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MEMORANDUM 
 
TO:  Chairman Roy E. McAfee and Planning Commission Members  
FROM: Mike Craig, Zoning Administrator 
DATE: August 24, 2016 for the August 31 meeting   
RE: SUP-2016-03, HealthSouth (Lessee) requests an amended special use permit for 

the 6 bedroom expansion of the HealthSouth Rehabilitation Hospital at 300 Park 
Hill Drive (GPIN 7779-38-5555).   

 
 
ISSUE 
Should the Planning Commission recommend approval of the special use permit to expand the 
HealthSouth Rehabilitation Hospital?  
 
RECOMMENDATION 
Recommend to the City Council approval of the Special Use Permit subject to following 
conditions (taken from the existing Special Use Permit and updated): 

1. The proposed facility shall be limited to a maximum of 58 beds. 
2. The special use permit permits comprehensive acute medical rehabilitation services. 
3. The proposed addition shall match the exterior elevations of the existing building, in both 

design and materials. 
4. The proposed use of the property shall be permitted only so long as it continues and is not 

discontinued for more than two years. 
5. The expansion shall commence within two years of the date of the adoption of this 

resolution. 
6. The development of the property shall be in general conformance with the application 

and supporting materials dated June 13, 2016 and the HealthSouth Fredericksburg 
Expansion, Special Use Permit General Development Plan dated June 13, 2016 by the 
Timmons Group.    

7. The common property line between the applicant’s property and units addressed as 900, 
902, 904, 906, and 908 Cadmus Drive, shall be landscaped in accordance with the Type 
B buffer type as shown on the General Development Plan. 

 
BACKGROUND 
HealthSouth Rehabilitation Hospital is located at 300 Park Hill Drive.  The property was part of 
the Snowden Office Park conditional rezoning to Commercial / Transitional Office in 1992.  
Snowden Office Park is one component of a medical campus centered on Mary Washington 
Hospital.  HealthSouth was originally permitted by SUP2004-29, which permitted a 40 bed 
rehabilitation hospital.  The facility expanded in 2012 after the approval of an amended special 
use permit that allowed 12 additional beds (for a total of 52 patient beds). 
 



2 
 

300 Park Hill Drive is adjacent to other portions of the medical campus to the north, east, and 
south but is adjacent to the Villas at Snowden to the west.   
 
SPECIAL USE PERMIT ANALYSIS 
Special use permits are evaluated according to the criteria contained in the UDO, Section 72-
22.6, as follows: 
 
(1)  The proposed special use at a specified location shall be: 

(a) In harmony with the adopted Comprehensive Plan; 
The future land use map calls for this area to be Commercial - Transitional / Office, 
which is designated 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.” 
 
The property is within Land Use Planning Area 4.  Two of the Land Use Area 4 
Opportunities  relevant to the HealthSouth expansion: 
- Support the continued development of the MWH Medicorp / Mary Washington 

Hospital medical campus and surrounding supportive services. 
- Protect established residential neighborhoods from existing and proposed commercial 

development, through transitional uses and design standards that minimize adverse 
impacts. 

 
Chapter 4 Public Services, Public Facilities, and Preserved Open Space contains a 
discussion of the City’s Private Health Services (pg 51).  Chapter 4 Goal 1 is “Provide 
the City’s public services in an efficient and effective manner to all City residents,” and 
Goal 2 is “Provide a safe and secure environment for those who live, work, and visit the 
City, through high-quality public safety facilities and systems.” 
 

 (b)  In harmony with the purpose and intent of the zoning district regulations; 
The purpose of the CT zoning district is “to provide for the location of predominantly 
nonresidential commercial uses in a low-intensity manner such that they can be employed 
as transitional land uses between residential neighborhoods and higher-intensity uses….”   
 
§ 72-41.2(D) contains principal use standards for the operation of a Hospital: 
(1) Be located on a parcel with an area of at least five acres.   

The hospital site is 6 acres. 
(2) Be located on a parcel that fronts or has direct access to a major arterial or collector 

street.   
The hospital has direct access to Hospital Drive, which is a minor collector. 

(3) Locate the emergency vehicle entrance on a major arterial or collector street.   
All site entrances are off of Park Hill Drive which has direct access to Hospital 
Drive. 

(4) Not locate an emergency vehicle entrance in an area across the street from a 
residential zoning district.   
No site entrances are adjacent to the residential zoning district. 

(5) Ensure that principal structures are located at least 100 feet from any lot line.   
The principal structure currently is within 65 feet of the southern property line 
(adjacent to a parcel containing an ancillary parking lot serving the hospital) and is 
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within 95 feet of the northern property line (adjacent to an open CT zoned parcel with 
steep slopes and environmental features).  The expansion as proposed will occur on 
the southern side of the building but will maintain the current 65’ distance off the 
property line and will not increase the extent of the non-conformity with this use 
standard. 

 
(c)  In harmony with the existing uses or planned uses of neighboring properties. 
The hospital is an existing use in the City’s medical campus area.  There is an adjacent 
townhome and duplex neighborhood adjacent to the property to the east.  The use is 
currently buffered from the neighborhood by 44 shrubs.  The Applicant has proposed to 
add 11 2.5” trees and 12 shrubs to the buffer, which would exceed the required Type B 
buffer requirement by 12 shrubs. 
 

In considering an application for a Special Use Permit, the Planning Commission and City 
Council shall consider potential adverse impacts including: 

1. Traffic or parking congestion; 
The addition of six beds will result in 44 additional trips to the site per day (8 during the 
AM Peak Hour and 9 during the PM Peak Hour).  The traffic network in place around the 
hospital is sufficient for this additional traffic.   
 
The addition of six beds results in an increase in the amount of required spaces from 18 
required parking spaces to 20 required parking spaces.  There are 131 spaces available 
on-site. 

 
2. Noise, lights, dust, odor, fumes, vibration, and other factors which adversely affect 

the natural environment; 
The hospital is an existing use and this expansion will occur on a portion of the site that is 
adjacent to other medical uses.  The proposal includes upgrading the existing buffer 
between the hospital and the adjacent townhome neighborhood to Unified Development 
Standards.  

 
3. Discouragement of economic development activities that may provide desirable 

employment or enlarge the tax base; 
 The use constitutes economic development. 
 
4. Undue density of population or intensity of use in relation to the community 

facilities existing or available; 
 There are sufficient public utilities to serve the site.   
 
5. Reduction in the availability of affordable housing in the neighborhood; 
 Not applicable, this Special Use application is for a use in an existing commercial 

building. 
 
6. Impact on school population and facilities; 
 Not applicable, this Special Use application is commercial in nature. 
 
7. Destruction of or encroachment upon conservation or historic districts; 
 Not applicable, this Special Use application is not within the City’s historic district. 
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8. 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.  

 
9. Massing and scale of the project. 

The addition proposed is a total of 2,200 square feet and is one story.  A condition is 
proposed with staff’s recommendation that the proposed addition shall match the exterior 
elevations of the existing building, in both design and materials. 

 
CONCLUSION: 
Recommend approval with conditions listed. 
 
ATTACHMENTS: 

1. Proposed Resolution. 
2. Application and Supporting Materials  
 

  



MOTION:         Date 
         Regular Meeting 
SECOND:         Resolution No. 16-__ 
 
 
RE: TITLE 
 
ACTION: APPROVED; Ayes: 0; Nays:  0 
 
  WHEREAS, by Resolution 04-88 adopted November 23, 2004, the Council 
granted to Lincoln Property Commercial Services, Inc., a special use permit to operate a 
hospital, medical care facility on property located on Park Hill Drive.  A condition of the permit 
was that the facility would be limited to a maximum of forty beds. 
 
  WHEREAS, by Resolution 12-01 adopted on January 10, 2012, the Council 
granted an amended special use permit to FGG Rehab Care Fredericksburg, LLC and others to 
expand a 40 bed rehabilitation facility by adding 12 new beds on property located at 300 Park 
Hill Drive. 
 
  WHEREAS, the current landowner, RI McLoughlin MC, LLC seeks to amend the 
terms of the special use permit in order to expand the facility to add 6 new beds. 
 
  WHEREAS, the Council after notice and public hearing thereon, 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 such that the use 
will not hinder or discourage the appropriate development or use of adjacent, neighboring or 
community land and structures, or impair the economic, social or environmental value thereof. 
 
  NOW, THEREFORE, BE IT RESOLVED: 
 
1. Based on the above considerations, Council finds: (a) the request as submitted or modified 

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



 
Date 

Resolution 16-__ 
Page 2 

2. This Council grants to RI McLoughlin MC, LLC an amendment to the special use permit 
granted in Resolution 12-01, to permit the expansion of the facility to add 6 new beds, 
subject to the following conditions: 

 
a. The facility shall be limited to a maximum of 58 beds. 
b. The special use permit allows comprehensive acute medical rehabilitation services. 
c. The proposed addition shall match the exterior elevations of the existing building in 

both design and materials. 
d. The use of the property shall be permitted only so long as it continues and is not 

discontinued for more than two years. 
e. The proposed expansion of the facility shall commence within two years of the date of 

the adoption of this resolution. 
f. The expansion of the facility shall be in general conformance with the application and 

supporting materials dated June 13, 2016 and the “HealthSouth Fredericksburg 
Expansion, Special Use Permit General Development Plan” dated June 13, 2016 by the 
Timmons Group. 

g. The common property line between the applicant’s property and the residential units 
addressed as 900, 902, 904, and 908 Cadmus Drive shall be landscaped in accordance 
with the Type B buffer type as shown in the general development plan.  

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

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

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 Resolution No. 16-   duly adopted at a meeting of the City 

Council meeting held Date, 2016 at which a quorum was present and voted.  
 
 

____________________________________ 
Tonya B. Lacey, CMC 

 Clerk of Council 
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SITE DATA:

ENGINEER: TIMMONS GROUP

                  608 PRESTON AVE STE 200

                  CHARLOTTESVILLE, VA 22903

                  TELEPHONE: 434-295-5624

                  CONTACT: JOHN HASH, P.E.

                  JOHN.HASH@TIMMONS.COM

PROJECT DESCRIPTION: THE PURPOSE OF THIS PROJECT IS TO EXPAND THE 

HEALTHSOUTH FREDERICKSBURG REHABILITATION FACILITY.

THE EXPANSION WILL RESULT IN A NET GAIN OF 6 ADDITIONAL

ROOMS. THE ADDITIONS WILL BLEND SEAMLESSLY INTO THE 

EXISTING BUILDING MATCHING THE SCALE AND MATERIALS OF

THE CURRENT DESIGN.

TAX MAP PARCEL: 303-2-300

ZONING: CT-COMMERCIAL/TRANSITIONAL

PROPOSED USE: MEDICAL

SOURCE OF BOUNDARY AND TOPOGRAPHY: TIMMONS GROUP

1001 BOULDERS PARKWAY, SUITE 300

RICHMOND, VA 23225

M. DWAYNE DUNEVANT, L.S.

(804) 200-6500

TOTAL SITE AREA: 6.001 ACRES

EXISTING BUILDING AREA: 48,811 SF

NEW BUILDING AREA: 2,530 SF

FLOOR AREA RATIO: 19.64%

OPEN SPACE PROVIDED: 2.43 ACRES

LOT COVERAGE: 59.51%

PARKING REQUIRED: 1 PARKING SPACES PER 3 BEDS*58 BEDS = 20 SPACES

PARKING PROVIDED: 131 SPACES

SETBACK: 100 FT

LANDSCAPING: THE AREAS AROUND THE BUILDING EXPANSION 

SHALL BE LANDSCAPED TO MATCH CITY OF FREDERICKSBURG

STANDARDS.

WETLAND IMPACTS: NONE

CRITCAL SLOPES: ALL SLOPES IN EXCESS OF 25% ARE SHOWN ON SHEET C1.0. ALL

CRITICAL SLOPES DISTURBED WERE MANMADE AS A PART OF A

CITY APPROVED PROJECT.

PUBLIC FACILITIES ASSEMENT:

WATER TRANSMISSION: PER VA DEPT OF HEALTH 172 GPD/BED, VA DESIGN FLOW 300 GPD

THEREFORE 300 GPD * 6 NEW BEDS = 1800 GPD

SEWAGE TRANSMISSION: PER VA DEPT OF HEALTH 172 GPD/BED, VA DESIGN FLOW 300 GPD

THEREFORE 300 GPD * 6 NEW BEDS = 1800 GPD

STREETS AND PUBLIC TRANSPORATION: SEE TRAFFIC ANALYSIS THIS SHEET.

STORM SEWERAGE: STORMWATER MANAGEMENT (QUALITY AND QUANTITY) SHALL BE 

PROVIDED ON SITE

PUBLIC SCHOOLS, LIBARIES, AND OTHER EDUCATIONAL INSTITUTIONS: NA

PUBLIC PARKS AND RECREATION FACILITIES: NA

THIS PROPERTY DOES NOT LIE IN A FEMA DEFINED FLOOD HAZARD AREA AS DEFINED BY THE

FEMA FLOOD INSURANCE RATE MAP, COMMUNITY PARCEL NO. 5100650036C, DATED

SEPTEMBER 19, 2007, WHERE IT IS SHOWN IN ZONE X.

THE USE AND DEVELOPMENT OF THIS PROPERTY AND ALL IMPROVEMENTS HEREON ARE

SUBJECT TO THE FINAL GENERAL DEVELOPMENT PLAN AS WELL AS THE GENERALLY

APPLICABLE REGULATIONS SET FORTH IN UDO SECTION 72-33

CITY OF FREDERICKSBURG, VIRGINIA

VICINITY MAP

SCALE: 1" = 1,000'

LEESEE:

HEALTHSOUTH

3660 GRANDVIEW PARKWAY, SUITE 200

BIRMINGHAM, AL 35243

TELEPHONE: (205) 970-7850

06/13/2016

SITE

LOCATION

HEALTHSOUTH FREDERICKSBURG

EXPANSION

Sheet List Table
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C1.0 EXISTING CONDITIONS

C2.0 SITE PLAN

TRAFFIC ANALYSIS

SPECIAL USE PERMIT (GENERAL DEVELOPMENT PLAN)

VEHICULAR CIRCULATION IS BEING MAINTAINED AROUND THE ENTIRE BUILDING.

AN ADA ACCEPTABLE PATH IS BEING PROVIDED FROM PARKHILL DRIVE TO THE

BUILDING ENTRANCE.

OWNER:

RI MCLOUGHLIN MC, LLC

C/O ROOD INVESTMENTS
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ENGINEER OF RECORD:
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(5)
EUO ALA

(7)
BER THU

(4)VIB LAN

(1)
PIC PUN

(2)
BET NIG

(6)
JUN CON

(5)
COT SAL

(2)
EUO ALA

(6)
JUN CON

(1)
NYS SYL

(2)
VIB LAN

(3)JUN CHI

(4)JUN CHI

(6)RHO AZA

(5)JUN HOR

(3)BUX MIC

(5)BER THU

(2)VIB LAN

(11)COT SAL

(7)JUN CON

(1)MAL PRA

(4)EUO ALA

(5)BER THU

(1)PIC PUN

(2)VIB LAN

(9)JUN CON

(1)MAL PRA

(7)COT SAL

(2)QUE BIC

(2)VIB LAN

(2)PIC PUN

(1)NYS SYL

(1)BET NIG

(2)QUE BIC

(20)ILE OPA

(15)THU OCC

352.55'

(6) PRU SCH

(6)
PRU SCH

(18) JUN CHI

(1)MAL PRA

EXISTING RIVER

BIRCH TO REMAIN

(1)
BET NIG

MULCH

LINE (TYP.)

25' BUFFER 'B'

(3) QUE BOR

(3) ACE RUM

(3) QUE BOR

(2) RHO AZA

(3)ILE VOM

(3) ILE VOM

(1)
BET NIG

EXISTING

FORESTED

AREA

EXISTING RIVER

BIRCH TO REMAIN

TREES QTY BOTANICAL NAME COMMON NAME MINIMUM INSTALLED SIZE ROOT REMARKS

ACE RUM 3 ACER RUBRUM `AUTUMN FLAME` AUTUMN FLAME MAPLE 2.5" CALIPER B&B

BET NIG 2 BETULA NIGRA RIVER BIRCH 10` HEIGHT B&B 3-5 STEM ONLY

MAL PRA 1 MALUS X `PRAIRIFIRE` PRAIRIFIRE CRAB APPLE 1.75" CALIPER B&B MIN. 10` HEIGHT

QUE BOR 6 QUERCUS BOREALIS NORTHEN RED OAK 2.5" CALIPER B&B

SHRUBS QTY BOTANICAL NAME COMMON NAME MINIMUM INSTALLED SIZE ROOT SPACING

ILE VOM 6 ILEX VOMITORIA `CONDEAUX` BORDEAUX® DWARF YAUPON HOLLY 24" HT/SPRD CONTAINER 3` O.C.

JUN CHI 18 JUNIPERUS CHINENSIS `SEA GREEN` JUNIPER 36" HT/SPRD CONTAINER 5` OC

PRU SCH 12 PRUNUS LAUROCERASUS `SCHIPKAENSIS` SCHIPKA LAUREL 2` HT CONTAINER 6` OC

RHO AZA 2 RHODODENDRON AZALEA `PJM` AZALEA 24" HT/SPRD CONTAINER 4` OC
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(19) MYR CER

(1) NYS SYL

(175)HYP CAL

(3)ACE RUB

(5)PRU OTT

SEED

SEED

SEED

MULCH

LINE (TYP)

MULCH LINE

(TYP)

CITY OF FREDERICKSBURG LANDSCAPING REQUIREMENTS

ORDINANCE REQUIREMENT RATIO CALCULATION REQUIRED QUANTITY EXISTING QUANTITY PROPOSED QUANTITY

§75-55.2 A.3 VEHICULAR USE AREA:

INTERIOR LANDSCAPING

IN EACH ISLAND, 2 ACI OF

CANOPY TREES PER 180 SF

OF ISLAND

ONE ISLAND

214 SF / 180 SF = 1.19

1.19 × 2 = 2.38 ACI CANOPY TREES

2.5 ACI OF CANOPY TREES N/A 2.5 ACI OF CANOPY TREES

(1 × 2.5" CAL. TREE)

§75-55.2 B.1, 4-5 VEHICULAR USE AREA:

PERIMETER

LANDSCAPING STRIPS

MINIMUM 8 FT. WIDE STRIP

CONTINUOUS VISUAL SCREEN

OF EVERGREEN SHRUBS AT

LEAST 36 IN. HT.

8 ACI OF CANOPY TREES PER

100 LF (UNDERSTORY TREES

UNDER POWERLINES)

88 LF / 100 LF = 0.88

0.88 × 8 = 7.04 ACI CANOPY TREES

CONTINUOUS 3' HT.

EVERGREEN SCREEN

7 ACI OF CANOPY TREES

N/A CONTINUOUS 3' HT.

EVERGREEN SCREEN

7.5 ACI (3 × 2.5" CAL. TREES)

§72-55.3 D.1 FOUNDATION PLANTINGS LARGE SHRUBS 5 FT. O.C.

ALONG FULL EXTENT OF

BUILDING FACADES FACING A

STREET (FOR BUILDING

ADDITIONS)

22 LF / 5 FT O.C. SHRUBS =  4.4 SHRUBS

5 SHRUBS N/A 5 SHRUBS 4' O.C.

§72-55.-4C TYPE B BUFFER 8  ACI OF CANOPY TREES + 12

SHRUBS PER 100 LF.

352 LF / 100 LF = 3.52

3.52 × 8 = 28.16 ACI CANOPY TREES

352 LF/ 100 = 3.52

3.52 × 12 = 42.24 SHRUBS

28 ACI OF CANOPY TREES

42 SHRUBS

44 SHRUBS 28 ACI (11 x 2.5" CAL. TREES)

12 SHRUBS

TREES QTY BOTANICAL NAME COMMON NAME MINIMUM INSTALLED

SIZE

ROOT REMARKS

ACE RUB 3 ACER RUBRUM `AUTUMN GLORY` RED MAPLE 2.5" CAL. B&B

NYS SYL 1 NYSSA SYLVATICA `WILDFIRE` BLACK GUM 2.5" CAL. B&B

SHRUBS QTY BOTANICAL NAME COMMON NAME MINIMUM INSTALLED

SIZE

ROOT SPACING

MYR CER 19 MYRICA CERIFERA `COMPACTA` DWARF WAX MYRTLE 36" HT. CONTAINER 4` O.C.

PRU OTT 5 PRUNUS LAUROCERASUS `OTTO

LUYKEN`

ENGLISH LAUREL 24" HT/SPRD. CONTAINER 4` O.C.

GROUND

COVERS

QTY BOTANICAL NAME COMMON NAME MINIMUM INSTALLED

SIZE

ROOT SPACING

HYP CAL 175 HYPERICUM CALYCINUM CREEPING ST. JOHN`S

WORT

1 GAL CONTAINER 18" O.C.
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SCALE 1"=10'

20'10'

TREE PLANTING NOTES:

INSTALL TWO OF THE THREE STAKES

AND GUY WIRES ON THE UPHILL SIDE

OF THE TREE.

GUYING TO ALLOW 101.6mm (4") SWAY IN

ALL DIRECTIONS. STAKE AND GUYING TO

BE REMOVED AFTER ONE YEAR

2X ROOTBALL

DIAMETER

3-2"x2" HARDWOOD STAKES

12 GAUGE GALVANIZED WIRE

ROOT BALL

REMOVE TAGS, LABELS, AND

PLASTIC SLEEVING. DO NOT STAKE

 UNLESS SPECIFIED (SEE

NOTE) DO NOT WRAP TRUNK

PRUNE SUCKERS

ORIGINAL GRADE

POSITION ROOT CROWN 2"

 ABOVE FINISH GRADE, CUT TWINE,

AND ROLL BACK BURLAP 1/3

IF FIELD GROWN, CUT AWAY ALL

BALLING ROPES.  REMOVE

BURLAP OR WIRE BASKET FROM

TOP 

1

3

 OF BALL. IF CONTAINER

GROWN, REMOVE CONTAINER

AND CUT CIRCLING ROOTS

PRUNE CODOMINATE LEADERS

REMOVE BROKEN, BADLY

DEFORMED, RUBBING, NARROW

CROTCH ANGLES, WATER

SPROUTS, OR CROSS-BRANCHES.

TWO-PLY REINFORCED RUBBER

HOSE WITH CABLE OR GALV. WIRE

AT 120 DEGREE INTERVALS

MARK THE NORTH SIDE OF THE

TREE IN NURSERY AND ROTATE

TREE TO FACE NORTH AT THE

SITE

FIRMLY FORM SAUCER (USE TOPSOIL)

ANGLE OF REPOSE VARIES WITH

STEEPNESS OF SLOPE AND SOIL

TYPE

36" STAKE FLUSH  W/ GRADE

TAMP SOIL AROUND ROOTBALL

BASE FIRMLY WITH FOOT PRESSURE

SO THAT ROOTBALL DOES NOT

SHIFT

2-3" MULCH LAYER TO EDGE OF DRIPLINE.

KEEP 4-6" AWAY FROM TRUNKFLARE

NOTE: ONLY STAKE TREES WITH

LARGE CROWNS,  2" CALIPER OR

GREATER, IF LOCATED ON WINDY

SITES, OR WHERE TAMPERING

MAY OCCUR.

PLACE ROOTBALL ON UNEXCAVATED

OR TAMPED SOIL

BACKFILL PLANTING PIT WITH NATIVE

SOIL. INCORPORATE SLOW-RELEASE

GRANULAR FERTILIZER

3 X ROOTBALL

DIAMETER

PLAN VIEW

NOTE: ONLY STAKE TREES WITH

LARGE CROWNS,  2" CALIPER OR

GREATER, IF LOCATED ON WINDY

SITES, OR WHERE TAMPERING

MAY OCCUR.

PRUNE CODOMINATE LEADERS

REMOVE BROKEN, BADLY

DEFORMED, RUBBING, NARROW

CROTCH ANGLES, WATER

SPROUTS, OR CROSS-BRANCHES.

REMOVE TAGS, LABELS, AND

PLASTIC SLEEVING. DO NOT STAKE

 UNLESS SPECIFIED (SEE

NOTE) DO NOT WRAP TRUNK

PRUNE SUCKERS

IF FIELD GROWN, CUT AWAY ALL

BALLING ROPES.  REMOVE

BURLAP OR WIRE BASKET FROM

TOP 

1

3

 OF BALL. IF CONTAINER

GROWN, REMOVE CONTAINER

AND CUT CIRCLING ROOTS

1:1 SLOPE OF SIDES OF

PLANTING HOLE

SCARIFY SIDES BEFORE PLANTING

PLACE ROOTBALL ON

UNEXCAVATED OR TAMPED SOIL

TAMP SOIL AROUND ROOTBALL

BASE FIRMLY WITH FOOT

PRESSURE SO THAT ROOTBALL

DOES NOT SHIFT

1" COMPOST LAYER

6" SAUCER

BACKFILL PLANTING PIT WITH NATIVE

SOIL. INCORPORATE SLOW-RELEASE

GRANULAR FERTILIZER

SET ROOTBALL FLUSH TO GRADE OR 1-2"

HIGHER IN SLOWLY DRAINING SOILS. DO

NOT COVER THE TOP OF THE ROOTBALL

WITH SOIL. ROOTFLARE SHALL BE VISIBLE

ABOVE FINISHED GRADE

2-3" MULCH LAYER TO EDGE OF DRIPLINE.

KEEP 4-6" AWAY FROM TRUNKFLARE

8' 2"x2" HARDWOOD STAKE,

2'-6" MIN BELOW SURFACE.

STAKE SHALL BE DRIVEN A MIN

18" OUT FROM TRUNK AND

OUTSIDE OF ROOTBALL

GALVANIZED WIRE GUY

12 GAUGE. ALLOW FOR A

SLIGHT AMOUNT OF MOVEMENT

3-2"x2" HARDWOOD STAKES

12 GAUGE GALVANIZED WIRE

ROOT BALL

B&B CONTAINER

REMOVE ALL STRING, WIRE, AND

BURLAP FROM TOP 

1

3

 OF BALL

REMOVE ALL DEAD, BROKEN,

DISEASED, AND WEAK

BRANCHES AT TIME OF

PLANTING

INSTALL SHRUBS SO THAT THE

TOP OF THE ROOTBALL IS AT

THE SAME GRADE AS

ORIGINALLY GROWN OR 1-2"

ABOVE IN POOR DRAINING

SOILS. DO NOT COVER THE TOP

OF THE ROOTBALL WITH SOIL

2-3" MULCH LAYER, KEEP AWAY

FROM TRUNK

1" COMPOST LAYER

PROVIDE MULCH UP AND OVER

SAUCER

6" SAUCER

REMOVE CONTAINER. SCARIFY

PERIMETER ROOTS

BACKFILL PLANTING PIT WITH

NATIVE SOIL. INCORPORATE

SLOW-RELEASE GRANULAR

FERTILIZER

SCARIFY BOTTOM AND SIDES

OF PIT

2

DECIDUOUS TREE - STAKING SPECIFIED

NOT TO SCALE

3

CONIFEROUS TREE - STAKING SPECIFIED

NOT TO SCALE

4

GROUNDCOVER/PERENNIAL PLANTING

NOT TO SCALE

GENERAL NOTES

PRE-CONSTRUCTION

· CONTRACTOR IS RESPONSIBLE FOR CONTACTING "MISS UTILITY" AT

1.800.552.7001 FOR LOCATION OF ALL UTILITY LINES.TREES SHALL BE

LOCATED A MINIMUM OF 5 FEET FROM SEWER/WATER CONNECTIONS.

NOTIFY LANDSCAPE ARCHITECT OF CONFLICTS.

· VERIFY ALL PLANT MATERIAL QUANTITIES ON THE PLAN PRIOR TO

BIDDING, PLANT LIST TOTALS ARE FOR CONVENIENCE ONLY AND SHALL

BE VERIFIED PRIOR TO BIDDING.

· PROVIDE PLANT MATERIALS OF QUANTITY, SIZE, GENUS, SPECIES, AND

VARIETY INDICATED ON PLANS.  ALL PLANT MATERIALS AND

INSTALLATION SHALL COMPLY WITH RECOMMENDATIONS AND

REQUIREMENTS OF ANSI Z60.1 "AMERICAN STANDARD FOR NURSERY

STOCK". IF SPECIFIED PLANT MATERIAL IS NOT OBTAINABLE, SUBMIT

PROOF OF NON AVAILABILITY TO THE ARCHITECTS, TOGETHER  WITH

PROPOSAL FOR USE OF EQUIVALENT MATERIAL.

· PROVIDE AND INSTALL ALL PLANTS AS IN ACCORDANCE WITH  DETAILS

AND CONTRACT SPECIFICATIONS

CONSTRUCTION/INSTALLATION

· LANDSCAPE ARCHITECT RESERVES THE RIGHT TO REJECT ANY PLANTS

AND MATERIALS THAT ARE IN AN UNHEALTHY OR UNSIGHTLY

CONDITION, AS WELL AS PLANTS AND MATERIALS THAT DO NOT

CONFORM TO ANSI Z60.1 "AMERICAN STANDARD FOR NURSERY STOCK"

· LABEL AT LEAST ONE TREE AND ONE SHRUB OF EACH VARIETY AND

CALIPER WITH A SECURELY ATTACHED, WATERPROOF TAG BEARING

THE DESIGNATION OF BOTANICAL AND COMMON NAME.

· INSTALL LANDSCAPE PLANTINGS AT ENTRANCES/EXITS AND PARKING

AREAS ACCORDING TO PLANS SO THAT MATERIALS WILL NOT

INTERFERE WITH SIGHT DISTANCES.

· CONTRACTOR IS RESPONSIBLE FOR WATERING ALL PLANT MATERIAL

DURING INSTALLATION AND UNTIL FINAL INSPECTION AND ACCEPTANCE

BY OWNER. CONTRACTOR SHALL NOTIFY OWNER OF CONDITIONS

WHICH AFFECTS THE GUARANTEE.

INSPECTIONS/GUARANTEE

· UPON COMPLETION OF LANDSCAPE INSTALLATION, THE LANDSCAPE

CONTRACTOR SHALL NOTIFY THE GENERAL CONTRACTOR WHO WILL

VERIFY COMPLETENESS, INCLUDING THE REPLACEMENT OF ALL DEAD

PLANT MATERIAL. CONTRACTOR IS RESPONSIBLE FOR SCHEDULING A

FINAL INSPECTION BY THE LANDSCAPE ARCHITECT.

· ALL EXTERIOR PLANT MATERIALS SHALL BE GUARANTEED FOR ONE

FULL YEAR AFTER DATE OF FINAL INSPECTION AGAINST DEFECTS

INCLUDING DEATH AND UNSATISFACTORY GROWTH. DEFECTS

RESULTING FROM NEGLECT BY THE OWNER, ABUSE OR DAMAGE BY

OTHERS, OR UNUSUAL PHENOMENA OR INCIDENTS WHICH ARE BEYOND

THE CONTRACTORS CONTROL ARE NOT THE RESPONSIBILITY OF THE

CONTRACTOR

· PLANT MATERIAL QUANTITIES AND SIZES WILL BE INSPECTED FOR

COMPLIANCE WITH APPROVED PLANS BY A SITE PLAN REVIEW AGENT

OF THE PLANNING DEPARTMENT PRIOR TO THE RELEASE OF THE

CERTIFICATE OF OCCUPANCY.

· REMOVE ALL GUY WIRES AND STAKES 12 MONTHS AFTER INSTALLATION.
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MEMORANDUM 

 
TO:  Roy E. McAfee, Chair of the Planning Commission 
FROM: Mike Craig, Zoning Administrator 
DATE: August 24, 2016 for the August 31 meeting 
SUBJECT: RZ2016-03 – Hamptons at Family, L.P. (Contract Purchaser) requests a rezoning of 

GPIN 7769-77-8378 and a portion of GPIN 7769-87-3295 (the “Property” totaling 
20.840 acres) from R2, Residential to Commercial Highway (CH) and R12, 
Residential (R12). 

 
 CODE OF VIRGINIA 
Virginia Code § 15.2-2284 provides the criteria to consider when evaluating a zoning map 
amendment: 
 

“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.” 
 

EXISTING USE AND CHARACTER OF THE PROPERTY 
The Property is a 20.84 acre parcel located between the Noble Car Dealerships and the 128 unit 
Hamptons at Noble apartment project under construction to the north (zoned Commercial 
Highway/Conditional), Interstate 95 to the east, Briscoe Lane, farmed fields, and five single family 
homes and a 34 acre farm to the south (zoned R2), and Fall Hill Avenue and Wegmans grocery 
store to the west (zoned PD-C).  The Property was annexed into the City in 1984. 
 
Topographically, the Property is generally flat with very few trees and is currently a corn field.  The 
Property has a high point in the middle which splits site drainage.  In the south east corner of the 
site is a 0.11 acre farm pond.  South of the pond is a roughly 175 linear foot stream that drains to 
the south and ends at Interstate 95 where it enters a culvert and flows under the roadway. 
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On the other side of the highpoint are 0.52 acres of non-tidal wetlands in the middle of the property 
as shown on the attached wetland delineation map.  The wetlands are currently in the middle of the 
cornfield and drain to the north.  
 
Fall Hill Avenue is the primary public road serving the project.  The City is currently widening Fall 
Hill Avenue in the vicinity of the project from two to four lanes with a curb median.  Access to the 
project from Fall Hill Avenue is or will be provided from: 
 

- Noble Way – an existing four lane local street that will have a full movement intersection 
with Fall Hill Avenue once the Fall Hill Avenue project has been concluded.  Public access 
across the Hamptons at Noble project via a private roadway aligning with and connecting to 
the proposed Islip Lane is being developed as part of the apartment complex currently under 
construction.   

- The intersection of Noble Way and Fall Hill Avenue will be signalized after the completion 
of the VDOT Fall Hill Avenue project using money dedicated to the City through the Noble 
rezonings (in both 2004 and 2015) and the side agreement with Celebrate Virginia South. 

- Briscoe Lane – a two lane local street under a right-of-way easement, shoulder and ditch 
sections and no pavement markings.   

 
As part of the Fall Hill Avenue widening project, the City is building a trail on the north side of Fall 
Hill Avenue and a sidewalk along the south side. 
 
Public water and sewer are available on the site. 
 
PROPOSED ZONING MAP AMENDMENT 

1. Proposed use: 

The 20.84 acre Property is proposed to be rezoned to two different zoning districts. 
 
A 4.31 acre portion of the Property adjacent to Fall Hill Avenue is proposed as a commercial 
vehicle sales site zoned Commercial Highway (CH), separated from Fall Hill Avenue and the 
vehicle sales establishment by a proposed extension of the landscape buffer and berm proffered and 
constructed with the two Noble car dealerships.  The buffer will be 20’ wide from the edge of any 
future right of way, will contain a meandering two and a half foot tall berm, will have three and a 
half inch caliper trees on 30 foot centers, and four ornamental shrubs between each 30 foot tree 
section. 
 
Within the 4.31 acre commercial area, the GDP currently shows a 20,300 square foot vehicle sales 
building, vehicle display area, and parking lot.  While the GDP estimates a 0.11 Floor Area Ratio, 
the GDP notes that the square footage and display area proposed may vary at the time of site plan 
approval up to the maximum allowable Floor Area Ratio of 0.70. 
 
A proposed public street, Shadmoor Drive, separates the project’s residential and commercial sites.  
A Type “D” Buffer meeting the standards of the Unified Development Ordinance will be located on 
the residential side of Shadmoor Drive between the car dealership and a proposed 16.53 acre mixed 
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residential site proposed to be zoned R12, Residential (R12).  The R12 area consists of 198 total 
residential units designed around an integrated network of streets and sidewalks and integrated open 
space and recreational areas.  The 198 units would be built at 11.96 units per acre, which is close to 
the maximum of 12 units per acre. 
   
78 of the units are townhomes.  The townhomes front on either public or private streets and have 
rear alley access.  A 0.36 acre open space is proposed between townhomes 13-22 and the vehicle 
sales use and a 0.37 acre “mews /open space” is proposed between townhomes 23-34 and Sag 
Harbor Lane.  The townhome block between Briscoe Lane, Shadmoor Drive, and Islip Lane 
(consisting of townhomes 35 – 78) is proposed between existing single family homes.  
  
A 0.53 acre central open square is proposed in the middle of the residential portion of the site.  The 
green contains open space, a +/- 3,575 square foot clubhouse complex, and a pool. 
 
120 of the units are multi-family.  The units are proposed in five three-story buildings that contain 
24 units apiece.  Parking for the units is either perpendicular or parallel and is adjacent to each 
building.  A Type “D” Buffer is proposed between the apartment units and the existing single 
family homes to the west.  The buffer exceeds the requirements of the UDO.  Access to the multi-
family portion of the project is from Noyack Lane, Sag Harbor Lane, and Islip Lane. 
 
The application narrative discusses “affordable rental prices,” “rental rates at least twenty percent 
(20%) less” than average rental rates, and household income ranges for tenants.  None of these 
proposals are proffered.  The proposed units should be considered market rate. 
 
As proposed, both the commercial and residential uses conform to the standards in Article 3 
(generally, bulk regulations, setbacks, open space, and other dimensional standards), Article 4 (the 
use table and the use standards, specifically those found in § 72-41.2.E regarding Multi-Family 
Dwellings or § 72-41.2.F regarding Townhomes), and Article 5 (generally, access, parking, utilities, 
landscaping, etc.). 
 

2. Transportation: 
The development provides an integrated network of complete streets in accordance with the vision 
and policy established in the Comprehensive Plan and Unified Development Ordinance.  The 
development will produce a combined 2,023 vehicles per day including 144 vehicles during the 
a.m. peak and 196 vehicles during the p.m. peak hour.  The Applicant produced a traffic analysis 
which showed that the new Fall Hill Avenue construction, the proposed signalization of the Noble 
Way and Fall Hill Avenue intersection, and the improvements proposed with this application are 
sufficient to handle the increase in traffic. 
 
In regards to transportation, the proffers include: 

- The upgrading of the north side of Briscoe Lane to include curbs, on-street parking, and 
sidewalk where adjacent to the project. 

- The building and dedication of Shadmoor Drive, which is a new public road parallel to Fall 
Hill Avenue and will be built by the applicant through the site, as well as across right-of-
way dedicated to the City in conjunction with the Hamptons at Noble project. 

- The VDOT Fall Hill Avenue widening project will extend the public sidewalk to end 70 feet 
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short of the existing sidewalk adjacent to Central Park.  The Applicant either will construct 
the additional 70 feet or pay the City a cash proffer to build a connection in the public right-
of-way. 

- The construction of a FRED stop, including applicable signage and shelter, within the 
property. 

- The construction of a crosswalk across Fall Hill Avenue at its intersection with Gordon 
Shelton Boulevard (essentially a connection to Wegmans). 

- The construction of turn lane and taper improvements in the public right of way along Fall 
Hill Avenue at Noyack Lane.   

- The continued development of Islip Lane.  The proffer is to complete the on-site extension 
of a private street with public access that connects Noble Way to Briscoe Lane.  The first leg 
of the connection is under construction with the Hamptons at Noble site. 

- The development of Noyack Lane, which is a new proposed two lane private street with 
public access serving the project. 

 
As proposed, the site layout also provides for future connections that can be made on the adjacent 
Graves site to help further the City’s goal of creating an integrated grid network between Fall Hill 
Avenue, Gordon Shelton Boulevard, Cowan Boulevard, and Carl D. Silver Parkway.   
 
The road type labeling on the GDP needs to be revised to match the proffer statement.  According 
to the proffer statement, Noyack and Islip Lanes are proposed to be private streets with public 
access which is the City’s preference.  Also, the parking lot lanes within the apartment complex do 
not meet street standards and should not be labeled as streets. 
 

3. Public Facilities: 

Fredericksburg City Schools Operation staff estimates that apartments will generate approximately 
0.217 school age children per multi-family unit and 0.458 school age children per townhome unit.  
Based on this ratio, this project will generate approximately 62 school age children.  By right, the 
20.84 acres of R2 zoned property could produce 14 school age children (42 single family homes at 
0.32 students per unit).  The Applicant has proffered $900,010 ($4,545.50 per unit) to offset the 
capital impacts of these additional students on the school system. 
 
The proposed project is in the service boundary for proposed Fire Station #3.  Fire Station #3 is 
projected to cost $7 million and is in the five-year Capital Improvement Program, but was not 
included in the Fiscal Year 2016 Capital Budget.  The Applicant has proffered $99,990 ($505 per 
unit) to offset their impacts on fire and rescue services. 
 
The Applicant has proffered $4,000 to the City for two wayside panels for purposes of identifying a 
historic civil war battlefield to be located within the Fall Hill Avenue right of way to be maintained 
by the City. 
 

4. Proposed Environmental Changes: 

The site is within the Chesapeake Bay Preservation Area.  The Applicant has undertaken a 
perennial streams analysis and determined that the on-site streams are intermittent.  As such, the 
streams are not protected features under the Chesapeake Bay Preservation Act.   
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The 0.11 acre farm pond is proposed to be moved into a larger proposed storm water facility 
between the proposed multi-family buildings and Interstate 95 that will treat the stormwater from 
the development.  The pond is conceptually shown over a portion of the intermittent stream. 
 
The Applicant proposes to develop non-tidal wetlands in the middle of the site, which will require 
coordination with the U.S. Army Corps of Engineers during the land disturbance portion of this 
proposed project.  During that process the Corps of Engineers will determine what if any mitigation 
is required to offset the impact of developing those wetlands.  This may be done through the 
purchase of off-site offsets.  From a local compliance standpoint, the wetlands are not contiguous 
and connected to a resource (like a perennial stream or the River) and are not a protected feature 
under the Chesapeake Bay Preservation Ordinance. 
 

5. Architectural Proffers: 

The Applicant proposes architectural proffers for the project’s buildings.  The proffers reference 
architectural elevations depicting the general character and materials to be used on the residential 
buildings.  The materials include asphalt shingles, PVC trim, vinyl shake siding, vinyl lap siding, 
and brick.  The townhomes will be no less than 18 feet in width.  The general features and materials 
for the commercial project shall be generally similar to the adjoining Mercedes and Volvo 
commercial car dealerships. 
 
COMPLIANCE WITH THE COMPREHENSIVE PLAN  

1. Land Use: 

The Future Land Use Map (FLUM) in the 2015 Comprehensive Plan shows the Property as Planned 
Development - Commercial (PD-C).  The PD-C land use “category is reserved for large scale 
development near major transportation routes,” “encourages a wide range of commercial retail and 
service uses oriented to serve a regional market,” and “encourages employment centers that 
combine office and professional business development within a landscaped, high quality setting” 
(pg. 116).  The project is within Sub Planning Area 1E, which in addition to the designated land use 
states that, “planned traffic signals on Fall Hill Avenue fall outside this property’s frontage so 
access is limited to right-in, right-out.  Cross connections across the adjoining property should be 
considered to gain access to a signalized intersection” (pg. 122). 
 
 
The “opportunities” listed under Land Use Planning Area 1 (pg. 118) include: 

- The redevelopment of Central Park as a regional commercial activity center, through higher 
levels of mixed use development, and an improved roadway network and bicycle / 
pedestrian access. 

- Construct Fire Station #3 in Celebrate Virginia. 
- Protect residential neighborhoods from existing and proposed commercial development 

through transitional uses and design standards that minimize adverse impacts. 
- Enhance this gateway to the City, which is highly visible to travelers in the Interstate-95 

corridor, to provide a distinctive and appealing sense of arrival. 
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The “roads” section of Land Use Planning Area 1 states that “if redevelopment at higher densities is 
to be feasible, this internal network will need to be reconfigured for greater efficiency.  As an 
example, a cross connection from Carl D. Silver Boulevard to Sub Planning Areas 1D and 1E 
would provide a transportation link consistent with good urban design” (pg. 123).  The “land use 
potential” discussion relates the Fall Hill Avenue widening project to “intense commercial 
development” (pg. 121). 
 
Both the Noble car dealerships and Celebrate Virginia have berms and landscaping buffering the 
development from Fall Hill Avenue.  This proposal includes a continuation of the berm and 
landscaping in front of the Noble car dealerships along the proposed car dealership adjacent to Fall 
Hill Avenue.   
 
A total of 884.15 acres of land are designated for current or future PD-C development, in the Future 
Land Use Map.  Currently, residential uses (the Seasons / Havens and Hamptons at Noble) occupy 
41.27 acres (5%) of this area.  Adding the 16.53 acres of residential use proposed with this project 
would bring the total to 57.80 acres or 6.5% of the total land area designated as PD-C in the Future 
Land Use Map. 
 
Currently, 625 dwelling units are located on the 41.27 acres of residential development within the 
areas designated PD-C Area in the FLUM.  Of these, 617 are multi-family units at the Seasons 
(Havens) and 8 are single family homes on parcels zoned R2.  Adding the proposed 78 townhomes 
and 120 multi-family units would bring the total to 823 units overall (8 single family detached, 78 
townhomes, and 737 multi-family units.  There are 3,000,000 square feet of non-residential space in 
the PD-C Area of the FLUM. 
   

2. Promoting and Sustaining a Liveable Community: 
a. Transportation: 

The Transportation chapter emphasizes a coordinated hierarchy of streets and a multi-modal 
transportation network including networks of sidewalks, trails, and bicycle facilities (pg. 27).  The 
Comprehensive Plan emphasizes “complete streets” (pg. 31).  The Plan also establishes a vision for 
FRED service, VRE services, and other commuting services like GWRideConnect! (pg. 36-37).  
The Comprehensive Plan emphasizes a connection between transportation and land use and calls 
for certain principles to be incorporated into new growth including: 

- Pedestrian friendly road design. 
- Interconnection of new streets with existing streets. 
- Connectivity of road and pedestrian networks. 
- Preservation of natural areas. 
- Mixed use neighborhoods, to include both commercial and residential uses as well as 

affordable housing and a mix of housing types. 
- Reduction of front and side setbacks. 
- Reduction of subdivision street widths and turning radii at intersections (pg. 40). 

Conformance to this vision may be measured by compliance with the Transportation chapter’s 
Goals (pg. 41).  The proposal is consistent with Goals 1. Surface Transportation, 3. Reduce 
Congestion, 4. Walkability, 5. Complete Streets, and 7. Transportation Safety.  The plan would 
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provide a network of complete streets that is scaled appropriately to be safe and functional for 
pedestrians, bicyclists, drivers, and riders.  The plan provides connections to existing development 
and future development, including to Celebrate Virginia and Central Park.  The plan extends a 
publically accessible road and sidewalk network along Islip Lane, Shadmoor Drive, and out to Fall 
Hill Avenue along Noyack and Briscoe Lanes.  The plan includes the construction of a FRED stop. 
  

b. Public services, public facilities, and preserved open space: 

The City of Fredericksburg provides many key public services including, a uniquely unified school 
system where all City students in a single grade attend the same schools throughout their academic 
years (pg. 47). The City participates in the Central Rappahannock Regional Library system (pg. 48) 
and provides water and sewer as well as solid waste and recycling services (pg. 49).  The City has 
its own public safety services made up of Fire and Rescue, the Fredericksburg Police Department, 
and a General District and Circuit Court (pg. 49-50).  The City is planning the development of a 
new Fire Station (Fire Station 3) to serve developing areas of the City including the project site.  
The City also maintains a network of recreational parks and open space that protect valuable natural 
resources and provide recreational amenities and quality of life for its residents (pg. 51-55). 
 
A project’s affect on these facilities may be measured by compliance with the Public services, 
public facilities, and preserved open space chapter’s Goals (pg. 57).  The project is consistent with 
Goals 1. Efficient and Effective Public Services, 2. Safe and Secure Environment, 3. Educational 
Facilities, 4. Educational System, and 5. Parks and Open Space.  The plan provides an inter-
connected development pattern which will make the provision of any services dependent on motor 
vehicles (i.e. school busses, fire trucks, trash trucks, etc.) more efficient.  The proposal contains a 
$1,000,000,000 cash proffer to offset impacts on the Fredericksburg school system and the City’s 
Fire and Rescue services.  The proposal provides 1.26 acres of parks for the residents of the 
development and has aligned those improved recreational areas with open spaces on the adjacent 
Hamptons at Noble site.  
 

c. Environmental protection: 

The environmental protection chapter lays out the City’s vision regarding its soils, flood 
boundaries, streams, storm sewer management programs, woodlands and tree preservation, 
Rappahannock River, and Wetlands (pg. 62-69).  The chapter also discusses the role of Chesapeake 
Bay Preservation Areas in the City including Resource Protection Areas and Resource Management 
Areas (pg. 70-71).  The environmental chapter also details the City’s Green Infrastructure and how 
it relates to the Regional Green Infrastructure Plan and the Climate, Environment & Readiness Plan 
(pg. 72-73). 
 
Conformance to this vision may be measured by compliance with the Environmental Protection 
chapter’s Goals (pg. 75).  This project is in conformance with Goal 4. Water Quality, 5. 
Sustainability, and 6. Livability.  The proposal will be required to implement best management 
practices for stormwater management, erosion and sediment control, and wastewater treatment that 
meet or exceed the Commonwealth of Virginia’s regulatory requirements.  The project also 
enhances City sustainability due to the location of the proposed development, which is adjacent to 
several large business districts and the interconnectivity of its proposed multi-modal transportation 
network. 
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The proposal is inconsistent with Goal 3. Natural Functions of Rivers and Streams.  The 
development plan proposes to put stormwater management facilities on top of the existing 
intermittent stream on-site and to redevelop non-tidal wetlands.   
 
The quality of these features (the stream’s intermittent character, its short run, and its termination at 
a culvert under Interstate 95 as well as the wetland’s agricultural nature) should be balanced against 
the opportunity to locate high density development adjacent to the City’s second commercial core 
in Central Park and Celebrate Virginia, making it more mixed use in nature. 
 

d. Business Opportunities: 

The Business Opportunities chapter lays out the City’s vision for its Corridors including Fall Hill 
Avenue (pg. 83) as well as its Business Opportunity Districts (pg. 85).  The Plan states that west of 
I-95 “there are additional large parcels across Fall Hill Avenue from Celebrate Virginia that will 
also be intensely developed” (pg. 83).  The Plan also states that to keep the Central Park and 
Celebrate Virginia campus economically viable, “the City encourages the progression of these areas 
to the next level of intensity that includes a more urban mix of uses and promotes high-quality 
development and redevelopment that is sustainable and attractive within these business opportunity 
districts” (pg. 85). 
 
Conformance to this vision may be measured by compliance with the Business Opportunity 
chapter’s Goals (pg. 86).  The proposal is consistent with Business Opportunity Goals 4. 
Community Character, 5. Mixed-Uses in Corridors, 6. Complementary and Connected Business 
Districts.  The proposal has a strong urban design centered on complete streets (that are planned to 
continue into Central Park).  The proposal contains commercial and residential uses as appropriate 
and puts needed residential density next door and interconnected with the City’s major retail and 
office developments. 
 
Goal 3. Business Development states that the City should accommodate and capture its projected 
share of regional economic growth by providing for retail and office space development in areas 
identified for growth.  The proposal contains an extension of the existing vehicle sales uses along 
Fall Hill Avenue.  However, three quarters of the proposal is residential use. 
 

e. 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 affect 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, 6. Compatible Design and Functionality, 8. 
Variety of Housing, and 9. Homeownership.  The design of the project is based on a quality 
“neighborhood design” that will be attractive to residents and will make the provision of public 
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services efficient.  The design is accessible and multi-modal.  The proposal contains both 
townhouses and multi-family dwellings.   
 
Goal 7. Affordable Housing states that all persons should have the opportunity to rent or purchase 
safe, decent, and accessible housing within their means.  The Applicant has stated that the housing 
built on this site will be affordable; however, no proffer has been put in place ensuring that it will 
be. 
 
COMPLIANCE WITH THE UNIFIED DEVELOPMENT ORDINANCE 

1. Existing zoning: 

The Property is currently zoned R2 and is surrounded by CH zoning to the east, R2 zoning to the 
south and west, and Planned Development-Commercial (PD-C) zoning to the north.  The Property 
was part of the acreage annexed to the City in 1984.  At that time it was assigned an R1 zoning 
designation, which was a holding zone until a property was deemed ready for development.  The 
property was part of the City initiated rezoning in 2014 that rezoned all remaining R1 zoned land to 
the R2 zoning district.  
    
§ 72-31.2.A states that the purpose of the R2 zoning district is “to provide for single-family 
detached dwellings in suburban-style subdivisions at a density not to exceed two dwelling units per 
acre.  The district also allows selected uses which are compatible with the low density residential 
character of the district, and to implement the stated purposes and intent of the Comprehensive 
Plan.” 
 
R2 permits two single family homes per acre on minimum 15,000 square foot lots.  The 20.84 acres 
could yield 42 single family homes by-right.  The Future Land Use Map of the City’s 
Comprehensive Plan calls for the area to be Planned Development-Commercial (pg 121).  The 
Comprehensive Plan also calls for Mixed Use in Corridors and Complementary and Connected 
Business Districts (pg 86).   The City is also upgrading Fall Hill Avenue to four lanes with a curb 
median.  This vision contemplates a level of intense development that exceeds, in use and density, 
what may be built in the R2 zoning district.  
  

2. Proposed zoning: 
a. Commercial Highway. 

§ 72-32.4.A states that the purpose of the CH zoning district is “to provide locations on heavily 
traveled collector and arterial highways for those commercial and service uses which are oriented to 
the automobile and require good access but not dependence on adjacent uses or pedestrian trade.”  
The purpose also states that “the district shall generally be considered inappropriate in those parts 
of the City where individual uses can be grouped in preplanned concentrations and in newly 
developing areas, such as those in areas that have been annexed to the City.” 
 
The Property is within a newly developing area of the City that was annexed in 1984.  The area 
proposed to be zoned CH is 4.31 acres adjacent to CH zoned land.  The 4.31 acres is proposed to be 
a Vehicle Sales establishment and would be part of a concentration of Vehicle Sales establishments 
already developed along Fall Hill Avenue.  Only two zoning districts permit vehicle sales by-right, 
the CH zoning district and the Planned Development-Commercial zoning district.   
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b. R-12, Residential. 

§72-31.5.A states that the purpose of the R12 District is to “provide for a planned mixture of single-
family attached and multifamily dwelling types at a density not to exceed 12 dwelling units per 
acre.  Development in this district shall be sensitive to existing land physiography, adequate public 
facilities and infrastructure, transportation access requirements and vulnerable environmental 
features in achieving optimal siting of dwellings, open space, recreational and community facilities, 
and transportation systems.” 
 
The proposal is a mixture of single family attached and multifamily dwelling types at 11.96 units 
per acre.  There are adequate public facilities and infrastructure serving the site.  The proposal 
includes optimal open space, recreational and community facilities.  The transportation 
infrastructure proposed with the project is a major positive.  The storm water management area of 
the project, however, is proposed to encroach on an intermittent stream.  
  

c. Comprehensive Plan proposed zoning. 

The Comprehensive Plan’s FLUM envisions this parcel of land being rezoned to Planned 
Development-Commercial.   
 
§ 72-33.2.A, purpose of the Planned Development – Commercial District states in part, “the district 
should be reserved for development on contiguous land areas of at least 150 acres under single 
ownership or control capable of containing an aggregate gross floor area in excess of 500,000 
square feet.”  This site is only 20.84 acres. 
 
§ 72-33.2.D.4 limits residential uses to ten percent of the overall PD-C district and 24 units per 
acre.  As stated above, overall residential use in the PD-C designated area of the FLUM would be 
57.80 acres or 6.5% of the total 884.15 acres.  Adding the proposed 78 townhomes and 120 multi-
family units would bring the total to 823 units overall (8 single family detached, 78 townhomes, and 
737 multi-family units.  The total units per acre in the FLUM PD-C area would be 0.93 units per 
acre if this project were approved.  There are 3,000,000 square feet of non-residential space in the 
PD-C Area of the FLUM.   
 
Townhomes are a special use in the PD-C zoning district and multi-family units are permitted by-
right. 
 
CONCLUSION AND RECOMMENDATION 
 
The Planning Commission should recommend approval of this rezoning to the City Council. 
 
The Property is proposed to be intensely developed and is well suited to handle a high density.  The 
Property is also in an area where the City is investing in infrastructure to support more use.  The 
Property is currently a cornfield and is located in the middle of arguably the City’s most intense 
growth area.  This is a conclusion drawn while balancing the location and character of the site 
against the impact the proposed development would have on the sites two minor environmental 
features. 
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The proposed zoning districts do not match the color on the Future Land Use Map.  This area of the 
City is designated for commercial and office development.  However, the urban pattern proposed is 
consistent with the City’s vision of a more intense mixed-use core developing in this area. 
Similarly, if the 884 acre area shown on the Future Land Use Map was all one planned unit 
development zoned PD-C, this type of residential use may be the most appropriate on this particular 
property.  The property’s frontage on Fall Hill Avenue is proposed to be part of a larger vehicle 
sales cluster.  The property has relatively limited access from Fall Hill Avenue and is not at a 
signalized intersection where more intense commercial activity would be appropriate.  The 
proposed use and layout conform to adjacent land uses to the north, east, and west and the area.  
The R2 zoned land to the south is planned to be even more intense development.  The use types, 
development pattern, urban design and the proposed mitigation to the impacts the development 
would have on public facilities also meets the intent of the Comprehensive Plan. 
 
The existing zoning R2 zoning on the property is not sufficient to meet the intent of the 
Comprehensive Plan or the level of infrastructure investment the City has committed to along the 
Fall Hill Avenue corridor west of Interstate 95.  In order to prevent the proliferation of strip retail 
development, CH zoning is not envisioned to be expanded into the developing areas of the City.  
However, this proposal is to expand an existing CH zoned area to provide for an expansion of an 
existing vehicle sales cluster.  The residential portions of the property meet the intent of the R12 
zoning district in that they are well designed, provide multi-modal transportation opportunities, and 
ample open and recreational space for residents.  Finally, the PD-C zoning district is meant for sites 
of 150 contiguous acres. 
 
The Applicant’s proposal is to use two zoning districts to accomplish a complimentary, well-
connected and designed development program that fits into its surroundings, context, and City 
planning and vision.  
 
ATTACHMENTS 

1. Proposed ordinance. 
2. Application and supporting materials. 
3. Wetland Delineation Map. 

 



Waters of the U.S. and Wetlands Summary Table1 
Classification2 Length (LF) Area (SF) Area (Ac) 

Intermittent Streams (R4) 465 N/A N/A 

Palustrine Emergent Wetlands (PEM) N/A 23,185 0.53 

Palustrine Forested Wetlands (PFO) N/A 4,712 0.11 

Total Waters of the U.S. 465 27,897 0.64 
1 The amount of waters of the U.S. and wetlands indicated in the table reflects the amount located within the Property 
limits. 
2 Stream classifications are based on a field assessment by BCG on February 11, 2015 using the NCDWQ Identification 
Methods for the Origins of Intermittent and Perennial Streams (Version 4.11, September 2010). 

 

Soils Summary Table 

Map Unit Map Unit Name 
Drainage 
Class 1 

National & Local 
Hydric Soils Lists 2 

Hydric 
Component 

1B Abell sandy loam, 
2 to 7 percent slopes MWD No N/A 

5 Aquults, clayey subsoil PD Yes Aquults (80%) 

18B Emporia sandy loam, 
2 to 7 percent slopes WD No N/A 

21B Faceville-Varina complex, 
2 to 7 percent slopes WD No N/A 

21C2 Faceville-Varina complex, 
7 to 15 percent slopes, eroded WD No N/A 

24 Goldsboro sandy loam MWD No N/A 

36B Savannah sandy loam, 
2 to 7 percent slopes MWD No N/A 

W Water N/A No N/A 
1 MWD – Moderately Well Drained; PD – Poorly Drained; WD – Well Drained, N/A - Not Applicable 
2 Per National Hydric Soils List for Spotsylvania County, Virginia published by USDA Natural Resources Conservation 
Service. 

 

NOTES: 

1. The approximately 21.55-acre Coleman Property is identified as GPINs 7769-77-8378 and 
7769-87-3295 and located at 44 Briscoe Lane in the City of Fredericksburg, Virginia. More generally, 
the Property is located at 38°18'37"N Latitude and 77°30'22"W Longitude on the Salem Church, VA 
USGS Quadrangle Map (1994). The Property drains towards unnamed tributaries to Fall Quarry Run 
and Smith Run, which are located within the Rappahannock River – Hazel Run watershed (RA46) of 
Hydrologic Unit Code (HUC) 02080104 (Lower Rappahannock). 

2. Property boundary, topographic and existing conditions mapping information provided by Bowman 
Consulting Group, Ltd. (BCG). 

3. Soils GIS information was obtained from the USDA Spotsylvania County, Virginia Soils Survey 
(USDA Natural Resources Conservation Service, Web Soil Survey 3.0, http://www.websoilsurvey. 
nrcs.usda.gov, Survey Area Data: Version 9, December 13, 2013), and is summarized in the Soils 
Summary Table included on this Map. 

4. The waters of the U.S., including wetlands, at the Property were delineated by Bowman Consulting 
Group, Ltd. (BCG) on February 11, 2015 and July 22, 2016 based on the requirements of the Corps 
of Engineers Wetlands Delineation Manual (1987) and the Regional Supplement to the Corps of 
Engineers Wetland Delineation Manual: Atlantic and Gulf Coastal Plain Region (Version 2.0, 
November 2010), and represent those areas that are most likely within the regulatory purview of the 
U.S. Army Corps of Engineers (USACE); refer to the Waters of the U.S. and Wetlands Summary 
Table included on this Map.  

5. In response to comments received from the USACE on July 18, 2016, BCG revisited the Property on 
July 22, 2016 to more accurately delineate and map wetlands in the agricultural field that would be 
considered jurisdictional by the USACE. Based on this supplemental information, Wetlands B, BA, 
and BB were identified on the Property. These additional flagged wetland boundaries were field 
located by BCG in July 2016 using a handheld GPS capable of sub-meter accuracy. Survey 
information is provided at NAD83, Virginia State Plane, North Zone, - 4501, NAVD88, US Survey 
Feet.  

6. The flagged boundaries should be considered preliminary until approved by the USACE during a 
Jurisdictional Determination. 

7. Refer to the Updated Coleman Property Wetland Delineation and Jurisdictional Determination Letter, 
and updated Wetland Delineation Map Letter for more detailed information. 

 

Data Point Summary Table 

Data 
Point 

Mapped Soil 
Unit 

Hydrophytic 
Vegetation 

Hydric Soils 
Wetland 

Hydrology 
Community ID 

DP-B1* 5 Yes Yes Yes PEM Wetland 

DP-B2* 36B No Yes Yes Upland Field 

DP-B3* 5 No No No Upland Field 

DP-B4* 5 No Yes No Upland Field 

DP-B5* 36B No Yes No Upland Field 

DP-B6* 5 Yes Yes Yes PEM Wetland 

DP-B7* 5 No Yes No Upland Field 

DP-B8* 5 No Yes No Upland Field 

DP-B9* 5 No Yes No Upland Field 

DP-B10* 5 Yes Yes Yes PEM Wetland 

DP-B11* 5 No Yes No Upland Field 

DP-B12* 5 No No No Upland Field 

DP-B13* 5 Yes Yes Yes PEM Wetland 

DP-C1 36B No Yes Yes Upland Field 

DP-C2 36B No Yes No Upland Field 

DP-D1 W Yes Yes Yes PFO Wetland 

DP-D2 W No No No Upland 

DP-UPL1* 36B No No No Upland Field 

DP-UPL2* 36B No No No Upland Field 
* Data Points updated/added by BCG during the field investigation conducted on July 22, 2016. 

 



MOTION:         [date] 
         Regular Meeting 
SECOND:         Ordinance No. 16-__ 
 
 
RE: REZONING 20.84 ACRES OF LAND LOCATED ON THE SOUTH SIDE OF FALL HILL AVENUE, 

BETWEEN BRISCOE LANE AND I-95, FROM RESIDENTIAL R-2 TO COMMERCIAL 
HIGHWAY AND R-12, WITH CONDITIONS 

 
ACTION: APPROVED; Ayes: 0; Nays:  0 
 
First read: ______________________ Second read: __________________________ 
 
IT IS HEREBY ORDAINED by the Fredericksburg City Council that the official zoning map of the City, 
established pursuant to City Code §72-30, is amended as follows: 
 
I. Background Information 
 
This is a request to rezone 20.84 acres of land from Residential R-2 to Commercial Highway and R-12 
with proffered conditions. The property is identified on the City’s Geographic Information System as 
GPIN 7769-77-8378 and a portion of GPIN 7769-87-3295. The property is owned by Carol B. Coleman, 
Bonnie B. Carter, and Gloria B. Whittaker. The applicant is Hamptons at Family, L.P., a Virginia limited 
partnership, the contract purchaser.  The property is located on the south side of Fall Hill Avenue, west 
of I-95 and east of Briscoe Lane.    The applicant proposes to develop 4.31 acres as Commercial Highway, 
and the remaining 16.53 acres as single family attached and multi-family residential. 
 
In connection with the application, the applicant has submitted a General Development Plan entitled 
“The Hamptons Phase II,” by Bowman Consulting, dated May 2016, last revised 6/20/16, comprising 
sheets 1 through 8; and a Voluntary Proffer Statement dated August 9, 2016. 
 
In adopting this ordinance, City Council has considered the applicable factors in Virginia Code § 15.2-
2284. The City Council has determined that public necessity, convenience, general welfare and good 
zoning practice favor the requested rezoning. 
 
II. Official Zoning Map Amendment 
 
The official zoning map, prepared in accordance with City Code §72-30, is hereby amended by rezoning 
the following described land, as shown more particularly on a plat of survey entitled “Rezoning Plat, The 
Hamptons Phase II,” by Kevin D. Early, Land Surveyor, included in the General Development Plan as 
sheet 3 of 8: 
 

A. GPIN 7769-77-8378, consisting of +/- 0.987 acres of land, is rezoned from Residential R-2 to 
Residential R-12. 

B. A +/- 19.853 acre portion of GPIN 7769-87-3295 is rezoned from Residential R-2 to Commercial 
Highway CH and Residential R-12. 



[date] 
Ordinance 16-__ 

Page 2 

 
The new zoning district lines are shown on sheet 4 of the General Development Plan. 
 
 
III. Proffered Conditions 
 
 This is a conditional rezoning. The voluntary proffers contained in the Voluntary Proffer 
Statement are accepted and shall govern the use and development of this land. 
 
IV. Effective Date 
 
This ordinance is effective immediately.  The applicant shall record a certified copy of this ordinance 
with a notice of conditional zoning, in a form approved by the City Attorney, in the land records of the 
Fredericksburg Circuit Court Clerk, with the owner as the “grantor” and the City as the “grantee,” within 
30 days of the adoption of this ordinance. 
 
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. 16-   duly adopted at a meeting of the City Council meeting 

held Date, 2016 at which a quorum was present and voted.  
 
 

____________________________________ 
Tonya B. Lacey, CMC 

 Clerk of Council 
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TO:  Planning Commission 
FROM: Erik F. Nelson, Senior Planner/Deputy Director 
DATE:  August 24, 2016 
RE:  Small Area Comprehensive Plans Update 
 
 
The Planning staff continues to work with Streetsense, to develop two small area comprehensive 
plans for Planning Areas 3 and 6.  This process began in July 2016 and will extend through 
March of 2017.  The consultants held their first public engagement sessions in July, providing an 
overview of the process and gathering information from neighborhood residents and other partic-
ipants.  They are currently engaged in a market analysis of the two planning areas and will pre-
sent their research at two meetings in September. 
 
The next neighborhood meetings are scheduled as follows: 
 
Area 6:  September 19, November 15 - at James Monroe High School 
Area 3:  September 20, November 16 - at the Idlewild Community Clubhouse 
 
Streetsense will continue to meet with identified stakeholders and other interested persons out-
side of those public sessions.  They will also have a work session with the City Council on Sep-
tember 20th. 
 
Planning staff will provide a brief presentation of this project at the Planning Commission’s Au-
gust 31 meeting. 
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