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May 5, 2016 
 
Mayor Mary Katherine Greenlaw 
Members, Fredericksburg City Council 
715 Princess Anne Street 
Fredericksburg, Virginia 22401 
 
Re:  Liberty Place Mixed Use Project 
 
Dear Mayor and Members of City Council, 
 
At the request of the City Manager and City Attorney, I reviewed the design of the proposed 
Liberty Place mixed use project.  I was asked to assist the City Council and staff in articulating 
the concerns with the current design, and to identify potential design modifications that might 
address those concerns.  Thank you for the opportunity to be involved in this very interesting 
project.  I hope that these comments are useful. 
 
To prepare these comments, I reviewed the 2014 proposal by Beyond Ordinary Boundaries 
(“BOB”), and the current proposal by mv+a architects dated April 29, 2016.  I reviewed the 
applicant’s April 27, 2016 presentation to the planning commission, and I have discussed the 
project and City Council’s reaction to it with City staff.  I am familiar with this area through my 
work with the Fredericksburg Planning Department and with Fredericksburg Main Street.  
Frazier Associates is an architecture and planning firm specializing in historic architecture, 
downtown design, and design guidelines for historic districts.  I also served for eight years on the 
Virginia Art and Architecture Review Board.  
 
This brief technical memo will summarize my observations to City Council with the goal of 
providing useful and practical recommendations both for City Council and the developer.  I 
realize the significance of this investment in the downtown and in Fredericksburg in general and 
hope that my comments help all parties achieve a win-win project. 
 
The project site is on the edge (outside of) the Historic Fredericksburg zoning district, and 
within an older area of the City.  It is also located on William Street, an important entrance 
corridor to historic downtown Fredericksburg.  The project faces the recently completed four-
story Amelia Square townhomes across Winchester Street.  There is a row of two-story single 
family homes across Amelia Street.  The former Free Lance-Star building sits across Douglas 
Street and is expected to be redeveloped.   
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The Liberty Place project will likely set a precedent for the redevelopment of the Free Lance-Star 
site.  The Free Lance-Star site and Liberty Place are two of the few locations in the downtown 
where an entire block could be assembled for redevelopment.  Designing a financially feasible 
mixed use project, that fits within its context, is a high-level challenge for any developer or 
design team.  The developer and his architects are to be commended for their work to date. 
 
The Council’s stated concerns with the proposed design can be articulated by reference to 
common urban design concepts.  The concerns generally address the overall industrial aesthetic 
of the structure, the mass of the structure and general lack of vertical and horizontal features to 
differentiate the mass. There are methods of addressing these concerns that might work for this 
project, and that might provide a way for the developer and the City Council to achieve a 
mutually-satisfactory, financially feasible project that fits the City and the immediate 
neighborhood. 
 
Concerns With the Current Design and Potential Modifications 
 
Chosen Aesthetic 
The area where the project is proposed was historically small lots with individual buildings, not 
large warehouses.  Therefore, the warehouse aesthetic chosen by the applicant is out of context 
with this area of Fredericksburg. Typically, this type of building would be found on 
transportation corridors such as the river or railroad.  There are examples all over Virginia of this 
type of historic building being rehabilitated into loft apartments (see attached examples in 
Richmond by the James, Image 1, and Culpeper adjacent to the railroad, Image 2). 
Unfortunately, this warehouse aesthetic is inconsistent with its context on William Street. 
 
We understand that Council was in favor of the prior design but the developers determined 
there were issues with construction of that concept.  We also understand the concern that that 
particular aesthetic has been built quite a bit and the designers were looking for something fresh.  
That said, however, in reviewing the prior plan, there are elements and features that gave a 
certain freshness and appeal to the project.  I believe that some of these items including the 
contrast in materials, stronger architectural features, and variety to the elevations may be able to 
be reincorporated into the current design without significant structural modifications. 
 
Mass 
Generally speaking, the current design appears massive and monolithic.  The Winchester Street 
façade, for example, as shown in the application materials, is a minimally differentiated mass that 
runs the length of the block.  Historically in this area, lots were narrow and deep and the 
recently completed townhomes on Winchester Street (Image 3) acknowledge this historic 
pattern.  This is not to suggest repeating that particular aesthetic, but to acknowledge the 
rhythm of the facades on the street and the variety of materials used to further break down the 
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mass.  (That said, the Amelia Townhomes could have benefitted from some design techniques 
suggested here that would have visually brought the height down to better relate to its context.)  
Realizing the structure limits dramatic modulation of the depth of the facade, a slight offset is 
already illustrated on Winchester Street in plan and elevation on pages 25 and 36 of the Liberty 
Place presentation. This is a start of what could be further developed. See Staunton Parking 
Garage Image 4.  The variation in facades was achieved with slight façade modulation and 
elements such as pilasters and different materials.   
 
Buildings in the vicinity of the proposed development are generally two-story with the exception 
of the new townhomes that are four-story.  The height of the proposed new development would 
benefit by breaking down the height of the mass.  A good example of this technique is found on 
Page 7 of the Liberty Place presentation showing the Riverdale Park building (Image 5).  This 
classical design incorporates several architectural features to differentiate the mass of the 
building.  The design uses three substantial cornices to break up the vertical mass and cap the 
building.  Full cornices are located at the top of the second story and the top of the fourth story 
of the building.  The vertical mass is also differentiated by the use of different materials – brick 
on the first four floors and a different material for the fifth floor.  
 
Another interesting and more contemporary example is found on King Street in Alexandria 
(Image 6).  Again, traditional materials and elements are used but in a way to break down the 
mass of the building.  The brick portion acknowledges the height of adjacent historic buildings, 
for instance, and the lighter stucco is used on the upper stories. 
 
The balconies in the current scheme are not an element that would have typically been found on 
the warehouse aesthetic.  The regular repetition of the proposed balconies adds to the mass and 
monolithic feel of the structure because there is no variety in the pattern.  (The materials 
proposed for the balconies add to the feeling of heaviness and the “busy” appearance of the 
façade as well.) If the style of the building were to become a more typical downtown commercial 
building with storefronts, upper facades and cornices, then balconies may be better incorporated 
into the façade.  Having outdoor space is important for modern condominiums and there may 
be other ways to incorporate these spaces. They could, instead, be used to help break down the 
mass and rhythm of the facades.  The attached examples (Image 8) show inset balconies and 
balconies used to break up the mass of the façade. 
 
It may be possible for the design to be modified in such a way as to address the Council’s 
concerns and to still provide a financially-feasible project that meets the developer’s program 
needs.  Further development of such an approach would be required.   The key would be to 
modulate the façade both vertically and horizontally.   The incorporation of heavier cornices, a 
mix of materials, the use of insets or bump-outs, and a mix of colors of brick could create a 
façade organization that better reflects the surrounding pattern of development.  An additional 
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technique could possibly be the use of some bay windows in lieu of balconies, a hierarchy of 
windows and so on.    Any or all of these could help break up the mass of the current design and 
help it better fit within the neighborhood.  Essentially, departing from the warehouse aesthetic 
and moving toward an aesthetic that works within the context is suggested.  I would also 
recommend that the architect prepare a rendering that shows the development within the 
context of its surroundings.  The current elevations have white boxes representing the existing 
buildings. A more detailed rendering in perspective, much like the image used on the cover of 
the Liberty Place presentation, with more detailed context of the existing buildings would help 
everyone better understand the project.  (See Image 9 for an example of this type of contextual 
image.) 
 
I hope that these comments and examples will be beneficial as you move forward working with 
the developer and the architect on this very important project for Fredericksburg. 
 
Sincerely, 

 
Kathleen O. Frazier, AIA 
Principal 
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Image 2:  Culpeper.  Historic warehouse next to railroad converted to loft apartments

Image 1:  River Lofts, Richmond.  Historic warehouse converted into loft apartments
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Image 4:  New Street Parking Deck, Staunton.

Image 3:  Amelia Square Townhomes, Winchester Street.  
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Image 6:  King Street, Alexandria.

Image 5:  Riverdale Park, mv+a presentation page 7.
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Image 8:  Examples of inset balconies and balconies breaking down the mass of the facade.

Image 7:  Detail of prior Libery Place proposal showing materials and elements breaking down the 
scale of the building.

L I B E R T Y  P L A C E
 M I X E D - U S E  D E V E L O P M E N T

f r E D E r I c k S b U r g ,  V I r g I N I a

b U I L D I N g  P E r S P E c T I V E
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Image 9:  Example of proposed new construction set in existing context. This example blends actual 
photographs within the 3-D model.

Proposed New Construction
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