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Background 

The Commonwealth of Virginia requires a local governing body to adopt a comprehensive land 

use plan, prepared by the local planning commission, for the physical development of the 

jurisdiction.  The specified process is to study existing conditions, growth trends, and probable 

future requirements and then develop a plan for “the purpose of guiding and accomplishing a 

coordinated, adjusted, and harmonious development of the territory, which will, in accordance 

with present and probable future needs and resources, best promote the health, safety, morals, 

order, convenience, prosperity and general welfare of the inhabitants, including the elderly and 

persons with disabilities (Code of Virginia Section 15.2-2223.A).” 

 

In accordance with its adopted by-laws, the Planning Commission shall make recommendations 

and provide an annual report to the City Council concerning the operation of the Commission and 

the status of planning within the City.  The report should include statistics on land use development 

during the preceding fiscal year, enforcement activities, and the implementation of 

recommendations set forth in the Comprehensive Plan. 

 

The Comprehensive Plan Annual Report outlines efforts to implement the adopted Comprehensive 

Plan and provides statistics on initiatives and activities performed during Fiscal Year 2015-2016 

(FY 2016).   

 

Planning Commission 

The Fredericksburg Planning Commission consists of seven members appointed by the City 

Council, all of whom are residents of the City, qualified by knowledge and experience to make 

decisions on questions of community growth and development, and at least one-half of whom are 

owners of real property.  As established by the City Council, the Planning Commission has powers 

and duties under Title 15.2, Chapter 22, Article 2, Code of Virginia.  

 

The Planning Commission held ten regular meetings and two work sessions during the fiscal year 

and acted on many of the applications identified in this report. 

 

Community Planning and Building Department – Planning Services Division 

The Planning Services Division (PSD) is comprised of ten full time employees.  Two new 

positions, Senior Environmental Planner and Historic Resources Planner, were created in October 

2015 to focus on the City’s environmental and historic resources.  Staff supports a variety of 

boards, commissions, and committees including the City Council, Planning Commission, 

Architectural Review Board, Board of Zoning Appeals, Wetlands Board, and Housing Advisory 

Committee. 
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The PSD is responsible for overseeing and implementing the City’s Comprehensive Plan.  The 

department is also responsible for applying the City’s zoning and subdivision regulations in a fair 

and equitable manner as guided by the Comprehensive Plan.  This must be done in accordance 

with the wishes of the City Council and the community, respecting the rights of property owners, 

and as prescribed by the Code of Virginia.  

 

Comprehensive Plan 

The City furthered many of the goals and initiatives identified in the 2007 and 2015 

Comprehensive Plans to promote and sustain a livable city.  Notable accomplishments of FY 2016 

are highlighted below. 

 

See Map 1 for limits of Small Area Planning Boundaries and Comprehensive Plan related 

Applications and Initiatives. 

 

Adoption of New Plan / Small Area Plan Development 

During the summer of 2015, PSD staff incorporated several policy statements and related 

background data that emerged from a joint City Council/Planning Commission meeting in April 

2015.  On August 11, City Council held a public hearing on the newly revised Comprehensive 

Plan and formally adopted it on September 8, 2015.  The Planning Commission also developed a 

related Action Plan, which it recommended approval of on October 14 and was subsequently 

adopted by City Council on November 10, 2015. 

 

PSD staff solicited proposals for detailed planning studies for two (of ten) small area plans.  

Interviews of responding consultants were conducted in March 2016 and a contract signed in June 

with a firm called Streetsense, to develop Small Area Plans for Areas 3 and 6. 

 

Transportation (Chapter 3) 

The City continued its successful efforts to design complete streets for new development and 

existing roadways to integrate automobiles, buses, bicycles, and pedestrians within the same 

rights-of-way.  PSD and Public Works staff succeeded in expanding Fredericksburg’s paved trail 

networks throughout the City. 

 

Princess Anne Street Improvements 

In FY 2016, PSD and Public Works staff completed the Princess Anne Street paving project.  The 

$1.5 million final project, originally identified in the City’s 1992 Transportation Plan, created 

additional on-street parking (by closing/reducing unnecessary curb cuts), upgraded sidewalks, and 

scaled down built-up asphalt to resolve drainage problems. 
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Fall Hill Avenue Widening, Fall Hill Avenue Trail, and Mary Washington Boulevard Extension  

The City’s newest major road project commenced during FY 2016 and will widen Fall Hill Avenue 

from the Rappahannock Canal to Gordon Shelton Boulevard, west of Interstate-95 (I-95).  The 

project’s original alignment was identified in the City’s 1992 Transportation Plan but included 

major impacts to the Normandy Village neighborhood.  The revised alignment, now under 

construction, was formally adopted by the City and the Fredericksburg Area Metropolitan Planning 

Organization (FAMPO) in 2008-2009 and expands Fall Hill Avenue to a four-lane divided 

roadway connecting to the newly extended four-lane Mary Washington Boulevard.  The project 

includes the construction of two new parallel bridges over I-95, named after Dr. Martin Luther 

King, Jr. (Council approved Resolution 16-80).   

 

The project also includes the construction of the new Fall Hill Avenue Trail.  While the Fall Hill 

Avenue Trail will certainly see recreational use, the safe pedestrian link between residential areas 

east of I-95 and jobs west of I-95 is a welcome feature that finally fulfills a long held Council goal 

to provide safe pedestrian links for those neighborhoods.  Completion of the Fall Hill Avenue Trail 

will also bring the City’s overall trail network of 10-foot wide multi-use trails to 9.7 miles.   

 

 
Fall Hill Avenue Widening Project – Note the new Fall Hill Avenue Trail on the left 

 

Chatham Bridge Pedestrian Link 

Chatham Bridge is a critical pedestrian link between the City and Stafford County.  It is the 

designated crossing for the East Coast Greenway (a bicycle trail that extends from Maine to 

Miami) as well as for local trails.  Planning is underway to enhance this crossing, in partnership 

with the Virginia Department of Transportation (VDOT) and Stafford County.  The potential 

funding source is called State of Good Repair, which will not require any local funds. 
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Virginia Central Railway (VCR) Trail 

In 2015, the City succeeded in obtaining new funding from VDOT to construct a bridge over Hazel 

Run, just west of the Idlewild trailhead.  That crossing will open an additional mile of the historic 

railway bed to recreational use as well as allow residents of the Kingswood subdivision, in 

Spotsylvania County, to safely access the VCR Trail. 

 
Proposed VCR Trail Bridge Link design 

to match the photographed VCR Trail Bridge Link over Hazel Run 

Note that the bridge is set high enough to preserve the historic railroad bridge abutments. 

 

Public Services, Public Facilities, and Preserved Open Space (Chapter 4) 

Original Walker-Grant Renovations (Ferdinand Street and Gunnery Road) 

Based on enrollment trends cited in the 2015 Comprehensive Plan, page 46, Fredericksburg City 

Public Schools identified the need to renovate Original Walker-Grant School to allow for the 

consolidation of offices and thereby free up space within the existing schools to expand for 

additional classrooms.  The Major Site Plan for the renovations was approved June 20, 2016 and 

allows for an effective reuse of 54,273 square feet of space for the Head Start Program, Office of 

Walker-Grant Alumni Association, Early Childhood Special Education, and Fredericksburg City 

Public Schools Administration offices and meeting spaces. 
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Original Walker-Grant School Renovations 

 

Riverfront Park 

The City of Fredericksburg continued to make progress designing and implementing the 

Comprehensive Plan’s vision for a new Riverfront Park along Sophia Street, between Hanover 

Street and Wolfe Street.  The next phase of design – schematic design – successfully scaled down 

the scope of the park from the initial concept design.  Elements of the original concept design were 

re-designed or removed to scale the potential construction costs to a City Council-established 

target of $5,000,000.  The Riverfront Park Task Force and City Council continued to meet and 

work on the project.  City Council approved the consultant, Rhodeside & Harwell, to proceed with 

the next phase of design during FY 2017. 

 

In the meantime, the City continues to utilize the area as an “interim park” for community 

gatherings, festivals, and community engagement with the scenic views of the Rappahannock 

River.  Several special events were held during FY 2016, and events continue to be scheduled for 

FY 2017.  There are picnic tables and sidewalks through the area and it is open to the public year-

round. 
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Courtesy of Rhodeside & Harwell, City Council Presentation on July 12, 2016 

 

Environmental Protection (Chapter 5) 

Municipal Separate Storm Sewer System (MS4) General Permit 

The City of Fredericksburg continues to maintain compliance with the conditions of its MS4 

Permit. During FY 2016 the City prepared and submitted to Virginia Department of Environmental 

Quality (DEQ) a Bacteria Total Maximum Daily Load (TMDL) Action Plan to address specific 

bacteria-related water quality issues in the Rappahannock River Basin as part of its MS4 Permit 

deliverables.  Over the course of FY 2017, the City plans to continue development of its Second 

Phase Chesapeake Bay TMDL Action Plan to identify and program projects and improvements to 

reduce Phosphorus, Nitrogen, and Sediment from the Chesapeake Bay during permit years FY 

2018-FY 2023.  To support these efforts the City is currently soliciting proposals for on-call 

professional engineering and geotechnical services to provide various types of stormwater 

management planning/design services, environmental services, construction inspection services, 

survey, and geotechnical services.  Additionally the City intends to step up its enforcement efforts 

on recorded maintenance agreements for privately owned and maintained stormwater management 

facilities.  Additional information on MS4 related activities can be found in the most recent MS4 

Annual Report for FY 2016 posted on the City’s Stormwater Management webpage. 
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Chesapeake Bay Preservation Areas 

The PSD continues to enforce provisions of the Chesapeake Bay Preservation Act (CBPA). The 

Act requires identification of Chesapeake Bay Preservation Areas, namely Resource Management 

Areas (RMAs) that have highly erodible soils and/or highly permeable soils that drain to the Bay, 

and Resource Protection Areas (RPAs) that include a 100 foot vegetated buffer from all perennial 

water sources and adjacent features. These areas have generally been mapped to show RMAs based 

on soil types and known RPAs at the adoption of the CBPA by the City. Also included on the map 

are areas that were identified at the adoption of the CBPA as Intensely Developed Areas (IDAs) 

within RPAs where development could be concentrated and continue without meeting the most 

stringent provisions of the RPA requirements.  

 

Staff will continue to enforce the CBPA and application of the RPA buffer where required and 

improve the process for compliance during FY 2017.  To facilitate this, the PSD will update its 

Water Quality Impact Assessment (WQIA) process to require site-specific determinations of 

Chesapeake Bay Preservation Areas, perennial streams, and other environmental features 

(wetlands) for all types of development by a qualified professional licensed by VA DPOR 

(Professional Soil Scientist, Wetland Delineator, Geologist, etc.). In cases where the proposed land 

disturbance is less than 2,500 square feet or where the type of development is associated with a 

residence or accessory structure not part of the subdivision process the Environmental section may 

make a certification for CBPA compliance based on available maps and resources.      

 

Business Opportunities (Chapter 6) 

Downtown Parking 

The City of Fredericksburg made significant progress to create more downtown parking 

opportunities for residents, businesses, and visitors FY 2016.  The City partnered with the 

Economic Development Authority on the acquisition and subsequent sale of the former StellarOne 

Bank building at 1016 Charles Street.  The project led to the creation of 29 public parking spaces 

on the lot, 17 parking spaces that are available on nights and weekends, and brought a new business 

to downtown.  The City also signed an agreement with the developer of the Liberty Place project 

located in the 600 block of William Street and Amelia Street, between Winchester Street and 

Douglas Street, which will create 119 public parking spaces and another 25-30 spaces on nights 

and weekends.  The City also worked toward acquiring additional parking spaces downtown and 

began efforts to create a parking action plan.  Walker Parking Consultants, working with a locally 

formed task force, will produce the parking action plan in FY 2017. 
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New public parking lot at 1016 Charles Street 

 

Downtown Development 

The City worked with a number of local developers in FY 2016 to facilitate responsible downtown 

development projects that will bring a mix of residents, businesses, and activity.  Some of the key 

projects included Park View, Liberty Place, William Square, Amelia Square, Castiglia’s rooftop 

restaurant, and the National Bank Building project.  As downtown real estate becomes increasingly 

valuable, and more residents are attracted to the urban character of a small City, developers are 

responding with higher-density mixed-use projects such as those mentioned above.  City staff will 

continue to work with developers to ensure compatibility with the historic downtown and the City 

at-large. 

 

   
Castiglia’s rooftop deck under construction (left) and Park View (right) 
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 Liberty Place Concept Plan 

 

Residential Neighborhoods and Housing (Chapter 7) 

Mix of Housing Types / Affordable Housing Choice 

During the fiscal year, several developments that provide a mix of housing types were approved 

and/or constructed.  Many of these developments were considered before the Planning 

Commission and approved by the City Council including Hamptons at Noble (128 multi-family 

units), Governors Row (36 single-family, attached / townhouse units), Cowan Crossing Residential 

(6 single-family, detached and 62 clustered single-family, attached / townhouse units), and 

Summerfield Subdivision (final phase platted of the 68 single-family, attached / townhouse units).  

Additionally, the two bodies considered and approved a zoning map amendment for the 

Dreamland, LLC (Mill District) which permits 90 multi-family residential dwelling units and a 

Special Use Permit for Liberty Place which permits 44 multi-family dwelling units, both in mixed 

use developments.  By-right developments including Park View (4 upper story dwelling units / 

condos), Amelia Square Phase V (3 upper story dwelling units / condos), Stonewall Heights (12 

single-family detached units) and various infill lots that supported construction of new dwelling 

units throughout the City.  The variety of dwelling types, spread all over the City, provide citizens 

with affordable housing choices as they move through their household life cycle (from newly 

independent, to family, to empty nest, and retirement) within the City of Fredericksburg. 
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Governors Row Townhouses (top left),  

Amelia Square Phase V Upper Story Dwelling Units (top right),  

Stonewall Heights Single Family, Detached Dwelling (bottom left),  

Hamptons at Noble Multi-family (bottom right) 

   
 

Community Development Block Grant 

The PSD’s affordable housing efforts are overseen by the Housing Advisory Committee (HAC).  

The three member HAC held three regular meetings.  In FY 2016, these efforts included the 

successful implementation of the second year of the 2015-2020 Consolidated Plan for Community 

Development Block Grant programming.  Through this program, 470 low-income households 

received services supporting the goal of affordable housing. It included the rehabilitation, repair, 

or accessibility adaptation for nine owner-occupied housing units and assisted in the purchase of 

affordable homes for two households.  These efforts ensure safe and stable living environments 

for families in Fredericksburg. The PSD continues to strive to the goals of affordable housing 

outlined in the Comprehensive Plan where, “All persons who live and work in Fredericksburg 

should have the opportunity to rent or purchase safe, decent, and accessible housing within their 

means.”  
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Location of Completed CDBG Projects FY 2016 

Consolidated Annual Performance and Evaluation Report, Program Year 2015-2016 

 

Historic Preservation (Chapter 8) 

The Comprehensive Plan identifies three main Historic Preservation goals focused on the City’s 

heritage resources, character, and redevelopment. 

 

Heritage Resources – New Staff and Archaeological Record  

Over the course of the fiscal year, efforts to preserve and protect Fredericksburg’s historic 

resources were ongoing. The City’s first dedicated Historic Resources Planner was hired to advise 

the Architectural Review Board (ARB) and to implement and manage the City’s historic 

preservation programming.  Additionally, new information about Fredericksburg’s archaeological 

record was uncovered at the Riverfront Park site leading to new discoveries about the historic use 

of the site.  
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Images of archeological resources recovery efforts at Riverfront Park, Courtesy of the Archival 

Research and Archaeological Fieldwork at the Prince Hall Lodge Site (44SP0069-0001) Report, 

prepared by Dovetail Cultural Resource Group, dated May 2016 

 

Heritage Resources – Interpretation of Historic Sites along City Trails and Properties 

Wayside Panels are a component of the region’s heritage tourism efforts and there are over 50 

panels owned/maintained by the City.  In 2015, the Economic Development Authority partnered 

with the City to fund a refurbishing of old panels, which would complete the process of bringing 

the entire series into compliance with the Fredericksburg Timeless brand.  In addition to the visual 

impact, PSD staff also incorporated additional aspects of the region’s history to ensure a more 

balanced presentation of local history.  As an example, there used to be only five panels related to 

African American history, located across from three downtown churches.  As the overall series 

was re-evaluated and renewed, a total of 15 panels integrate the African American experience into 

the local narrative, which is approximately one quarter of the entire set. 
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New Wayside Panel Addressing African American History in Fredericksburg 

 

Character and Redevelopment (Certificates of Appropriateness) 

The ARB is tasked with the review of new construction, exterior alterations/additions to existing 

buildings, moving or demolishing a building, and the installation of fences and signs within the in 

the Old and Historic Fredericksburg (HFD) Overlay Zoning District, pursuant to the authority 

conferred within Code of Virginia §15.2-2306. 

 

The seven member ARB held 12 regular meetings and 13 supplement meetings.  The ARB 

considered and approved 64 applications for Certificates of Appropriateness. 

 

Architectural Review Board  

Certificates of Appropriateness FY 2016 

Type of Application # Approved 

New Construction 2 

Additions / Exterior 

Alterations 29 

Signs 20 

Fences 11 

Demolition 2 

Total 64 
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Institutional and Jurisdictional Partnerships (Chapter 9) 

The City continued to work collaboratively with neighboring jurisdictions and institutional 

partners by exchanging information, coordinating services, and expanding efforts to achieve 

regional goals. 

 

Fredericksburg Area Metropolitan Planning Organization (FAMPO)  

FAMPO continues to engage in critical long range transportation planning for the region.  PSD 

staff has been involved in this process for more than two decades and is well positioned to ensure 

the City obtains its share of available transportation funding. 

 

Fredericksburg Regional Continuum of Care (CoC)  

The CoC is the region’s coordinated network for homeless services and has over 40 members 

comprised of organizations and individuals representing non-profit, business, governmental, and 

homeless stakeholders. While the George Washington Regional Commission (GWRC) is the 

designated CoC lead agency (the City transferred the title to GWRC in 2014), PSD staff continues 

to hold a leadership role on the CoC’s Executive Committee ensuring that the City is actively 

fulfilling its obligation to oversee and coordinate efforts to end homelessness in the region.   

 

In FY 2016, the CoC led the effort for a functional end to veteran homelessness in the 

Fredericksburg region.  This effort included the Mayor’s Challenge to end veteran homelessness 

by the end of 2015.  By November 4, 2015, the region successfully achieved a functional end to 

veteran homelessness by connecting 28 homeless veterans with permanent housing and engaging 

nine more homeless veterans in the program. Once the need is identified, homeless veterans in the 

Fredericksburg region are offered safe permanent housing of their choice within 60 days, 

significantly lower than the national goal of 90 days.  

 

Comprehensive Plan Reviews - Public Facilities and Vacations of Right-of-Ways 

The Comprehensive Plan includes recommendations for public facilities, noting their approximate 

location, character, and extent.  The plan also indicates whether public facilities are to be newly 

constructed, expanded, relocated, abandoned, or changed in their use.  No public facility 

referenced in Code of Virginia §15.2-2232(A) shall be constructed, established or authorized, 

unless and until the general location or approximate location, character and extent thereof has been 

submitted to and approved by the Planning Commission as being substantially in accord with the 

adopted Comprehensive Plan or part thereof. Vacation of public right of ways shall likewise be 

submitted for approval per §15.2-2232(C). 

 

The Planning Commission reviewed two applications to establish new public facilities for parking 

in the Downtown district.  The Planning Commission also reviewed three requests to vacate public 

right of way in the same area.  All five applications were considered to be in substantial 
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conformance with the adopted Comprehensive Plan and were approved by the Planning 

Commission.  The City Council took subsequent action on all five applications to vacate the right-

of-way and fund the proposed public facilities.   

 

Comprehensive Plan Reviews FY 2016 

  Project Name Request PC Action 

PC 

Resolution # 

1 Liberty Place 

ROW vacation of a portion of Amelia Street, 

between Douglas and Winchester Streets Approved 16-03 

2 William Square 

ROW vacation of a public alley within the 

600 block of Amelia Street (south side) Approved  16-02 

3 

Economic Development 

Authority 

ROW vacation for a portion of Amelia Street 

(south side), between Charles Street and 

Prince Edward Street Approved  16-01 

4 

1016 Charles Street 

Public Parking Facility 

Acquisition of property for a public 55-space 

parking facility Approved 15-03 

5 

Liberty Place 

Public Parking Facility 

Purchase of a municipal parking 

condominium for a 119-space public parking 

facility with additional parking available on 

nights and weekends Approved 15-02 

 

Text Amendments 

Zoning and subdivision regulations are the principle vehicle for implementing a comprehensive 

plan.  These local ordinances address use, density, location, division, and construction upon 

virtually all properties within the City, with the exception of State and Federal lands.  The 

objectives of the Virginia Chesapeake Bay Preservation Act and other environmental regulations 

are also translated into local ordinances, for their local application. 

 

Three text amendments were developed by staff and considered by the Planning Commission and 

City Council.  One text amendment was recommended for approval and two text amendments 

were recommended for denial by the Planning Commission.  Two text amendments were formally 

approved and one text amendment was denied by the City Council. 
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Text Amendments FY 2016 

  

General Description of Text 

Amendment 

PC 

Recommendation 

to City Council 

City Council 

Action Ordinance # 

1 

Retail on-premises sale of alcoholic 

beverages in the C-T, 

Commercial/Office-Transitional 

Zoning District Denial Approved 15-25 

2 

Regulate hours of operation of 

businesses in the C-T, 

Commercial/Office-Transitional 

Zoning District Denial Denied 15-25.1 

3 

Front building façade to be oriented 

toward front yard for lots of record 

prior to April 25, 1984 Approval  Approved 16-01 

 

Zoning Map Amendments 

Three Zoning Map Amendment (rezoning) applications were reviewed by staff and considered by 

the Planning Commission and City Council.  One was recommended for denial by the Planning 

Commission and two were recommended for approval.  All applications were approved by the 

City Council. 

 

See Map 2 showing the locations of Zoning Map Amendments, Special Use Permit, and Special 

Exception applications. 

 

Zoning Map Amendments FY 2016 

  Project Name Proposed Use 

Zoning 

District 

(From / To) 

PC 

Recommendation 

to City Council 

City Council 

Action Ordinance # 

1 Hamptons at Noble 

Amendment to 

Ordinance 04-10 

to permit  

128 multi-family 

dwelling units C-H to C-H 

Denial 

(4th Quarter  

of FY 2015) Approved 15-16 

2 

Dreamland LLC - 

Mill District 

Mixed Use 

Project 

C-H & R-2  

to PD-MU Approval Approved 16-02 

3 

Employment 

Resources, Inc. / 

Gladys H. Oberle 

School School 

I-1 & C-D  

to C-D Approval Approved 16-06 
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Concept Plan for the Mill District (above)  

and Gladys H. Oberle School (below) 
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Special Use Permits and Special Exceptions 

Certain uses which, because of their unique characteristics or potential impacts on adjacent land 

uses, are not generally permitted in certain zoning districts as a matter of right, but which may, 

under the right set of circumstances and conditions, be acceptable. These uses are permitted only 

through the issuance of a Special Use Permit by the City Council after ensuring that the use can 

be appropriately accommodated on the specific property, will be in conformance with the 

Comprehensive Plan, can be constructed and operated in a manner which is compatible with the 

surrounding land uses and overall character of the community, and that the public interest and 

general welfare of the citizens of the City will be protected. 

 

City Council reserves unto itself, under suitable regulations and safeguards, the right to modify or 

grant exceptions to any of the general regulations within any zoning district, through the approval 

of a Special Exception. The purpose of a Special Exception is to provide needed elasticity and 

usefulness of the zoning regulations, in extraordinary or special circumstances. The granting of a 

Special Exception for a use not otherwise permitted by the zoning regulations may be appropriate 

for uses which are unique and unlikely of recurrence.  

 

Five Special Use Permit applications and three Special Exception applications were reviewed by 

staff and considered by the Planning Commission and City Council.  One Special Exception 

application was withdrawn.  The other seven applications were all recommended for approval by 

the Planning Commission and formally approved by the City Council. 

 

See Map 2 showing the locations of Zoning Map Amendments, Special Use Permit, and Special 

Exception applications. 
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Special Use Permit and Special Exceptions FY 2016 

  

Special 

Use  

(SU) or 

Special 

Exception 

(SE) Project Name Proposed Use 

Zoning 

District 

PC 

Recommendation 

to City Council 

City 

Council 

Action 

Resolution 

# 

1 SU 

JFOUND, LLC 

M&M Auto Parts 

Expansion of 

recycling facility I-2 Approval  Approved 15-84 

2 SU 

Lincoln Terminal 

Co, Inc. 

Amend SUP to 

increase gasoline, 

bio-diesel and 

ethanol bulk 

storage and 

distribution facility I-2 Approval  Approved 16-12 

3 SU 

Cowan MT 

Retail, LLC 

Fast food use 

within the multi-

tenant building C-T Approval  Approved 15-92 

4 SU 

Red Dragon 

Brewery, LLC 

On-premises 

alcohol sales C-T Approval  Approved 16-02 

5 SU 

Thos J. Wack Co. 

Liberty Place 

Partners 

Amendment to 

SUP2014-03 - 

Changes to the 

General 

Development Plan C-D Approval  Approved 16-45 

6 SE 

General 

Washington 

Executive Center 

Telecom 

Structures 

Increase in height 

of non-conforming 

structure C-H Approval  Approved 16-03 

7 SE 

Medicorp 

Properties, Inc 

Signage for Mary 

Washington 

Hospital C-T Approval Withdrawn 

Not 

Applicable 

8 SE Timbernest, LTD 

General density, 

density in the 

floodplain, height, 

and required 

parking C-D Approval  

Approved 

(1st Quarter 

FY 2017) 16-89 
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Lincoln Terminal Tank Constructed (above) 

and J Found, LLC (M&M Auto Parts) Site Layout for Storage Area (below)  

 
 

Variances and Appeals of Administrative Actions 

The five member Board of Zoning Appeals (BZA) held eight meetings during the fiscal year and 

considered two applications for variances and three appeals of administrative actions as permitted 

by the Code of Virginia §15.2-2308 and 15.2-2309.  One variance application was denied and the 

other was deferred pending further litigation of the BZA’s decision on the related appeal to the 
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Circuit Court.  Three appeals of administrative actions were filed resulting in two denials (the BZA 

upheld staff's decisions) and one approval (the BZA overturned staff’s decision). 

 

Board of Zoning Appeals FY 2016 

  

Variance (V), 

Appeal of 

Administrative 

Action (A), 

Interpretation (I) 

Project Name / 

Address Request 

Zoning 

District BZA Action 

1 

Appeal of 

Administrative 

Action 

Bragg Hill 

Townhomes  /  

Wicklow Drive 

Appeal of an administrative 

determination that a 0.806 acre 

parcel was zoned R-2 rather 

than R-12. R-12 

Approved the 

Appeal 

2 

Appeal of 

Administrative 

Action Not Applicable 

Appeal of a Zoning 

Administrator letter regarding a 

request for a hypothetical 

determination. 

Not 

Applicable 

Denied the 

Appeal 

3 

Appeal of 

Administrative 

Action 814 Cornell Street  

Appeal of an administrative 

determination denying a permit 

to build a fence taller than four 

feet in height within a front 

yard of a corner lot. R-4 

Denied the 

Appeal.  

Decision 

appealed to 

Circuit Court 

(pending) 

4 Variance  814 Cornell Street  

Variance request to build a 6 

foot tall fence in a front yard of 

a corner lot. R-4 

Deferred 

pending 

outcome of 

related Appeal 

to Circuit Court 

as noted above 

5 Variance  

2217 Princess 

Anne Street 

Variance request to reduce the 

R-12 zoning requirement for 

multi-family unit width from 18 

to 14 feet. C-H Denied 

 

Zoning Permits 

Prior to establishing, expanding, altering, or otherwise changing (i) the use of property (including 

home occupations and temporary uses), or (ii) the physical characteristics of a lot or parcel of land, 

including, without limitation, the size, height, location or features of or related to an existing or 

proposed building, structure, or improvements (including fences and signs), a property owner shall 

obtain a zoning permit.  

 



Page 25 of 31 

Comprehensive Plan Annual Report 

FY 2015-2016 

 

 

The PSD approved 486 Zoning Permit applications were administratively approved by Planning 

Services staff.  One fence permit and one accessory permit were denied.  The denial of the fence 

permit was appealed to the BZA and subsequently to Circuit Court as noted above. 

 

Planning Services staff also reviewed 109 building permits for compliance with applicable zoning 

and subdivision regulations. 

 

Zoning Permits FY 2016 

Type of Zoning Permit # Approved 

Accessory Structure Permit 16 

Administrative Modification 1 

Antenna Structure Permit 6 

Certificate of Zoning Use 186 

Corridor Design Review 3 

Fence Permit 69 

Home Occupation Permit 61 

Nonconforming Use, Change 2 

Nonconforming Use, 

Expansion 0 

Sidewalk Cafe 12 

Signs 105 

Temporary Use Permit 25 

Total 486 

 

Enforcement 

The PSD executed 120 enforcement actions during the fiscal year to enforce City Code regulations.  

Enforcement efforts targeted illegal uses of land such as overcrowding, illegal apartments, or uses 

not permitted in a zoning district.  Violations were also cited in cases where construction of fences, 

accessory structures, and signs occurred without obtaining the required zoning permits and in cases 

where the structures were installed in conflict with an approved permit or in violation of City Code.   
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Enforcement FY 2016 

Type of Violations # of Corrected Violations 

Accessory Structure 2 

Fence 11 

Signs 89 

General NOV 7 

Overcrowding / Illegal 

Apartments 11 

Total 120 

 

Technical Review Committee 

Development applications are reviewed by the Technical Review Committee (TRC).  The TRC 

consists of the following representatives or their designees:  Building Official, Development 

Administrator, Economic Development Director, Fire Marshal, Community Planning and Building 

Director, Public Works Director, Stormwater Administrator, and Zoning Administrator.  The TRC 

is responsible for pre-application conferences, determining if applications are complete, and 

review of site development plans and subdivisions. 

 

The TRC held 21 meetings with prospective developers and business persons in the community to 

review 51 pre-application concepts for development applications, zoning map amendment 

applications, special use and exception applications, and changes of use.  Additionally, the TRC 

conducted 10 in-person, post-application reviews with applicants and engineers to expedite the 

review process of major site development and subdivision applications. 

 

Site Development Plans 

In accordance with City Code §72-26.1, prior to the issuance of any building permit authorizing 

the use, a change of use, occupancy, construction, improvement or maintenance of any land, 

building or structure, a site plan shall be submitted to and approved by the City, in order to assure 

compliance with the zoning regulations set forth within the City Code. 

 

See Map 3 for locations of Major Site Plans, Construction Plans, and Minor Site Plan Applications. 

 

Major Site Plans and Construction Plans (Land Disturbance of ≥ 2,500 square feet) 

Seven Major Site Plans for commercial or mixed uses and two Construction Plans for residential 

subdivisions were administratively approved following review by the TRC. 
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Major Site Plans / Construction Plans FY 2016 

  Project Name Proposed Use 

Zoning 

District 

Square 

Footage / # 

Residential 

Units 

1 Cowan Crossing Residential Residential R-2, R-8, C-T 

6 Single 

Family, 

Detached and 

62 Single 

Family, 

Attached 

(Townhouse) 

Units 

2 Governors Row Residential R-8 

36 Single 

Family, 

Attached 

(Townhouse) 

Units 

3 

6000 SF Commercial Building-

Lafayette Blvd Office  C-T 6,000 Sqft 

4 

Lincoln Terminal  

2.94 M Gallon Tank 

New Tank & Piping for 

Petroleum Facility  I-2 

2.94 Million 

Gallons 

5 

Gateway Boulevard Telecom Station 

(Lighttower) Fiber Optic Building  C-H 200 Sqft 

6 Hamptons at Noble  Residential C-H 

128 Multi-

Family Units 

7 Amelia Square Phase V  Mixed Use C-D 

2,850 Sqft and 

3 Upper-Story 

Units 

8 

Cowan Crossing 8500 SF Multi 

Tenant Amendment 3 

Parking Lot for  

Jersey Mike’s Restaurant C-T 8,500 Sqft 

9 Original Walker-Grant Renovations School and Offices R-2 54,273 Sqft 

Total Square Footage of New or Renovated Commercial/Industrial Space 

66,423 Sqft 

and 2.94 Million Gallon Tank 

Total # of New Residential Dwelling Units 235 Units 
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Cowan Crossing 8500 Sqft Multi-Tenant Building (on left)  

and Cowan Crossing Residential (on right) 

 

Minor Site Plans (Land Disturbance of < 2,500 square feet) 

Ten Minor Site Plans for commercial uses were administratively approved following review by 

the TRC. 

 

Minor Site Plans FY 2016 

  Project Name Proposed Use 

Zoning 

District 

Square 

Footage 

1 

Heritage Park Community Room 

Addition Community Room  R-16 1,280 Sqft 

2 Sugar Shack - 801 William Street  Donut Shop  C-D 1,904 Sqft 

3 Taco Bell - 543 Jefferson Davis Hwy  Cooler Addition  C-SC 210 Sqft 

4 WaWa - 1140 Carl D Silver Parkway  Trash Enclosure  PD-C 450 Sqft 

5 

Lincoln Terminal 

630,000 Gallon Tank 

New Tank & Piping for 

Petroleum Facility  I-2 

630,000 

Gallon Tank 

6 Charles Street Parking Lot  Bank/Parking Lot  C-D 3,278 Sqft 

7 Red Dragon Brewery Micro Brewery C-T 3,773 Sqft 

8 3351 Fall Hill Avenue Automobile Sales C-H 2,349 Sqft 

9 Hurkamp Park Restroom Building Restroom Facility C-D 240 Sqft 

10 Mason-Dixon Café Walk-in Cooler Walk-in Cooler C-H 1,808 Sqft 

Total Square Footage of New or Renovated Commercial/Industrial Space 

15,292 Sqft 

and 630,000 Gallon Tank 
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Sugar Shack (on left) and Red Dragon Brewery (on right) 

Examples of adaptive reuse of vacant buildings within critical corridors leading to Downtown 

(William Street and Princess Anne Street) 

 

Residential Lot Grading Plans 

A residential lot grading plan is required prior to issuance of a building permit for the construction 

of a single-family detached dwelling and its related uses and structures on a vacant lot or additions 

to a single-family detached dwelling and/or any accessory structure where 2,500 square feet of 

land or more will be disturbed thereby.  Thirty-eight residential lot grading plans for new 

residential units were approved during the fiscal year. 

 

Subdivisions 

Pursuant to City Code §72-25.1.A., if an owner of land wants to subdivide the land, he shall submit 

a plat of the proposed subdivision for approval in accordance with this section and other applicable 

requirements of this chapter, including Article 72-5. 

 

See Map 4 for locations of Subdivision applications. 

 

Preliminary Subdivision Plats 

Zero preliminary subdivision plat applications for major (> 50 lots) or minor (10-50 lots) were 

submitted for review. 

 

Final Subdivision Plats 

One Final Subdivision Plat application for a Minor Subdivision (Governors Row) was reviewed 

by the Planning Commission and approved by City Council.  Fifteen Final Subdivision Plat 

applications were administratively approved following review by the TRC.  The applications 

created 156 new lots in the City.  The applications also consolidated lots, adjusted property lines, 

and dedicated / vacated easements and rights-of-ways. 
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Final Subdivision Plats FY 2016 

 Project Name 

Zoning 

District Purpose of Application 

1 CVAS , Parcel 6G (Poet's Walk) PD-C Easement Dedication Plat 

2 Park View, 425 William Street C-D Easement Dedication Plat 

3 Stonewall Heights R-4 12 New Residential Lots 

4 

Cowan Crossing Residential BLA 

ROW 

R-2, R-8, and 

C-T 

Boundary Line Adjustment / 

Right-of-Way Vacation 

5 Cowan Crossing Residential Sub 

R-2, R-8, and 

C-T 68 New Residential Lots 

6 Summerfield Phase 5B C-H 39 New Residential Lots 

7 Governors Row R-8 36 New Residential Lots 

8 Governors Row (consolidation) R-8 Boundary Line Adjustment 

9 616 Amelia Street C-D Easement Dedication Plat 

10 401-405 Bridgewater Street C-T Boundary Line Adjustment 

11 C W Storage - Lansdowne Road I-2 Boundary Line Adjustment 

12 

Mary Washington Hospital 

ROW/Esmt Dedication PD-MU 

Boundary Line Adjustment / 

Right-of-Way and Easement 

Dedication / 1 New  

Commercial Lot 

13 1016 Charles Street C-D Boundary Line Adjustment 

14 616 Amelia St ROW VAC & CONS C-D Right-of-Way Vacation 

15 1419 Hanover St CONS Plat R-4 Consolidation Plat 

16 

Celebrate VA South Overall 

ESMT/VAC DED PD-C Easement Dedication Plat 
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APPENDIX 

 

Map 1 Comprehensive Plan, Small Area Plan Boundaries and Related 

Applications and Initiatives 

Map 2 Zoning Map Amendments, Special Use Permits, and Special 

Exception Applications 

Map 3 Major Site Plan, Construction Plan, and Minor Site Plan Applications 

 

Map 4 Subdivision Applications 
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Map 1
Comprehensive Plan

Small Area Plan Boundaries
and Related Applications and Initatives

Fiscal Year 2015-2016

December 2016

Legend
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Comprehensive Plan Applications

Comprehensive Plan Initiatives
Fall Hill Avenue Widening/Mary Washington Blvd Extension
Princess Anne St. Paving

Map 1

Chatham Bridge Pedestrian Connection

VCR Trail Bridge Link

Small Area Plan Boundaries

3. Plank Road (Currently under development)

6. Princess Anne Street / North Route 1 
   (Currently under development)

Riverfront Park

1. Celebrate Virginia / Central Park
2. Fall Hill

4. Hospital / Cowan Boulevard
5. University / Central Route 1

7. Downtown
8. Dixon Street / Mayfield
9. Braehead / National Park
10. Lafayette / South Route 1

Project Name
1 Liberty Place, Right of Way Vacation
2 William Square, Right of Way Vacation
3 Economic Development Authority, Right of Way Vacation
4 1016 Charles Street Public Parking Facility
5 Liberty Place Public Parking Facility

VCR Trail
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Map 2
Zoning Map Amendment

Special Use Permit and Special Exception
Applications

Fiscal Year 2015-2016

December 2016

Legend
Zoning Map Amendments

Special Use Permits and Special Exceptions

Map 2

Special Use (SU) or
Special Exception (SE) Project Name

1 SU JFOUND, LLC (M&M Auto Parts)
2 SU Lincoln Terminal Co, Inc.
3 SU Cowan MT Retail, LLC
4 SU Red Dragon Brewery, LLC

5 SU
Thos J. Wack Co. - Liberty Place 

Partners

6 SE

General Washington Executive 
Center - Telecommunications 

Structures
7 SE Medicorp Properties, Inc
8 SE Timbernest, LTD

Project Name
1 Hamptons at Noble
2 Dreamland LLC - Mill District
3 Employment Resources
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Map 3
Major Site Plan, Construction Plan, 

and Minor Site Plan Applications
Fiscal Year 2015-2016

December 2016

Legend
Major Site Plans/Construction Plans

Minor Site Plans

Map 3

Project Name
1 Heritage Park Community Room Addition
2 Sugar Shack - 801 William Street 
3 Taco Bell - 543 Jefferson Davis Hwy 
4 WaWa - 1140 Carl D Silver Parkway 
5 Lincoln Terminal 630,000 Gallon Tank
6 Charles Street Parking Lot 
7 Red Dragon Brewery
8 3351 Fall Hill Avenue
9 Hurkamp Park Restroom Building

10 Mason-Dixon Café Walk-in Cooler

Project Name
1 Cowan Crossing Residential
2 Governors Row
3 6000 SF Commercial Bulding-Lafayette Blvd
4 Lincoln Terminal 2.94 M Gallon Tank
5 Gateway Boulevard Telecom Station (Lighttower)
6 Hamptons at Noble 
7 Amelia Square Phase V 
8 Cowan Crossing 8500 SF Multi Tenant Amendment 3
9 Original Walker-Grant Renovations
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Map 4
Subdivision Applications
Fiscal Year 2015-2016

December 2016

Legend
Final Subdivision Plats

Map 4

Project Name
1 CVAS, Parcel 6G (Poet's Walk) 
2 Park View, 425 William Street 
3 Stonewall Heights 
4 Cowan Crossing Residential BLA ROW
5 Cowan Crossing Residential Subdivision
6 Summerfield Phase 5B
7 Governors Row 
8 Governors Row (consolidation)
9 616 Amelia Street 

10 401- 405 Bridgewater Street 
11 C W Storage - Lansdowne Road 
12 Mary Washington Hospital ROW/Esmt Dedication
13 1016 Charles Street 
14 616 Amelia St ROW VAC & CONS
15 1419 Hanover St CONS Plat
16 Celebrate VA South Overall ESMT/VAC DED




































