and that the foregoing is a true copy
of Resolution No. 1x- , adopted at a meeting of the City Council held Date, 201x, at which a quorum was present
and voted.

Tonya B. La cey, CMC
Clerk of Council

AGV Properties, LLC
October 30, 2017
Mr. Mike Craig
Zoning Administrator
CITY OF FREDERICKSBURG
715 Princess Anne St.
Fredericksburg, VA 22401
RE: RZ2017-02 and SE2017-03
Dear Mr. Craig,
Please consider this letter as an amendment to the aforementioned
applications which are currently under review by your office. Per our recent
conversations, please note the following changes:
Ø The rezoning application should have listed the TOTAL AREA OF PROPERTY
(acreage or square footage) as .68 acres.
Ø The Special Use Permit should apply to the entire .68-acre parcel and should
be amended to reflect a request for 31 /units per acre as allowed by §7232.2B. The request for a 10% Density credit should be removed.
Ø Please delete any requests pertaining to construction within the 100-year
floodplain.
Please note that all special exception and special use requests have been
consolidated into one narrative each, for the entire mixed-use development.
Thank you again for all of your assistance as we work through the approval process.
Best Regards,

Michael B. Adams
Managing Member
AGV Properties, LLC

900 Princess Anne St. Fredericksburg, VA 22401

APPLICATION FOR SPECIAL EXCEPTION
APPLICANT:

AGV PROPERTIES, LLC

PROJECT:

THE LOFTS AT FREDERICK ST.
306-312 Frederick St., 307-313 Charles St.
GPIN# 7789-22-1954, 7789-22-1738, 7789-22-0891,
7789-22-1735

PROPOSED USE:

Restoration of the Kenmore Coffee Warehouse and
Construction of a 4-Story Residential Building
Construction of a 4-Story Residential Building and 4 Townhomes

SPECIAL EXCEPTIONS:

(i)
(ii)
(iii)

DATE:

Decrease the rear setback outlined in §72-32.2B of the
Unified Development Ordinance from 25 feet to 6 feet
Decrease the side setback outlined in §72-32.2B of the Unified
Development Ordinance from 15 feet to 6 feet
Adjust the requirement under §72-32.2 C (2) that at least 25% of
the total gross floor area of a mixed-use structure be commercial

September 5, 2017

As stated in the Application filed herewith, the Applicant respectfully requests that the City issue
the following Special Exceptions for the above-described project: (i) Decrease the rear setback outlined in
§72-32.2B of the Unified Development Ordinance from 25 feet to 6 feet (ii) Decrease the side setback
outlined in §72-32.2B of the Unified Development Ordinance from 15 feet to 6 feet (iii) Adjust the
requirement under §72-32.2 C (2) that at least 25% of the total gross floor area of a mixed-use structure
be commercial

BACKGROUND
AND STATEMENT OF PROPOSED USE
The Lofts at Frederick St. is a proposed mixed-use project that will begin with the restoration of
the Kenmore Coffee Warehouse and conclude with the construction of a 21-unit apartment building. The
first floor of the new building will be comprised of residential parking and a small entrance lobby. Floors
two through four will house twenty-one luxury residences ranging in size from 1,100 to 1,800 square feet.
AGV Properties, LLC, a real estate company owned by Michael Adams, Harry Geller and Jon VanZandt
will develop the project.
The renovation of the Kenmore Coffee Warehouse will add 6,596 square feet of new retail space
to a neighborhood that will welcome the return of this historic structure. Parking for the twenty-one
residences will be contained on site, minimizing the traffic and parking impact of the project.

To provide for the enormous costs involved in the restoration of the Kenmore Coffee Warehouse
and ensure the viability of the proposed project, the Applicant seeks a Special Use Permit to increase the
allowable density for the property, allowing up to 21 units for the parcel.
The Developers will construct a public recreation area that will include bike racks, benches lighting
and a wayside panel that will be supplied by the City, describing the history of the Kenmore Coffee
Warehouse and the surrounding neighborhood.
The JumpStart! final report published in July 2006 clearly stated the need for residences within the
City to serve an ever-growing population in the 55 and up age range. Among several key findings in the
report, were the need for:
•
•
•

Parking
Mixed Use Development
Planning Innovations for Development and Design

The proposed project addresses the parking concerns created by denser, urban projects by creating
onsite parking. The project should be a catalyst for other new development in the area meeting the
JumpStart objectives.
The Lofts at Frederick St. will be primarily marketed to “empty nesters” in the 55 and up age range.
This segment of the housing population is currently underserved in the City. With a lack of one-level
“high-end residential options, this segment of the population has little choice but to leave the area once
they no longer wish to maintain larger single-family homes. The City is not only losing the vitality that
these citizens bring to the community, but their tax revenue and disposable income. The Lofts at
Frederick St. will provide existing residents with an unparalleled option to remain in their City, and it will
likely attract new similarly situated residents to historic downtown.
The JumpStart! document states the following with regard to Planning and Development: “The City
should determine how the existing planning and development framework needs to be modified to allow,
and encourage, the achievement of desired development goals.” The subject property is situated at the low
end of Frederick St. and while the JumpStart! report envisions mixed use development on this site, it is
not economically viable without a special use permit to increase the density from 24 to 36 units per acre
as permitted in a mixed-use building. By granting the Special Use Permit, the City will be encouraging a
much-needed development in a vital corridor for downtown redevelopment.

CRITERIA FOR SPECIAL EXCEPTION
I.

WHETHER THE PROPOSED SPECIAL EXCEPTION IS IN COMPLIANCE WITH
THE CITY’S COMPREHENSIVE PLAN.

The project is located downtown, in close proximity to the City’s train station, and in the City’s CD
zoning district. The project is consistent with the Council’s vision for Fredericksburg, as set forth in the
Comprehensive Plan (the “Plan”) in that, among other things, it adds to the beauty of the City and
vibrancy of its downtown, it is designed to add economic vitality by adding a successful mixed-use
development to the historic downtown area and most importantly, the project is creating the funding
necessary to restore the Kenmore Coffee Warehouse
The requested special exception permits make the project viable, ensuring that the property will be
developed and used in such a way as to comply with the City’s Plan.
A.

DOWNTOWN AREA

As the Plan states, “maintaining the mixed-use character of downtown is critically important.”
(Comp Plan, p. 25.) The proposed project is designed to be compatible with the other mixed-use
properties in downtown, thereby adding to the downtown area’s overall energy and attractiveness. In fact,
the proposed project will add high density residences and retail establishments to the downtown area,
which is one of the focuses of the Comprehensive Plan.
The Plan identified seven goals for the Downtown Area. The project’s relationship to these goals is
set forth as follows:
1. Downtown Goal: City Center Character The character of Fredericksburg’s historic area and
city center environment will be protected and enhanced to preserve our sense of place,
promote economic strength, and ensure the City’s continuing appeal to residents, business
people, and visitors.
The Applicant has made great efforts to design the project so as to be consistent with the
character of the City’s historic area. Specifically, and as shown on the architectural plans
submitted herewith, the applicant has incorporated into the project elements from other buildings
located downtown. The project will further evidence the downtown historic area’s economic
strength and provide additional businesses and residences that will appeal for the City’s residents,
business people and visitors.
2. Downtown Goal: Downtown Serves as Center for Commerce, Culture, and Community The
core downtown area will continue to serve as a center of commerce, culture, and community,
government, courts, and the post office, and will increasingly generate revenues to ensure the
economic stability and longevity of the City, if advantageous.
The project will attract additional residents downtown, who will be using the downtown
area’s commerce, culture, etc., and who will add to the revenues of downtown businesses.
In terms of direct economic impact to the City’s real estate tax base, the subject property is
currently assessed at $416,300 generating $3,205.51 in annual real estate taxes. The proposed
development is expected to have a value upon completion of approximately $10,000,000
increasing the annual tax revenue to approximately $77,000.

3. Downtown Goal: Relationship to Other Business Centers Commercial businesses in
downtown will provide goods and services that complement those provided in other centers
of commerce, such as Central Park, Celebrate Virginia, and commercial corridors identified
in the JumpStart! initiative.
The project will have no adverse impact on other centers of commerce in the City or the
commercial corridors identified in the JumpStart! Initiative.
4. Downtown Goal: Well-Balanced Mix of Uses Downtown will include a well-balanced mix of
businesses, residences, services, arts, recreational and historical assets, and government
services, including courts (to remain downtown), city offices, and postal services, if
advantageous.
The project will add twenty-one residential units and will include 6,596 feet of retail
commercial space. As stated elsewhere in this Application, there is a dearth of luxury residential
units in the downtown area, so the subject property will greatly enhance the existing mix of
downtown residential options. Specifically, the project’s addition to the mixed-use nature of
downtown, and the train station just one block away in particular, will add to the vibrancy of the
downtown neighborhood.
5. Downtown Goal: Adequate Public Services Downtown will be adequately served with
efficient transportation, parking, and other public facilities.
The project will have all residential parking on-site and, will include a new 22’ driveway
connecting Frederick with Charles St. This will allow for safer ingress and egress access to the
development.
6. Downtown Goal: Redevelopment of downtown properties will occur in a manner that reflects
the character of the City.
The existing state of the Kenmore Coffee Warehouse is critical. Were it not for temporary
bracing of her exterior walls, the building would be lost. The redevelopment of this site will save
this historic structure and return it to its full glory. The new construction, which will be brick and
hardi lap board siding (townhomes) is designed incorporating elements from other downtown
buildings, will reflect the character of the City and will significantly improve the appearance of
the neighborhood.
In addition to the City’s goals, the Plan also includes several policy statements designed to provide
guidance for future planning and development efforts downtown. The first such policy is to “Promote
downtown development initiatives,” specifically including options for “providing housing downtown,
increasing evening use of downtown facilities, and taking advantage of proximity to the Train Station”
As stated in more detail above, this project directly addresses each of these specific policies in that (i) it
adds twenty-one units of housing downtown, (ii) it will add twenty-one families to downtown, all of
whom should use the downtown facilities during the evening, and (iii) it will put twenty-one families just
across Frederick Street from the City’s train station.

B.

OTHER GOALS AND INITIATIVES IN THE PLAN.

In addition to being consistent with the Plan’s encouragement of mixed use developments, use of the
train station, and overall compatible and aesthetic uses, the project also is consistent with other goals set
forth in the Plan. The planned development will bring additional residences just one block from the train
station, and all of its amenities. As part of what is likely the most pedestrian-friendly area of the City, the
development should encourage the additional use of the City’s sidewalks and trail systems, thereby
increasing the “walkability” of the City. (See Comp. Plan, p. 53 and p. 84.) For the same reason, it is
hoped and anticipated that because the residents of the development will be able to enjoy the amenities
that downtown has to offer, they will not need to drive elsewhere. The project should, therefore, and to
the extent possible, minimize traffic growth (Transportation and Mobility Goal 2).
The Plan also addresses the appearance of new design in the City. The Applicant has taken great
measures to ensure that the project is visually appealing and of a high-quality design. (See Community
Appearance Goals 1 and 2, Plan p. 67.) As the architectural drawings show, the proposed project takes
the City’s existing character into account and specifically, incorporates architectural elements from other
City buildings in an effort to make the project compatible and attractive.
Further consistent with the goals of the Comprehensive Plan, the project will enhance the variety of
housing in the City by adding a type of housing that is in short supply – luxury one level living. (See
Housing Goal 2.) Finally, and most importantly, the project will facilitate the restoration of the Kenmore
Coffee Warehouse.
C.

SUMMARY.

In summary, the Project is completely consistent and even encouraged by the Plan. Further, the
requested permits, in and of themselves, are not inconsistent with the Plan. Without a Special Exception
Permit, the project and restoration of the Kenmore Coffee Warehouse would not be feasible.

II.

WHETHER THE SPECIAL EXCEPTION IS IN HARMONY WITH THE GOALS,
PURPOSES AND OBJECTIVES OF THE ZONING ORDINANCE.

The project is located within the City’s commercial downtown (C-D) zoning district. The C-D
district was established to “promote harmonious development, redevelopment and rehabilitation of uses in
the commercial areas of the Old and Historic Fredericksburg district. The regulations of this district are
intended to implement the goals of the comprehensive plan for historic district development while
encouraging mixed uses in the downtown area.” (Emphasis added.)
A.

C-D ZONING DISTRICT

§72-32.2B of the Unified Development Ordinance provides, in part, that the minimum rear setback of
a building will be 25 feet, and that the side yard setback will be a minimum of 15 feet. The requested
exceptions decrease the minimum rear setback to six feet and the minimum side yard setback to ten feet.
§72-32.2 C (2) of the UDO provides in part that at least 25% of the total gross floor area of a mixed-use
structure be commercial . The requested exception would reduce this amount to 15.33%.

(i)

Rear Setback

The multi-family building is to be constructed will be located beside and behind the iconic Kenmore
Coffee Warehouse (KCW). The central focus of this entire project is the rehabilitation and restoration of
the KCW. To ensure the KCW’s prominent footprint on Frederick St., the proposed new construction has
the majority of its mass to the rear of the KCW. Pushing the majority of the structure forty feet off of
Frederick St. results in the request for a reduction in the rear setback. Further, as illustrated in the
architectural renderings submitted herewith, the Applicant has worked to “jog” the building wherever
possible to minimize the impact of this reduction.
(ii)

Side Setback

The Applicant has worked diligently with City staff to resolve among other things; safe ingress to the
development, safe egress from the development, impact on vehicular travel along the narrow Frederick St.
corridor and emergency fire access to the Property. In an effort to achieve the aforementioned, the
attached GDP depicts an entrance to the Property on Frederick St. into a twenty-two-foot-wide alley, that
is large enough for fire apparatus and exiting to a new curb cut on Charles St. Additionally, the new
construction will result in creating a twenty-foot wide setback along the southern side of the property,
where none exists today.
The requested reduction in the side yard setback is necessary to provide all of the above and is not
inconsistent with the overall goals and objectives of the Code.
(iii)

Reduction in Gross Floor Area Commercial Requirement.

The Historic Kenmore Coffee Warehouse is a three story over basement structure built in and around
1875. The building is six thousand five hundred and ninety-six square feet (6,596) The total gross floor
area of the mixed-use project is forty-three thousand thirteen square feet. (43,013) The Applicant
proposes to restore the KCW and return it to commercial use. This will result in eighteen percent
(15.33%) of the project being non-residential. Given the historic nature of the site, the neighborhood and
in keeping with the Applicant’s desire to showplace the KCW, it is appropriate that it be the only
commercial component of the new project. Lastly, in order to fit all of the residential parking onsite, as
required by the Code and the Plan, the remaining portion of the first floor must be parking. (See e.g.,
Code § 78-112.) Therefore, the requested decrease in the required amount of commercial use on the
ground floor is consistent with the Code.
C.

SUMMARY.

The requested Special Exception Permits, which enable the Applicant to develop the property and
allow for a decrease in the rear and side yard setbacks, are in harmony with the purpose and intent of the
City’s zoning regulations.

III.

WHETHER THERE HAS BEEN SUFFICIENT TIME FOR INVESTIGATION AND
COMMUNITY PLANNING WITH RESPECT TO THE APPLICATION

The proposed project has been discussed with City staff and members of the Fredericksburg
community. Thus far, community members have been supportive of the project and have recognized that
Fredericksburg would benefit from a mixed-use project of this type, especially given the fact that this
project will facilitate the restoration of the Kenmore Coffee Warehouse.
As part of this process, the application will be subject to all required public hearings, both at the
Planning Commission stage and the City Council stage. In addition, the Applicant has held several
community and civic meetings with neighbors and stake holders to further advise them regarding the
proposed project.
IV.

WHETHER THE SPECIAL EXCEPTIONS ARE CONSISTENT WITH THE
PRINCIPLES OF ZONING AND GOOD ZONING PRACTICE, INCLUDING THE
PURPOSES OF THE DISTRICT IN WHICH THE SPECIAL EXCEPTIONS WOULD
BE LOCATED, EXISTING AND PLANNED USES OF SURROUNDING LAND, THE
CHARACTERISTICS OF THE PROPERTY INVOLVED, AND THE ADVERSE
IMPACTS OF THE PROPOSED USE

The issues regarding the requested exceptions’ consistency with zoning and zoning practice, and the
purposes of the C-D district are all set forth in great detail in Section II above, and are hereby
incorporated herein by reference.
For the reasons explained in more detail in the Application for Special Use Permit submitted by the
Applicant, the mixed-use aspect of the project is very much in harmony with the existing uses in the
historic district, specifically including those on neighboring Princess Anne Street, some of which also
have retail on the first floor and residential on the upper floors.
The Applicant respectfully submits that the requested Special Exceptions are consistent with the
“existing and planned uses of the surrounding land, the characteristics of the property involved.” Further,
the Applicant believes that the requested exceptions do nothing to adversely impact the proposed use of
the property.
As set forth above, the reduction in rear and side setbacks exceptions are consistent with the
existing conditions, as the buildings to be removed are in most cases built in close proximity to (or on)
property lines.
One of the overriding characteristics of the subject property is that it is in the floodplain. As a
result, only a limited number of uses are permitted and appropriate. Using the majority of the first floor
for parking – as opposed to increasing the existing commercial use – is one of the few appropriate uses
for the property. Therefore, the requested special exception with respect to the required commercial space
is very much compatible with the surrounding property and the primary characteristic of the property.

V.

WHETHER THE PROPOSED USE OR ASPECT OF THE DEVELOPMENT
REQUIRING THE SPECIAL EXCEPTIONS IS SPECIAL, EXTRAORDINARY
OR UNUSUAL

It is clear to the Applicant that this a “special” and “unusual” property, because the property is located
in the City’s floodplain on one of the City’s lowest developable parcels. As more-particularly set forth
above, a key component to this project is the restoration of the Kenmore Coffee Warehouse. Given the
present condition of the KCW, its restoration is, in its own right, an extraordinary and unusual condition
that necessitates these Special Exception Permits.
VI.

WHETHER THE APPLICANT HAS DEMONSTRATED THAT ITS
APPLICATION MEETS ALL OF THE FOREGOING CRITERIA

For the reasons set forth in detail above, the Applicant respectfully submits that its Application
meets all of the City’s criteria for approving Special Exceptions. The requested Special Exceptions will
enable the Applicant to restore the Kenmore Coffee Warehouse and develop a mixed-use project that is
consistent with, and encouraged by, the City’s Comprehensive Plan.
The proposed use and development of the property and all improvements thereon, are subject to
the final General Development Plan as well as to the generally applicable regulations set forth in
UDO § 72-33.

APPLICATION FOR SPECIAL USE PERMIT
APPLICANT:

AGV Properties, LLC

PROJECT:

Lofts at Frederick St.
306-312 Frederick St., 307-313 Charles St.
GPIN# 7789-22-1954, 7789-22-1738, 7789-22-0891,
7789-22-1735

PROPOSED USE:

Restoration of the Kenmore Coffee Warehouse and
Construction of a 4-Story Residential Building and 4 Townhomes

SPECIAL USE PERMIT:

Increasing Density to 31 units/acre per § 72-32.2B

DATE:

September 5, 2017

As stated in the Application filed herewith, the Applicant respectfully requests that the City issue
a Special Use Permit so that it is able to increase the density of the development from 24 units per acre to
31 units per acre as permitted by §72-32.2B of the Unified Development Ordinance.

BACKGROUND
AND STATEMENT OF PROPOSED USE
The Lofts at Frederick St. is a proposed mixed-use project that will begin with the restoration of
the Kenmore Coffee Warehouse and conclude with the construction of a 17-unit apartment building and 4
townhomes. The first floor of the new building will be comprised of residential parking and a small
entrance lobby. Floors two through four will house seventeen luxury residences ranging in size from
1,100 to 1,800 square feet. The townhomes will have garage/storage on the ground floor and 2 floors of
finished space above. AGV Properties, LLC, a real estate company owned by Michael Adams, Harry
Geller and Jon VanZandt will develop the project.
The renovation of the Kenmore Coffee Warehouse will add 6,596 square feet of new retail space
to a neighborhood that will welcome the return of this historic structure. Parking for the seventeen
residences and townhomes will be contained on site, minimizing the traffic and parking impact of the
project.
To provide for the enormous costs involved in the restoration of the Kenmore Coffee Warehouse
and ensure the viability of the proposed project, the Applicant seeks a Special Use Permit to increase the
allowable density for the property, allowing up to 21 units for the parcel.
The Developers will construct a public recreation area that will include bike racks and a wayside
panel that will be supplied by the City, describing the history of the Kenmore Coffee Warehouse and the
surrounding neighborhood.

The JumpStart! final report published in July 2006 clearly stated the need for residences within the
City to serve an ever-growing population in the 55 and up age range. Among several key findings in the
report, were the need for:
•
•
•

Parking
Mixed Use Development
Planning Innovations for Development and Design

The proposed project addresses the parking concerns created by denser, urban projects by creating
onsite parking. The project should be a catalyst for other new development in the area meeting the
JumpStart objectives.
The Lofts at Frederick St. will be primarily marketed to “empty nesters” in the 55 and up age range.
This segment of the housing population is currently underserved in the City. With a lack of one-level
“high-end residential options, this segment of the population has little choice but to leave the area once
they no longer wish to maintain larger single family homes. The City is not only losing the vitality that
these citizens bring to the community, but their tax revenue and disposable income. The Lofts at
Frederick St. will provide existing residents with an unparalleled option to remain in their City, and it will
likely attract new similarly situated residents to historic downtown. The townhomes will add another
form of affordable housing to this historic neighborhood.
The JumpStart! document states the following with regard to Planning and Development: “The City
should determine how the existing planning and development framework needs to be modified to allow,
and encourage, the achievement of desired development goals.” The subject property is situated at the low
end of Frederick St. and while the JumpStart! report envisions mixed use development on this site, it is
not economically viable without a special use permit to increase the density from 24 to 31 units per acre
as permitted in a mixed-use building. By granting the Special Use Permit, the City will be encouraging a
much-needed development in a vital corridor for downtown redevelopment.

CRITERIA FOR SPECIAL USE
I.

WHETHER THE PROPOSED PLAN IS IN COMPLIANCE WITH THE CITY’S
COMPREHENSIVE PLAN.

The project is located downtown, in close proximity to the City’s train station, and in the City’s CD
zoning district. The project is consistent with the Council’s vision for Fredericksburg, as set forth in the
Comprehensive Plan (the “Plan”) in that, among other things, it adds to the beauty of the City and
vibrancy of its downtown, it is designed to add economic vitality by adding a successful mixed-use
development to the historic downtown area and most importantly, the project is creating the funding
necessary to restore the Kenmore Coffee Warehouse
The requested special use permit makes the project viable, ensuring that the property will be
developed and used in such a way as to comply with the City’s Plan.
A.

DOWNTOWN AREA

As the Plan states, “maintaining the mixed-use character of downtown is critically important.”
(Comp Plan, p. 25.) The proposed project is designed to be compatible with the other mixed-use
properties in downtown, thereby adding to the downtown area’s overall energy and attractiveness. In fact,
the proposed project will add high density residences and retail establishments to the downtown area,
which is one of the focuses of the Comprehensive Plan.
The Plan identified seven goals for the Downtown Area. The project’s relationship to these goals is
set forth as follows:
1. Downtown Goal: City Center Character The character of Fredericksburg’s historic area and
city center environment will be protected and enhanced to preserve our sense of place,
promote economic strength, and ensure the City’s continuing appeal to residents, business
people, and visitors.
The Applicant has made great efforts to design the project so as to be consistent with the
character of the City’s historic area. Specifically, and as shown on the architectural plans
submitted herewith, the applicant has incorporated into the project elements from other buildings
located downtown. The project will further evidence the downtown historic area’s economic
strength and provide additional businesses and residences that will appeal for the City’s residents,
business people and visitors.
2. Downtown Goal: Downtown Serves as Center for Commerce, Culture, and Community The
core downtown area will continue to serve as a center of commerce, culture, and community,
government, courts, and the post office, and will increasingly generate revenues to ensure the
economic stability and longevity of the City, if advantageous.
The project will attract additional residents downtown, who will be using the downtown
area’s commerce, culture, etc., and who will add to the revenues of downtown businesses.
In terms of direct economic impact to the City’s real estate tax base, the subject property is
currently assessed at $416,300 generating $3,205.51 in annual real estate taxes. The proposed
development is expected to have a value upon completion of approximately $10,000,000
increasing the annual tax revenue to approximately $77,000.

3. Downtown Goal: Relationship to Other Business Centers Commercial businesses in
downtown will provide goods and services that complement those provided in other centers
of commerce, such as Central Park, Celebrate Virginia, and commercial corridors identified
in the JumpStart! initiative.
The project will have no adverse impact on other centers of commerce in the City or the
commercial corridors identified in the JumpStart! Initiative.
4. Downtown Goal: Well-Balanced Mix of Uses Downtown will include a well-balanced mix of
businesses, residences, services, arts, recreational and historical assets, and government
services, including courts (to remain downtown), city offices, and postal services, if
advantageous.
The project will add twenty-one residential units and will include 6,596 feet of retail
commercial space. As stated elsewhere in this Application, there is a dearth of luxury residential
units in the downtown area, so the subject property will greatly enhance the existing mix of
downtown residential options. Specifically, the project’s addition to the mixed-use nature of
downtown, and the train station just one block away in particular, will add to the vibrancy of the
downtown neighborhood.
5. Downtown Goal: Adequate Public Services Downtown will be adequately served with
efficient transportation, parking, and other public facilities.
The project will have all residential parking on-site and, will include a new 22’ driveway
connecting Frederick with Charles St. This will allow for safer ingress and egress access to the
development.
6. Downtown Goal: Redevelopment of downtown properties will occur in a manner that reflects
the character of the City.
The existing state of the Kenmore Coffee Warehouse is critical. Were it not for temporary
bracing of her exterior walls, the building would be lost. The redevelopment of this site will save
this historic structure and return it to its full glory. The new construction, which will be brick and
which is designed incorporating elements from other downtown buildings, will reflect the
character of the City and will significantly improve the appearance of the neighborhood.
In addition to the City’s goals, the Plan also includes several policy statements designed to provide
guidance for future planning and development efforts downtown. The first such policy is to “Promote
downtown development initiatives,” specifically including options for “providing housing downtown,
increasing evening use of downtown facilities, and taking advantage of proximity to the Train Station”
As stated in more detail above, this project directly addresses each of these specific policies in that (i) it
adds twenty-one units of housing downtown, (ii) it will add twenty-one families to downtown, all of
whom should use the downtown facilities during the evening, and (iii) it will put twenty-one families just
across Frederick Street from the City’s train station.

B.

OTHER GOALS AND INITIATIVES IN THE PLAN.

In addition to being consistent with the Plan’s encouragement of mixed use developments, use of the
train station, and overall compatible and aesthetic uses, the project also is consistent with other goals set
forth in the Plan. The planned development will bring additional residences just one block from the train
station, and all of its amenities. As part of what is likely the most pedestrian-friendly area of the City, the
development should encourage the additional use of the City’s sidewalks and trail systems, thereby
increasing the “walkability” of the City. (See Comp. Plan, p. 53 and p. 84.) For the same reason, it is
hoped and anticipated that because the residents of the development will be able to enjoy the amenities
that downtown has to offer, they will not need to drive elsewhere. The project should, therefore, and to
the extent possible, minimize traffic growth (Transportation and Mobility Goal 2).
The Plan also addresses the appearance of new design in the City. The Applicant has taken great
measures to ensure that the project is visually appealing and of a high quality design. (See Community
Appearance Goals 1 and 2, Plan p. 67.) As the architectural drawings show, the proposed project takes
the City’s existing character into account and specifically, incorporates architectural elements from other
City buildings in an effort to make the project compatible and attractive.
Further consistent with the goals of the Comprehensive Plan, the project will enhance the variety of
housing in the City by adding a type of housing that is in short supply – luxury one level living. (See
Housing Goal 2.) Finally, and most importantly, the project will facilitate the restoration of the Kenmore
Coffee Warehouse.
C.

SUMMARY.

In summary, the Project is completely consistent and even encouraged by the Plan. Further, the
requested permit, in and of itself, is not inconsistent with the Plan. Without a Special Use Permit increase
in density ,the project and restoration of the Kenmore Coffee Warehouse would not be feasible.

II.

WHETHER THE PROPOSED USE IS IN HARMONY WITH THE PURPOSE AND
INTENT OF THE ZONING DISTRICT REGULATIONS.

The project is located within the City’s commercial downtown (C-D) zoning district. The C-D
district was established to “promote harmonious development, redevelopment and rehabilitation of uses in
the commercial areas of the Old and Historic Fredericksburg district. The regulations of this district are
intended to implement the goals of the comprehensive plan for historic district development while
encouraging mixed uses in the downtown area.” (Emphasis added.)
A.

C-D ZONING DISTRICT

Section 72-32 of the Code provides, in part, that the maximum residential density for mixed use
structures with commercial uses of at least 25% of the gross floor area shall not exceed 24 units per acre,
but that the density may be increased by special use permit. Therefore, the special use permit sought
herein is requested in order to increase the density of the mixed use project. Filed contemporaneously
herewith is an Application for Special Exception to request an exception to the requirement that at least
25% of the gross floor area be commercial. The complete restoration of the Kenmore Coffee Warehouse
will provide for a commercial use of 15.33%.

The Code provides that the emphasis in site planning in the C-D district should be as follows:
• Enhancing pedestrian circulation:
All residential parking is contained on-site and the project is adjacent to existing sidewalks on
Frederick and Charles Streets, where public access to the building will be; therefore, the project
does not adversely affect pedestrian circulation. All retail space will have direct access to
pedestrians on the Frederick Street sidewalk.
•

Minimizing vehicular and pedestrian access conflicts among uses:
Currently, there is one existing vehicular access point to the property along Frederick Street. The
project only includes one ingress point into the on-site parking from Frederick Street, which will
only be used by residential owners and one egress point on Charles St.. Further, residential
vehicular traffic circulation will be enhanced with an ingress/egress to the parking garage through
a new 22’ alley connecting Frederick and Charles St.. It is not anticipated that there will be more
than 2 trips per unit per day in and out of the garage, therefore, vehicular and pedestrian access
conflicts should be minimal.

•

Respecting the geometry of the downtown streetscape:
The mixed-use building is designed with ninety degree angles and it extends to the sidewalks
surrounding the building, which is consistent with the developed portion of the downtown
district, specifically including The Kenmore Coffee Warehouse. The townhomes are designed to
match the existing rhythm of the street with similar setbacks and side yards.

•

Maintaining continuity with the architectural precedents of the historic area:
The multi-family building will have a brick façade like most buildings in the historic area and it
will be of a traditional architectural style. The townhomes will have a simple shed roof and hardi
board lap siding to blend with existing homes on Charles St.. Further, the Applicant has made
efforts to honor the architectural precedents of the historic area. Specifically, the Applicant has
incorporated architectural elements from other downtown buildings, as more-particularly shown
in the architectural drawings submitted with the Application.
The multi-family building is larger than some of those in the historic area. However, by utilizing
several architectural elements to break up the mass and scale of the building and by “stepping”
back the majority of the building by 40’ from the Frederick Street entrance, the overall “feel” is
of a smaller building, and is consistent with the feel of similar mixed-use buildings in the historic
area. The townhomes are consistent with size and height to other homes on Charles St..

B.

SUMMARY.

The requested Special Use Permit, will enable the Applicant to develop the property and restore the
Kenmore Coffee Warehouse, in harmony with the purpose and intent of the City’s zoning regulations.

III.

WHETHER THE PROPOSED PROJECT IS IN HARMONY WITH THE EXISTING
USES OR PLANNED USE OF NEIGHBORING PROPERTIES.

As set forth in more detail above, the mixed-use aspect of the project is very much in harmony
with the existing uses in the historic district, specifically including those on Frederick Street and Princess
Anne St., many of which also have retail on the first floor and residential on the upper floors. The
adjacent properties are a mix of commercial and residential properties. The recreational amenity area as
proposed by the Developers will add an attractive area for respite and contemplation of the neighborhoods
history.
As is the project in general, the requested Special Use Permit is in harmony with the existing uses
or known planned uses of the neighboring properties.
IV.

DEVELOPMENT’S IMPACT ON NEIGHBORING AND ADJACENT PROPERTIES

While an SUP for density is requested, the Applicant has worked diligently to mitigate the impact of
the buildings on its surrounding neighbors. As stated above, by utilizing several architectural elements to
break up the mass and scale of the building and by “stepping” back the third and forth floors by 40’ from
Frederick St., the overall “feel” is of a smaller building, and is consistent with the feel of similar mixeduse buildings in the historic area. Additionally, the building site is at a very low area along Frederick
Street, therefore the natural topography serves to mitigate the overall impact of the height of the building
on its surrounding neighbors. The townhomes are properly sized to blend harmoniously with their
neighboring properties.
With fifty parking spaces, all of the residential parking is contained onsite. The existing parking along
Frederick Street will continue to serve the retail spaces in the project which will be replacing existing
commercial space of approximately the same size.
The proposed project will bring stwenty-one families to the Frederick St. corridor, which will
have a positive impact on the surrounding commercial establishments while minimally impacting City
services.
V.

WHETHER THE PROPOSED PROJECT WILL HAVE AN IMPACT ON EXISTING
TRAFFIC

As set forth in more detail above, because the project does not add any new “net” retail space, it
will have a neutral effect on retail traffic in the area. With twenty-one new residences at the site, there
will be a slight increase of traffic to the area, as it is presumed that for each residence there will be two
unique trips per day. This slight increase in traffic is designed to have minimal impact on the surrounded
area by (i) improving access to the property along Frederick St. and creating an alley to connect to the
property exit on Charles St. (ii) by containing all resident parking to the site.

VI.

WHETHER THERE HAS BEEN SUFFICIENT TIME FOR INVESTIGATION AND
COMMUNITY PLANNING WITH RESPECT TO THE APPLICATION

The proposed project has been discussed with City staff and members of the Fredericksburg
community. Thus far, community members have been supportive of the project and have recognized that
Fredericksburg would benefit from a mixed-use project of this type, especially given the fact that this
project will facilitate the restoration of the Kenmore Coffee Warehouse.
As part of this process, the application will be subject to all required public hearings, both at the
Planning Commission stage and the City Council stage. In addition, the Applicant has held several
community and civic meetings with neighbors and stake holders to further advise them regarding the
proposed project.
VII.

WHETHER THE SPECIAL USE PERMITS ARE CONSISTENT WITH THE
PRINCIPLES OF ZONING AND GOOD ZONING PRACTICE, INCLUDING THE
PURPOSES OF THE DISTRICT IN WHICH THE SPECIAL USES WOULD BE
LOCATED, EXISTING AND PLANNED USES OF SURROUNDING LAND, THE
CHARACTERISTICS OF THE PROPERTY INVOLVED, AND THE ADVERSE
IMPACTS OF THE PROPOSED USE

The issues regarding the requested uses’ consistency with zoning and zoning practice, and the
purposes of the C-D district are all set forth in great detail in Section II above, and are hereby
incorporated herein by reference.
For the reasons explained in more detail above, the mixed-use aspect of the project is very much in
harmony with the existing uses in the historic district, specifically including those on Frederick and
Princess Anne Street, many of which also have retail on the first floor and residential on the upper floors.
The Applicant respectfully submits that the requested Special Use is consistent with the “existing and
planned uses of the surrounding land, the characteristics of the property involved.” Further, the Applicant
believes that the requested use do nothing to adversely impact the proposed use of the property.
VIII.

WHETHER THE APPLICANT HAS DEMONSTRATED THAT ITS APPLICATION
MEETS ALL OF THE FOREGOING CRITERIA

For the reasons set forth in detail above, the Applicant respectfully submits that its Application
meets all of the City’s criteria for approving Special Uses. The requested Special Use will enable the
Applicant to restore the Kenmore Coffee Warehouse and develop a mixed-use project that is consistent
with, and encouraged by, the City’s Comprehensive Plan.
The proposed use and development of the property and all improvements thereon, are subject to
the final General Development Plan as well as to the generally applicable regulations set forth in
UDO §72-33.

AGV Properties, LLC
December 5, 2017
Mr. Mike Craig
Zoning Administrator
CITY OF FREDERICKSBURG
715 Princess Anne St.
Fredericksburg, VA 22401
Owners:
Property:
Project Name:
Rezoning Request:

Case Number:

AGV Properties, LLC
306-312 Frederick St., 307-313 Charles St.
GPIN# 7789-22-1954, 7789-22-1738, 7789-22-0891,
7789-22-1735
Lofts at Frederick St.
AGV Properties, LLC requests a rezoning of the properties
located at 306-312 Frederick St. and 307-313 Charles St. to
remove them from the Railroad Overlay District. In order to
facilitate the funding of the restoration of the Kenmore
Coffee Warehouse. AGV will need the density that is afforded
any mixed-use project in the CD zoning district. If the
properties were to remain in the Railroad Overlay District,
the density would be reduced and the project would not be
economically feasible.
RZ2017-02

Dear Mr. Craig,
Pursuant to Code of Virginia §15.2-2303 and City Code §72-22.4, the Owner hereby
voluntarily proffers the following conditions, which shall be applied to the Property if it is
rezoned as outlined above.
1. The property shall be developed in substantial compliance with the attached GDP
subject to minor adjustments which may occur for purposes of addressing final
engineering, design requirements, or compliance with applicable regulations.
2. The site shall be monitored for archaeological deposits during land disturbance
activities and documentation of any findings will be provided to the Planning
Department.
The Owner acknowledges that the foregoing Proffers are reasonable. The signatory
below, signing on behalf of the Owner, covenants and warrants that he is an authorized
signatory of the Owner for this Proffer Statement.

Michael B. Adams
Managing Member
AGV Properties, LLC

900 Princess Anne St. Fredericksburg, VA 22401

PLANNING COMMISSION
MINUTES
November 8, 2017
7:30 p.m.
City of Fredericksburg
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: fredericksburgva.gov
MEMBERS

CITY STAFF

Chris Hornung, Chair
Kenneth Gantt, Vice-Chair
Tom O’Toole, Secretary
Jim Beavers
Jim Pates
Steve Slominski - Absent
Rene Rodriguez

Chuck Johnston, Director of Planning
Mike Craig, Zoning Administrator

1. CALL TO ORDER
Mr. Hornung called the November 8, 2017, Planning Commission meeting to order
at 7:30 p.m. He welcomed newly appointed Commissioner Rodriguez and thanked
Commissioner Pates for his previous service as Chair. Mr. Hornung explained
the meeting procedures for the public, as well as expected decorum during public
comment.
2. PLEDGE OF ALLEGIANCE
3. APPROVAL OF MINUTES
 September 13, 2017 – Regular Meeting - Adopted
 September 27, 2017 – Work Session – Adopted
 October 11, 2017 – Regular Meeting – Adopted
4. DECLARATION OF CONFLICT OF INTEREST
1

Mr. Pates noted that although he does not have a direct conflict, his wife
was the listing agent for the sale of the subject properties. Therefore, he
said he believed it best to recuse himself from discussion and vote on the
AGV Properties, LLC applications.
5. PRESENTATION
 FY 19 Capital Improvements Plan Discussion – Deidra Jett
Ms. Jett provided an overview of the upcoming FY19 (and beyond) CIP.
(Attachment A).
Mr. Pates asked Ms. Jett when the Planning Commission presented its
comments to the City Manager the year prior.
Ms. Jett said that the letter presented to the City Manager from the Commission
was dated February 2017, for the FY 18 budget cycle.
Mr. Pates asked if that is a suitable timeframe for the Commission to present its
comments to the City Manager.
Ms. Jett said the departmental requests are due November 15th and December 1.
Then, staff will go through those requests individually and overall. She said they
will look at the needs and the funding sources, and adjustments will be made
based on the overall larger picture.
Mr. Pates said it appears then that it is probably better to get comments to staff
earlier rather than later.
Ms. Jett said she would be happy to come before the Commission on March 14,
2018, but that she will not have the CIP until March 13.
Mr. Pates said that he was talking about the Planning Commission input and said
it appears that the sooner they can get those comments to staff the better.
Mr. Pates referenced page 1, under “Public Works Capital” the Downtown
Streetscape Renovations for $1.3 million in FY18. He asked what this is for.
Ms. Jett said that is a VDOT funded project (80% VDOT and 20% City). She
said the Transportation Planner is currently working on this particular project and
she would provide the project sheet to Mr. Johnston to distribute to the
Commission. She said she believes, however that it is for sidewalks, lighting,
etc.
Mr. Pates said he is particularly interested in the brick sidewalk program.
2

Mr. Pates also referenced the Gateway/Way Finding Project listed on page 1.
He noted that it is listed for $80,000 in FY 19 but shows no monies allocated in
FY18.
Ms. Jett said she does expect to have that project revised. She said City
Council and the EDA are currently working on branding efforts and once those
efforts are finalized it will have an impact on this.
Mr. Pates referenced the Renwick building and said that in FY18 the document
shows $250,000 budgeted for this and asked what these monies are being used
for.
Ms. Jett said this was a placeholder amount included in the budget for studies
and preliminary planning. She said Mr. Fawcett is heading up that initiative and
the Commission may want to invite him to provide additional information.
Mr. Hornung said that the State Code empowers the Planning Commission to
initiate the CIP, and most developed communities defer the production of it to
their staff. Last year the Fredericksburg Planning Commission started getting
more involved and took the task that we should look at the planning aspects of
the CIP and focus on those because these are the ones that directly affected us.
He said this year the Commission should decide as to what level it intends to
dive into those details mentioned by Commissioner Pates and what specific
information we want to have in order to educate ourselves on those particular
items.
Mr. Pates said that one of things the Commission did last year that went into the
letter to the letter to the City Manager was that the Commission looked at the
Comp Plan and the Action Plan that went with it. He said he believes it would be
useful to pull out that list again at the December meeting, and the letter that was
created last year, and have a discussion to decide what, if anything, we would
like to do.
Mr. Johnston reminded Commissioners that the City Council has recently gone
through a goal setting process and have come up with 3-year priorities (35) that
become the paramount priorities from an administrative standpoint. He said that
many of these priorities dovetail with items from a longer list of Comprehensive
Plan statements, and he said he believes it is important that we focus on these
35 adopted priorities. He told Commissioners that they may view this Priorities
chart on the City’s website. (Since the meeting, the Recording Clerk forwarded
each Commissioner a link to the chart.)
Mr. Gantt asked how these priorities are being tracked and monitored.
Mr. Johnston said these priorities have a fairly robust commitment. He said
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there is a quarterly report which outlines progress to date. Some projects are
moving along well and others are not moving along as quickly as had first been
anticipated. As an example, the Area Planning is not moving as fast as first
hoped, in terms of getting Comp Plan amendments, or Code amendments. He
said the City is making progress with these Area Plans but just not as quickly as
we had wanted.
Mr. Gantt asked if the City has a project that is not moving well that has
associated funds with it, what happens to those funds in that budget year.
Ms. Jett clarified that City Council came up with 35 priorities, with three years to
initiate them. Then they were shifted because you cannot do everything in day
one, and that is what is reported to Council on a quarterly basis. With this
tracking, she said, some are ahead of schedule, some are right on schedule and
some are behind schedule, which is what one would expect. As far as the CIP,
Council only appropriates funds for the current fiscal year and the rest of CIP is
used as a planning tool.
Commissioners agreed to discuss the CIP in greater detail, in terms of its role
and recommendations, at its December meeting.
Mr. Hornung moved to the public hearing portion of the meeting.
PUBLIC HEARINGS
Mr. Hornung announced that staff would present the three public hearing items in
one staff report/PowerPoint presentation, as they relate to the same project.
However, he said, the Planning Commission would make three separate motions
for the applications.
6. RZ2017-02: AGV Properties, LLC (owner) requests a zoning map
amendment in the Commercial Downtown zoning district to remove 306 –
312 Frederick St. and 307-313 Charles Street (GPIN 7789-22-1954, 7789221738, 7789-22-0891, and 7789-22-1735) from the Railroad Station
Overlay District. The property is also in the Floodplain Overlay District and
the Old and Historic Fredericksburg Overlay District. Together, the
properties total 0.68 acres. The rezoning is part of a comprehensive
redevelopment that includes the rehabilitation of a historic industrial building
dating to c. 1884 into 6,956 square feet of commercial space (on a proposed
0.53 portion of the project, which would be a 0.30 Floor Area Ratio), 17
multi-family units and 4 townhomes (for a total residential density of 31 units
per acre). The subsequently advertised special exception and special use
permits are associated with this project. The Comprehensive Plan
designates the area for Commercial - Transitional Office, which has no
specific recommended residential or commercial density.
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7. SUP2017-05: AGV Properties, LLC (owner) requests a special use permit
to increase the maximum density in the Commercial Downtown zoning
district from 24 to 31 units per acre at 306 – 312 Frederick St. and 307-313
Charles Street (GPIN 7789-22-1954, 7789-221738, 7789-22-0891, and
7789-22-1735). Together the properties total 0.68 acres. The special use
permit would permit the development of 17 multi-family units and four
townhomes.
The previously advertised rezoning and subsequently
advertised special exceptions are associated with this project. The
Comprehensive Plan designates the area for Commercial - Transitional
Office, which has no specific recommended residential or commercial
density. SUP2017-05.
8. SE2017-03: AGV Properties, LLC (owner) requests special exceptions
from § 72-32.2B to reduce side and rear setbacks and § 72-32.2C(2) to
reduce the minimum 25% required use mix in the Commercial Downtown
zoning district. The exceptions would:
- Reduce the required 15’ side setback between Commercial Downtown and
R-8 in three places. The setback would be reduced to between 5 and 10
feet.
- Reduce the required 25’ rear setback between Commercial Downtown and
R-8 in two places. The setback would be reduced to between 5 and 9.1
feet.
- Reduce the minimum 25% required use mix for a mixed use development
in the Commercial Downtown zoning district to a minimum of 13%.
The special exceptions would be for redevelopment of the vacant 0.68 acre
properties at 306 – 312 Frederick St. and 307-313 Charles Street (GPIN
7789-22-1954, 7789-221738, 7789-22-0891, and 7789-22-1735) in the
Commercial Downtown zoning district into 6,956 square feet of commercial
space, 17 multi-family units, and four townhomes at a combined 0.30 Floor
Area Ratio and 31 units per acre. The previously advertised rezoning and
special use permit are associated with this project. The Comprehensive
Plan designates the area for Commercial - Transitional Office, which has no
specific recommended residential or commercial density.
Mr. Craig presented the applications and provided a detailed PowerPoint
presentation involving to the three applications (Attachment B).
Mr. Craig pointed out that the Inset height, noted on slide 3, is 35 feet and not 34.1
feet, as previously stated in the staff report. He also noted that the height has been
modified from 50 feet to 47 feet and will be the subject of an ARB item at its meeting
on November 13th. Therefore, he said, the ARB will look at these modifications
and transmit comments to the City Council and the Council will ultimately make the
decision on the mass and scale at its meeting on December 12, 2017.
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Mr. Beavers asked what the applicants intend to turn the coffee warehouse into;
and, with respect to the view shed, he asked if there is anything that can be done
to get Virginia Power to move the telephone pole, transformer and power lines.
Mr. Craig said he would let the applicants address what they intend to do with the
coffee warehouse. He also noted that the City would have to address the issue
regarding the view shed with respect to the power lines, pole, etc., if the City really
wants to make that investment.
Mr. O’Toole asked about the historical park. He asked what exactly is proposed
for this “park.”
Mr. Craig said it would consist of grass, bricks and a bike rack. They also have an
area for a historic interpretive sign, which the City would have to install through its
way finding program. He said they had also proposed to install benches but the
fire department asked that they be removed in case they needed access. The
area will be mostly green, with rick sidewalks, and bike racks.
Mr. O’Toole asked if the 17 units are to be luxury apartments.
Mr. Craig said he would have to let the applicant address that question.
Mr. O’Toole asked whether the apartment units will be owner-occupied or rentals.
Mr. Gantt said the application says they will be owner occupied.
Mr. Hornung what the original intent was of the Railroad Overlay District, and when
it was established.
Mr. Craig said he did not have the history on this.
Mr. Johnston said he believes it was established as part of the process when the
Commercial Downtown zoning district was extended south of the railroad tracks.
It has a density of 24 units per acre and this provision to remove it from the overlay
district will allow the possibility, through the special use permit process, go to a
higher density. The height is increased from 40 feet to potentially 50 feet and this
is an issue going through ARB discussion in terms of appropriateness in the
historic district. He said these are the two major differences by virtue of having the
Overlay District.
Mr. Hornung asked then if it was intended to be a transitional buffer-type overlay
or if it had something to do with the railroad itself.
Mr. Johnston said he thinks it was a transitional buffer.

6

Mr. Johnston read aloud the purpose and intent language, provided to him by the
City Attorney: “Purpose and intent. The Railroad Station Overlay (RSO) District
shall be established to facilitate development, redevelopment, and street geometry
patterns that are consistent and compatible with each other and with existing
development within the area of the CSX railroad station. This overlay district is
created in order to provide for a transition between downtown and residential areas
south of downtown.”
Mr. Gantt referenced that the applicants have gone from 50 feet back to 47 feet,
and he asked why they only lowered it by three feet.
Mr. Johnston said the applicant should address that question, but that he believes
they need the three floors of apartments above the ground floor being used for
parking, in order to have sufficient units.
Mr. Rodriguez referenced the exterior parking that abuts the Princess Anne Street
neighbors and asked if it is an open airway or a garage door that will open and
close to allow people access to their vehicles.
Mr. Johnston said it is open.
Mr. Rodriguez asked also if the six additional parking spaces are required, or if
they could be green/open space.
Mr. Craig said those spaces are not required by the ordinance, but they had been
proposed as added spaces by the applicant.
Mr. Hornung recognized the applicant, Mr. Adams.
Mr. Adams, applicant, said the staff report was very comprehensive but would like
to respond to some of the questions asked by Commissioners.
•
•

•

In answer to Mr. Beavers’ question as to what the building will look like once
it is restored, he said the best answer is that it will look like it did when it
was built. He said they want to renovate it to be historically accurate.
Also, in answer to Mr. Beavers’ question regarding the power distribution
lines. He said what he can tell the Commission is that they have worked
with the power company very well on other projects and have come up with
creative ways to bury lines and they intend to engage in those conversations
fairly soon with the power company regarding this project.
In answer to the question raised by Mr. Rodrigues regarding the garages
and open area. He said the open area is for ventilation and that they are
providing the screening to make sure that noise and light pollution is
protected from the adjacent property owners. He said they also need the
extra parking spaces to prevent under parking when the project is complete.
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Mr. Hornung referenced the staff report and application, which state that if the
applicants do not renovate the coffee warehouse it will revert back to the RSO
standards. He asked what the purpose is with inserting this language.
Mr. Adams said it is listed at the suggestion of staff and that he believes they
wanted some assurances that they were not going to proffer the restoration of the
building and change their minds at a later time, so we wanted to make it clear that
it is our intent to restore the building. He said he actually bought the property with
the intent to renovate the warehouse and that it was only after that that they met
with neighbors, staff, etc., to develop a viable project that will help with the costs
of the renovation of the warehouse.
Mr. Hornung referenced the written comments submitted by Nancy Moore prior to
the meeting (Attachment C), which notes concerns with respect to lighting and
whether it can be limited adjacent to her property. He asked Mr. Adams if he could
address her concern.
Mr. Adams said the only issue they would have it being able to provide lighting for
the terraces, which is required by the building code. He said they could address
Ms. Moore’s concerns by providing down-lighting or screening as they have done
with other projects. He said they will not be using pack lighting or parking lot
lighting on the side of the building that abuts the Moore property.
There were no additional Commissioner comments/questions.
Mr. Hornung opened the floor to public comment.
PUBLIC COMMENT
Ms. Nancy Moore, 314 Princess Anne Street, spoke in opposition to the request.
She noted that she had provided written comments prior to the meeting which
included her concerns regarding privacy and the height of the proposed project
(Attachment C).
Dale Galyen, 301 Charles Street, spoke in support of the project.
John Rose, 1125 Hanover Street, spoke in support of the project. He noted that
the applicants have been good stewards with past projects and that he likes the
design of the proposed current project. He also said he was given permission to
speak on behalf of Tommy Mitchell who also supports the project.
Christian Arsenault, 224 Charles Street, said he was neither in support or
opposed to the project. He said his concern relates to the congestion on Charles
Street. He asked if there have been any studies done on this area.
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Mr. Joann Obaugh, 314 Frederick Street, spoke in favor of the proposed project
and asked that the Planning Commission recommend approval.
There was no additional public comment.
Mr. Hornung closed public comment on these applications. He noted that the
Commission had received two comment letters prior to the meeting (Ms. Nancy
Moore and Mr. David James). He also noted that he had received an e-mail earlier
in the evening from Clint Van Zandt and would forward a copy of those comments
to staff. These written comments are all contained in (Attachment C).
Mr. Gantt referenced the comment made regarding traffic in that area and asked
staff if a study has been conducted.
Mr. Craig said the project is a low impact project, which will provide only 5
additional units than that permitted by right. Therefore, he said, the City did not
require a traffic study.
Mr. Rodriguez asked that if the City approves the 47’ height of the proposed project
are we then setting a precedent for other projects that may be proposed in the
future to be able to be granted the additional height as well.
Mr. Craig said that anyone that would request additional height would have to go
through the same process of a special use permit or special exception.
Mr. Hornung asked Commissioners if they were ready to make a recommendation.
Mr. Beavers made a motion to recommend approval of RZ2017-02 – Zoning map
amendment request in the C-D zoning district to remove 306-312 Frederick Street
and 307-313 Charles Street from the Railroad Station Overlay District.
Mr. O’Toole seconded the motion
Motion carried by a vote of 5 – 0 – 1 (Mr. Pates abstained)
Mr. Rodriguez made a motion to recommend approval of SUP2017-15 – Special
Use Permit request to increase the maximum density in the C-D zoning district
from 24 to 31 units per acre at 306-312 Frederick Street and 307-313 Charles
Street, which will permit the development of 17 multi-family units and 4
townhomes.
Mr. Gantt seconded the motion.
Motion carried by a vote of 5 – 0 – 1 (Mr. Pates abstained)
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Mr. Beavers made a motion to recommend approval of SE2017-13 – Special
Exceptions from Section 73.32B to reduce the side and rear setbacks and Section
72-32.2C(2) to reduce the minimum 25% required use mix in the C-D zoning
district.
Mr. O’Toole seconded the motion.
Motion carried by a vote of 5 – 0 – 1 (Mr. Pates abstained)
GENERAL PUBLIC COMMENT
9. A general public comment period is provided at each regular meeting for
comments by citizens regarding any matter related to Commission
business that is not listed on the Agenda for Public Hearing. The Chair
will request that speakers observe the three-minute time limit and yield
the floor when the Clerk indicates that their time has expired. No dialogue
between speakers will be permitted.
Deborah Karns, attorney and land use planner in Stafford County, spoke on
behalf of the applicant regarding the River Lofts variance request. She said that
as a planner she is very impressed with the proposed River Lofts project, which
is a development of a by-right use with innovative development that will allow
authorized density, and also protects the existing floodplains and floodways and
the numerous City easements on the property. As an attorney, she said, she is
focusing on how the BZA will review this project. She said the BZA is limited to
reviewing how the application satisfies five distinct criteria and she said she
believes it meets all five criteria. However, she said this changed in 2015.
She said a member of the Planning Commission asked the Planning Director, at
its last meeting, what framework the Commission is to use to review the
proposed project. And, she said, she believes the answer was that it should be
reviewed using good planning practices. She said she does not think that this is
a good description of the perimeter of review because the Code says that the
variance shall be granted if the five (5) considerations are met, and the
consideration that was deleted in 2015, was compatibility with the surrounding
district.
Mr. Hornung closed the floor to General Public Comment.
UNFINISHED BUSINESS
10. Discussion of River Lofts variance request from the front yard setback in
the Commercial Highway zoning district on GPIN 7789-08-2108.
Mr. Craig said staff did not have a full and complete technical report at this time
but that he would present the background data. He also provided a brief
PowerPoint presentation of the proposed variance request (ATTACHMENT D).
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He said that the BZA meets on this issue on November 20th and that the
Planning Commission may send comments or make a recommendation to the
BZA today or may appoint a representative from the Commission to be present at
the BZA meeting on the 20th to present comments or concerns of the
Commission.
Mr. Gantt said he did not recall this item being included within the Planning
Commission packet.
Mr. Johnston said staff had included the application in the packet for the October
meeting and that there is no staff report for the Commission to consider. He
said staff is required to let the Commission know what is going on and allow it to
make comments if they wish.
Mr. Gantt confirmed that this is and will not be a public hearing for the
Commission to consider.
Mr. Johnston said that Mr. Gantt is correct. He said the Commission will not be
making a recommendation and that the State Code simply says the Commission
shall be informed of the application and make comments as it deems
appropriate.
Mr. Pates said he is interested in the drawing (indicated on the last slide) that Mr.
Craig had included in the PowerPoint presentation. He asked if there is a reason
why the Commission had not seen this before.
Mr. Craig said staff is continuing its ongoing analysis of the proposed request
and that the staff report is due to be complete on Monday, November 13th. He
said the slide to which Mr. Pates is referring had just been developed earlier in
the day.
Mr. Pates said he had received an e- mailed letter from Clark Leming, the
attorney for the applicant, and asked the City Attorney to answer the following
three points in the letter:
•
•
•

My understanding is that the first referral of a variance application to the
planning commission did not occur until 2015.
That because this is not a public hearing, is it appropriate for the
Commission to hear from the applicant and also from any other member of
the public.
What is your opinion of the appropriate legal standard for p

Ms. Dooley said that, as Mr. Johnston and Mr. Craig mentioned, has required the
zoning administrator to transmit variance applications to the Planning
Commission, and this requirement has been in place for quite some time. She
said it is also an item that the City picked up in 2013 with the development of the
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Unified Development Ordinance and that it has been included in that document
since that time.
With respect to whether the Commission may recognize speakers, she said she
certainly thinks the Commission may recognize them.
With respect to the third question as to the role of the Planning Commission on
BZA applications she said the statute states the Zoning Administrator shall
transmit the variance application to the Planning Commission and it may make
such recommendations as it so wishes or it may appear at the BZA hearing.
However, she said, the statute does not say specifically what the Planning
Commission role is. She said she believes the Planning Commission can and
should look at these applications as they relate to solid planning practices within
the City and comment accordingly. She also noted that there are amendments to
the zoning regulations forthcoming, which the Commission may want to bring to
the attention of the BZA.
Mr. O’Toole said the entire process is quite confusing. He said he also believes
that the BZA is aware of what has been discussed and that he does not believe
the Commission would lend a lot to their discussions at this point. He suggested
that staff pass this application on to the BZA and that the Commission take no
action.
Mr. Beavers said if it were up to the Planning Commission to vote on it, he would
recommend approval.
Mr. Pates said each variance application is unique and that he believes that in
this case the Commission should give comment and that it would be more than
appropriate to do so. He said this is a project that the Commission has dealt with
directly and it has a major impact on the Maker District.
Mr. Ed Whelan, applicant, provided background of the proposed project and
noted the processes that they have gone through to this point in developing a
viable project.
Mr. Pates said he believes it would be appropriate and he is prepared to make a
motion for a recommendation to deny the variance for the following reasons.
First of all, he said we as a City have been discouraging new construction along
the river in the floodplain. Just several years ago the City spent over one million
dollars to purchase buildings in the floodplain to open up the river so that a park
could be created there and that people could enjoy the view of the river and that
it could be more of an amenity for the public. Also, we are continually seeing the
risks of building in areas that are flood prone. An example includes Houston.
And, if you look at the existing power plant, it is set back more than 25 feet from
the street. Therefore, he said, you have an existing use and structure adjacent to
the proposed project that are not encroaching into the 25 foot setback, and he
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said the Commission has not heard any compelling reason why this property
should be treated differently by being permitted to encroach into the setback.
And, last but not least, he said, our own work on the Area 6 plan shows it to be
open space like Old Mill Park situated next to the proposed project.
Mr. Pates recommended denial of the variance request.
Mr. Gantt seconded the motion.
Mr. Rodriguez said that if he remembers correctly, when the original proposals
were presented, there were going to be garages on the first floor in order to
account for being in the floodplain so that the risk of homes being damaged is
mitigated by the garages. He said he lives near this area and he said from what
he understands is that we are looking at the development for this entire area as a
revitalization project. He said it is his personal opinion that if we deny this now
that we may inadvertently stall some of the process and, therefore, missing some
of our own long term goals. He said he encourages more green space as well as
other Commissioners but he believes this is a much needed project that will help
this particular area.
Mr. Hornung said he has a similar view. He also noted that the property allows
this use by right. He said he cannot support the recommendation by Mr. Pates to
recommend denial.
Mr. Gantt asked if the City would be setting a precedent by approving this or
granting the variance.
Mr. Hornung said that it is up to the BZA to approve or deny the request and they
have strict criteria that have to be met prior to approving.
Mr. Pates said that he does not think this has anything to do with whether or not
we like the Mill District project and it has nothing to do with denying someone the
use of their property or keeping it as open space. He said all this is, is whether
or not this property owner is going to be held to the same restrictions and
limitations that we impose on other properties in the City and it seems to him that
if we are going to be adopting an area plan that calls for this to be open space
then that it is inconsistent on our part to be approving moving a project like this
up to the street.
Mr. Hornung called for the vote.
Motion to recommend denial failed by a vote of 2 – 4 with Commissioners
Hornung, Rodriguez, Beavers and O’Toole voting against the motion.
Mr. Rodriguez made a motion to recommend supporting the variance request.
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Mr. Beavers seconded the motion.
Motion to recommend approval failed by a vote of 2 – 4 with Commissioners
Hornung, Gantt, Pates and O’Toole voting against the motion.
NEW BUSINESS
11. Appointment of a Planning Commission representative to the City and
Public Utility Review Committee - CPURC
Mr. Gantt volunteered to serve as the Planning Commission
Representative for the newly formed CPURC.
12. Transmittal of a Board of Zoning Appeals Application for a variance from
the side yard setback in the Commercial Highway zoning District for the
property addressed 631 Lafayette Boulevard (Olde Towne Carriages).
OTHER BUSINESS
13. Planning Commissioner Comments
• Mr. Beavers informed Commissioners that he will be hosting a
Christmas party at his home on December 14th.
• Mr. Pates asked if staff could speak to the Annual Report and the
CIP as well as when the City will be hiring the new consultant for
the next set of small area plans.
14. Planning Director Comments
Mr. Johnston informed Commissioners or recent City Council action. He
also noted that the Planning Commission Annual Report is scheduled to
be presented at the December meeting of the Commission. He also
informed them that RFP for other small area plans is scheduled to go in
December 2018.
ADJOURNMENT
_____________________________________
James M. Pates, Chair
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As a homeowner in the 300 block of Princess Anne Street, I am concerned about the impact of
the proposed Lofts at Frederick Street on my neighborhood. The proposed building would
overshadow the the Princess Anne Street neighborhood and the existing warehouse building.
The staff report on the project states that the site is in “a historically industrial area.” The 300
block of Princess Anne Street is entirely residential, mostly single-family homes, and part of the
city’s Historic District. Homes on the block date to the 19th and early 20th centuries. One of the
“guiding principles” cited in the staff report is to “protect the character and historic integrity of
downtown Fredericksburg.” I would say that the proposed multi-family structure does not meet
that guideline.
The 17 multi-family units would be in a 32,000-square-foot building. The staff report compares
the building to the Purina Tower, the Gas Plant onCharles Street and the Janney-Marshall
building at Frederick and Princess Anne streets. The Janney-Marshall building has 24,240
square feet of floor space—nearly 7,000 square feet less than the proposed building. The Gas
Plant and Purina Tower have less than 6,500 square feet of floor space.
The present zoning allows buildings no higher than 40 feet. The proposed rezoning would allow
a four-story building that is 47 feet high—more than 12 feet higher than the 34.5-foot-high
Beanery building.
I have attached a schematic that was prepared before the applicant lowered the proposed
height of the building and offered an 8-foot setback of part of the top floor. I still believe that the
height and bulk of the building would be incompatible with the neighborhood
If the project is approved, I would ask that consideration be given to the privacy of my home.The
proffered wooden fence and landscaping will help a bit. The staff report recommends no exterior
lighting in the area of reduced setbacks. I would ask that exterior lighting be banned on the
entire side of the building closest to Princess Anne Street.
—Nancy Moore, 314 Princess Anne St.

From:
To:
Subject:
Date:

Chris Hornung
Robin Martin
Fwd: Coffee Warehouse Matter
Wednesday, November 08, 2017 7:27:59 PM

Robin,
See below.
Sent from my iPhone
Begin forwarded message:
From: clintvz45@gmail.com
Date: November 8, 2017 at 6:02:14 PM EST
To: clintvz45@gmail.com, Adams Mike <madams@jonproperties.com>,
Hornung Chris <chornung@silverco.com>, Van Zandt Jonathan
<bjv70@hotmail.com>, jvz@threatlink.com
Subject: Coffee Warehouse Matter
Mr Hornung,
My wife and I reside at 705 Hanover St in Fredericksburg.
We are writing you in support of Mike Adams and Jon Van Zandt’s restoration
project concerning the historic Coffee Warehouse and the surrounding land.
We are aware of the current plans for the building, to include the need to raise the
project up in areas upwards of 10 feet to allow for floodplain issues, as well as the
proposed condo, business, and standalone residential project. We are also aware
of the similar height of surrounding buildings and believe that the proposed
project would both preserve the wonderful and historically significant coffee
warehouse, as well as add needed residential and business square footage to the
local area while at the same time providing parking as not to impose on city
residents who currently park on the street.
We believe this project allows for a wonderful mix of the old and the new, this to
continue the name of Fredericksburg as “America’s most historic city“, by a
positive demonstration of how developers and the city can work together for both
preservation and progress in the same project. And while some members of the
architectural review board may have found limited reason to question some aspect
of one of the proposed buildings, we believe that the guidelines, not rules or laws
which they reference, can, with a considered variance, demonstrate how the city is
willing to work hand-in-hand with local community based developers to bring
positive beautification and addition to our city, while positively impacting on the
immediate area and increasing our tax base for the benefit of not a few, but for all
city residents.
Best regards,

Clint Van Zandt

