
ITEM #5B-1 

 
 

 
MEMORANDUM 

 
TO:  Beverly R. Cameron, City Manager   
FROM: Mike Craig, Zoning Administrator 
DATE:  May 4, 2016 (for May 10 meeting) 
RE:  Amended Special Use Permit: Liberty Place, 605 William Street 
  
 
ISSUE 
Liberty Place Partners, LLC requests the amendment of the 2014 Special Use Permit for a mixed 
use development with 36 residential units per acre on the 1.42 acre property at 605 William 
Street.  The amendment would revise the conditions related to architectural elevations and 
general development plan. 
 
RECOMMENDATION 
Defer action on this request until May 24 so that the Applicant can address the remaining issues 
with the project’s mass. 
 
PLANNING COMMISSION ACTION 
The Planning Commission held a public hearing on this item on April 13, 2016 at which three 
people spoke.  Two speakers were in favor of the project but had concerns about traffic, parking, 
and making the project blend into its surroundings better.  One speaker stated that she had 
concerns about the traffic that would be generated by this project and its affect on pedestrians in 
the area.  The Planning Commission debated the project and entertained four separate motions on 
the project.  Ultimately, the Planning Commission voted 5-2 to recommend approval of the 
project with the conditions that: 

1. The project shall be developed in substantial accordance with the General Development 
Plan. 

2. Prior to final SUP approval, the developer must revise the Architectural Plan Sheets to 
soften the mass and scale of the Amelia Street elevation to respect the integrity and 
character of the single family neighborhood across Amelia Street.   

3. The permitted use of the property shall commence by August 12, 2019. 
 
Several Planning Commissioners indicated that they preferred some architectural change to the 
fourth floor of the Amelia Street building frontage.  The Planning Commission also 
recommended that parking in front of the residences along Amelia Street be restricted to resident 
only parking.  In response to the Planning Commission, the Applicant revised his project as 
described below. 
 
PREVIOUS COUNCIL ACTION 
The CD zoning district permits residential density of 24 units per acre by right in a mixed use 
development.  This density may be increased to 36 units per acre by special use permit.  City 
Council approved a special use permit on August 12, 2014 to increase the residential density for 
the Liberty Place mixed use project to 36 units per acre (totaling 51 units, as opposed to the 35 
units by right) under the condition that the property be developed in substantial accordance with 
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the 2014 General Development Plan, floor plans, and unnumbered architectural elevations 
entitled “Liberty Place Mixed Use Development Fredericksburg, Virginia.”  The SUP approval 
including the GDP, floor plans, and architectural elevations is attached as Appendix A. 
 

SUMMARY BACKGROUND AND ANALYSIS 
Since August 2014, the project design has evolved and changed to such an extent that the project 
is no longer in substantial accordance with the first condition.  A comprehensive analysis of 
these changes is included as Appendix B.  Most notably, the project square footage has increased 
and, as a result, the project has a larger mass and scale that is accentuated by the project’s 
industrial warehouse design theme and prominent horizontal elements.  
 
During the Planning Commission process the primary potential impact of the revised proposal 
was its mass with its close proximity to Amelia Street and its height at the building line.  
Subsequently, the Applicant made three changes to the project to address this  impact: 

- Shifted the entire structure 3 feet further away from Amelia Street.  For comparison 
purposes, the mass of the building is now 2 feet behind the Amelia Street townhomes. 

- Added modulation to the Amelia Street building façade. 
- Added additional landscaping between the building wall and Amelia Street. 

 
These changes were shown to the City Council during a work session on April 26.  The Council 
identified the monolithic nature of the proposed industrial warehouse building’s mass as an 
impact on surrounding land uses.  In response, the City enlisted Kathy Frazier, an architect with 
Frazier and Associates, to look at the Applicant’s proposal to identify ways the design could be 
modified to better blend the proposed development’s mass and scale into the surrounding area.  
Ms. Frazier has prepared a memo to be distributed to Councilors.   
 
The Unified Development Ordinance requires a comprehensive analysis of any proposed SUP’s 
conformance with the Comprehensive Plan, purpose of the Zoning District, and compatibility 
with surrounding land uses.  A comprehensive analysis of the project is included as Appendix C.  
In summary, while the project’s proposed land use is in conformance with the purpose of the 
Commercial Downtown Zoning District, the Comprehensive Plan and the JumpStart! Plan, the 
monolithic mass of the development is not.  The mass of the development should be revised in 
accordance with Ms. Frazier’s memo to be brought into conformance with the City’s policies.   
 
CONCLUSION 
The City Council should defer action on the Liberty Place project.  The project as proposed 
represents a step forward from what was proposed to the Planning Commission.  However, the 
project’s increased square footage and industrial design theme accentuates its mass, which needs 
to be broken up in order to meet the goals of the Comprehensive Plan and to be in harmony with 
surrounding land uses.  The land use portion of project is in conformance with the City’s policies 
and vision. 
 

ATTACHMENTS: 
1. Appendix A – August 2014 Special Use Permit and materials 
2. Appendix B – Supplemental Background 
3. Appendix C – Comprehensive Plan and Zoning Ordinance Analysis 
4. Proposed GDP and Architectural Elevations 
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APPENDIX B – SUPPLEMENTAL BACKGROUND 
The developer submitted a revised site plan for staff approval on February 5, 2016.  The Site 
Plan has both similarities and differences with the General Development Plan approved in 
August 2014.  The project still occupies an entire city block surrounded by William, Winchester, 
Amelia, and Douglas Streets.  It is still comprised of two structures fronting on William, 
Winchester, Amelia, and Douglas Streets, each with four floors.  However, the project is no 
longer substantially in accord with the approved 2014 plans.  The staff brought this to the 
developer’s attention, and they initiated this amendment process. 
 
The 2014 GDP includes a public plaza along William Street that extended between the 
Winchester and Douglas buildings.  The plaza is now proposed to transition between Winchester 
and Douglas Streets to an elevated private residential open space. The ground floor of the 
Winchester and Douglas buildings will be office, restaurant, and retail uses.  The second, third, 
and fourth floors of the Winchester Street building will be residential units.  The second, third 
and fourth floors of the Douglas Street building will be offices (the August 2014 plan showed 
residential units on the fourth floor of the Douglas Street building).  The first floor of the Amelia 
Street portion of the building will contain parking, service, and residential core.  The remaining 
floors of the Amelia Street building will be occupied by residential units.  The square footages 
devoted to office and retail uses have increased and the number of units has decreased, while the 
size of the total residential square footage has increased.   
 
The land use changes are summarized in the following chart (the columns describe the original 
2014 GDP / the proposed 2016 GDP under consideration today):   
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Since the 2014 SUP, the project square footage has increased and, as a result, the project has a 
larger mass and scale.  The mass and scale have increased in two important ways.  The building 
footprint (including ground level parking) has increased by 6,378 square feet and the overall 
above ground enclosed square footage of the project (including ground level parking) has 
increased by 40,891 square feet (21,836 square feet of building area and 19,055 square feet of 
structured ground level parking).  The reasons for these two changes and there effects are 
described below: 
 

1. Increased footprint: 
The footprint of the proposed project has increased by 6,378 square feet.  The most notable effect 
of this proposed change is that the project is proposed to be closer to Amelia Street (2014 SUP = 
ten feet setback from property line; 2016 SUP = three feet setback from property line).  The 
Applicant originally proposed a zero foot setback but has shifted the entire structure three feet 
towards William Street in response to the Planning Commission’s input about softening the 
superstructures impact on Amelia Street. 
 
The 2014 SUP included a ground floor footprint consisting of a total of 39,544 square feet 
(21,276 square feet of residential space and 18,358 square feet of retail and restaurant space).  
The 2016 proposal’s ground floor footprint consists of a total of 45,922 square feet (a 3,383 
square foot residential lobby, 22,162 square feet of retail and restaurant use, 1,322 square feet of 
office use, and 19,055 square feet of ground level structured parking).    
 
The inclusion of 19,055 square feet of ground level parking is the product of both private and 
public sector innovation.   After the SUP process, the Applicant requested financial help with the 
project from the City.  In return, the City offered to buy a condo of parking underground in order 
to help offset the costs of the project and to meet a public need in the William Street area.  To 
incorporate public parking into the project the parking structure associated with the project has 
doubled in size from 65,000 to 125,000 square feet.  Part of the increase in square footage 
involved expanding the parking structure.  The expansion permits an additional 13 total project 
parking spaces (+15 in the structure, -2 on Amelia Street).  A graphic comparison between the 
2014 and 2016 Liberty Place parking components is included on the next page. 
 
The Applicant’s team has also revised their parking concept since the SUP process.  During the 
presentation to the Planning Commission the Applicant’s architect stated that: 

- Ground floor parking (28 spaces on the first level) is critical to the success of retail. 
- The original parking design relied on diagonal spaces and one way access lanes designed 

in amongst structural beams.  The underground parking areas were redesigned to be more 
clear, open, logical, and attractive with perpendicular parking and two way access lanes. 

 
The main effect of the increased footprint is that the project is now closer to Amelia Street.  The 
2014 GDP showed a varying 6 foot to 10 foot setback along Amelia Street with the fourth floor 
of the Amelia Street building having an additional setback.  The architectural elevations also 
showed a change in materials for the fourth story.  In August 2014, the Applicant obtained a 
vacation of City right-of-way along Amelia Street to provide more open space and landscaping 
along Amelia Street to soften its impact (all setbacks listed in this report are from the revised 
right-of-way line).    As currently proposed, the project would use seven feet of the right-of-way 
requested from the City as buildable area and the rest would be open landscaping.   
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2. Increased mass and scale of the project’s upper stories: 
Between 2014 and 2016, the total buildable fourth story square footage has increased by 8,548 
square feet (28,368 square feet in 2014 and 36,916 square feet in 2016).  The larger fourth floor 
is partly due to the overall increase of 21,836 square feet in total residential and non-residential 
project square footage.  Also in 2014, as described above, 22,162 square feet of residential use 
was proposed on the ground floor and now that square footage has been shifted into the upper 
stories of the project.   
 
During the Planning Commission public hearing the Applicant’s architect presented several 
design considerations in addition to those effecting the parking that impacted the top floors of the 
building’s envelope, including: 

- The retail space has been increased to ensure its viability. 
- The retail space needs double-high ceilings to be viable. 
- The residential lobby was moved to Amelia Street to maintain the residential feel along 

Amelia Street. 
- The residential units need an optimum depth, not too deep or they become dark and not 

too shallow or they become unserviceable. 
- The fourth floor of the Douglas Street building was changed from residential to an 

additional floor of office use. 
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- The private residential courtyard on the Douglas Street side of the project was raised up 
one level (from the ground level) to maintain the streetscape and to provide a gap in the 
mass of the Douglas Street elevation. 

 
The changes to the project mass and scale are summarized in the following figure: 
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APPENDIX C - SPECIAL USE PERMIT ANALYSIS 
In its Comprehensive Plan the City has crafted policies and a vision aimed at encouraging the 
type of land use proposed by the Liberty Place project.  Those policies and vision, however, also 
require that the land use fit architecturally into the City’s rich historic context.  Therein lies the 
challenge and the importance of this Special Use Permit process through which the City and 
Applicant are working.  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; 

Consistencies: 
The project is consistent with several Land Use Policies and Opportunities prescribed in Land 
Use Planning Area 7, especially Opportunity 6, which states, “continue revitalization of the key 
corridors of Princess Anne Street, Kenmore Avenue, William Street, and Lafayette Boulevard” 
and Opportunity 3, which states, “evaluate parking needs and develop appropriate strategies 
(shared parking, structures, etc.) that provide for the continued viability of downtown 
Fredericksburg as well as its further growth and development” (pg. 219).  This mixed-use 
revitalization also now contains a public parking component. 
 
The land use portion of the Liberty Place proposal is in harmony with the intent of Business 
Opportunity Goals 2,3,4, and 5 in that the development will provide a well-balanced mix of uses 
downtown, promotes business development, respects the City’s historic mixed-use development 
growth pattern, contains complete streets and landscaping, and builds substantial mixed-use into 
the William Street Corridor.   
 
Inconsistencies: 
Business Opportunity Goals 1, 2, and 4 also envision that infill projects will be sensitive to the 
City’s historic character and will preserve and enhance the City’s visual appeal.  Chapter 7 
Residential Neighborhoods and Housing’s Goal 3, policy 1, initiative 1, and Land Use Planning 
Area 7’s Opportunity 16 also envision that infill development will be part of distinct and 
attractive neighborhoods, will respect the integrity and the character of the City’s neighborhoods, 
and will not adversely impact surrounding residential neighborhoods.   
 

(b)  In harmony with the purpose and intent of the zoning district regulations; 
The purpose of the Commercial-Downtown (C-D) district is “to promote harmonious 
development, redevelopment, and rehabilitation of uses in the commercial areas of the Old and 
Historic Fredericksburg (HFD) overlay district. The regulations of this district are intended to 
implement the goals of the Comprehensive Plan for historic district development while 
encouraging mixed-uses in the downtown area. The emphasis in site planning is to be placed 
upon enhancing pedestrian circulation, minimizing vehicular and pedestrian access conflicts 
among uses, respecting the geometry of the downtown streetscape, and maintaining continuity 
with the architectural precedents of the historic area.”  
 
Consistencies: 
Liberty Place is located in the portion of the Commercial-Downtown district that is not in the 
Historic Fredericksburg overlay district.  The project’s land use mix is an example of the type of 
mixed-use envisioned for downtown.  The previously granted Special Use request, for a density 
of 36 residential units per acre, resulting in a potential for 51 units is a key component of the land 
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use mix.   This would be an increase of 17 units over the 34 units permitted by right at 24 units 
per acre.  The most recent GDP shows a total of 44 units. 
 
Inconsistencies: 
The mass of the project is not in continuity with the architectural precedents on the block faces 
of Winchester or Amelia Street facing the project. 
 

(c)  In harmony with the existing uses or planned uses of neighboring properties. 
Property to the south across William Street is in the C-D district and is used for commercial and 
office uses.  Across Winchester Street, to the east, is Amelia Square a 19 unit 
townhouse/commercial project, also zoned C-D.  Across Amelia Street, to the north, are small lot 
single-family residences and one non-conforming commercial structure, all in the R4, 
Residential Zoning District.  To the west, across Douglas Street, is the Free Lance-Star building 
with the property zoned C-D.  The Free Lance-Star building site has been sold for 
redevelopment. 
 

- Setback: 
Under the 2014 plans, the building’s Amelia Street setback was ten feet (six feet for the 
previously proposed box windows).  The building also contained insets along the fourth floor 
that were further setback from the right-of-way. The 2016 proposal’s building is now setback 
three feet.  For comparison purposes, the 2016 Liberty Place project would be setback two feet 
behind the existing Amelia Square townhomes along Amelia Street and the single family homes 
across Amelia Street from the project are set back from the public-right-of-way between 0 and 
10 feet.  The building is now proposed within the area of Amelia Street right-of-way requested to 
be vacated by the Applicant.  The redesign of the site, particularly the buildings elevations, 
requires the reconsideration of the vacation along Amelia Street, which was also conditioned on 
the 2014 plans.    
 

- Mass and scale: 
As proposed, the scale of the buildings along Winchester and Douglas Streets are comparable to 
the existing pattern and neighborhood.  The existing townhomes along Winchester are fifty feet 
tall with four feet of setback and nine feet of sidewalk and there is an existing heavy commercial 
use along Douglas Street.   
 
The mass of the residential building along Winchester Street, however, is monolithic.  The 
industrial warehouse façade as proposed varies from the differentiated townhome façade across 
the street.  The scale of the residential building along Amelia Street is also different from the 
single family homes across Amelia Street, which are all less than 35 feet tall.  In response to 
concerns raised during the Planning Commission public hearing the Applicant added several 
elements to the Amelia Street façade in order to break up its mass including a sub-cornice 
between the third and fourth floors and some building modulation (consisting of two roughly 28 
foot wide 8 inch outset areas).   
 
The Applicant has also adjusted the area between the proposed building and Amelia Street to 
help offset the impact of the building’s mass.  They have increased the depth of the open space 
between the building and sidewalk from on average two feet to on average eight feet and have 
added in ten understory trees (bringing the total amount of trees between the building and the 
street to 16).  The 2014 proposal showed eleven canopy trees between the building and the street 
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and the proposal before the Planning Commission only included six canopy trees with two 
additional trees on the north side of Amelia. 
  

- Conclusion: 

The Applicant has proposed three methods to reduce the impact of the mass and scale on the 
single family homes across Amelia Street.  There will still be an impact greater than what was 
previously proposed in 2014.  Ms. Frazier will provide recommendations for Council and 
Applicant consideration in her technical memo that addresses this issue.  Council should defer 
the project to continue to work with the applicant to incorporate the recommendations of Kathy 
Frazier. 
 
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 applicant estimates 1,743 daily vehicle trips for the project.  The potential increase of 17 
units allowed with a Special Use would generate approximately 102 of those trips.  With streets 
on four sides, the project is fully accessible.  The three-level underground parking structure will 
be accessed off of Winchester Street and includes excess parking that will be available to the 
public.  The applicant is proposing that Winchester Street become a two way street.  Time 
dependent loading areas are provided on William and Douglas Streets and a dedicated loading 
area is located along the entrance to the garage on Winchester Street.   
 
A 30 foot wide pedestrian plaza is proposed on William Street with adjacent 10 foot wide 
sidewalks.  Generally eight foot wide sidewalks are shown on Winchester Street and eight foot 
wide sidewalks on Douglas Street.  The sidewalk along Amelia Street is shown as five feet wide.   
The Applicant is proposing to change the right-of-way as will be discussed in a concurrent item 
before you all today.  
 

2. Noise, lights, dust, odor, fumes, vibration, and other factors which adversely affect 
the natural environment; 

An entrance canopy has been added to the parking garage entrance to minimize any glare, 
particularly from headlights, and shield intensely commercial nature of the parking garage 
entrance/exit.  Site lighting will limited for security purposes and will be downcast and shielded.  
Any noise generated will be required to comply with the City’s Noise ordinance. 
 

3. Discouragement of economic development activities that may provide desirable 
employment or enlarge the tax base; 

The applicant states that the project investment will be approximately $46.3 million with an 
assessed value of $55 million, compared to the current assessed value of $3.4 million.  210 
persons are anticipated to be employed on a full-time basis on the property with 200 employed 
during the construction process. 
 

4. Undue density of population or intensity of use in relation to the community 
facilities existing or available; 

The proposed density is consistent with zoning regulations and implements the policies of 
mixed-residential residential development downtown.   
 

5. Reduction in the availability of affordable housing in the neighborhood; 
No housing is eliminated by this redevelopment activity. 
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6. Impact on school population and facilities; 

School Board staff estimates .25 school children per apartment for a multi-family unit.  Based on 
this ratio, the potential 51 units in this project would generate 13 school age children.   The 
increase density of 17 units, allowed by approving a Special Use, would generate four school age 
children. 
 

7. Destruction of or encroachment upon conservation or historic districts; 
The subject site sensitive environmental features and a phase one archaeological study has been 
completed for the site.   
 

8. Conformity with federal, state and local laws, as demonstrated and certified by the 
applicant; 

No special federal, state, or local legal parameters are evident for this project.  Not applicable. 
 

9. Massing and scale of the project. 
As described above, the mass of the project needs modification. 
 
SPECIAL USE PERMIT ANALYSIS CONCLUSION 
The project as proposed represents a step forward from what was reviewed by the Planning 
Commission.  The Applicant has made some changes to the building’s elevation, mass and scale 
along the Amelia Street frontage.  The project’s increased square footage and industrial design 
theme accentuates its mass especially along the Amelia and Winchester Street frontages.  The 
mass needs to be broken up in order to meet the goals of the Comprehensive Plan and needs to 
be modified to be in harmony with surrounding land uses.  The remainder of the project meets all 
of the goals of the Comprehensive Plan. 
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CITY OF FREDERICKSBURG, VIRGINIA 

NOTIFICATION OF CITY ACTION 

TO: 

FROM: 

DATE: 

The Thomas J. Wack Company 
400 Charles Stre t 

Charles Jo 

August 13, 2014 

RE: SUP 2014-03 - Liberty Place - 605 William Street - Mixed Use Development 

Your request for: 
_Special Exception 

Rezoning 
xx Special Use Permit 

__ Change of Non-Conforming Use 

has been: 
Approved xx Approved with conditions --Denied 

__ Other 

Atthe August13.2014 meeting of the: 

Planning Commission xx City Council 

Your next step should be: 
__ File additional/revised plans as required 
__M_ Obtain other required permits - Building Services Division - 372-1080 

No further information is reauired 

SPECIFICS/CONDITIONS (Continued on reverse, if necessary) 

Your Special Use Permit request has been approved with the conditions outlined on 
Resolution No. 14-62, attached. 

c: Building & Development Services 
Department of Public Works 
IT Department 

Commissioner of the Revenue 
School Board 
Abutting Property Owners 

I 

Fire Department 
Economic Dev 

APPENDIX A
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MOTION: El,JJS 

SECOND: WITHERS 

August 12, 2014 
Regular Meeting 
Resolution No. 14-62 

RE: GRANTING A SPECIAL USE PERMIT TO FREE LANCE-STAR 
PUBLISHING CO. OF FREDERICKSBURG, VIRGINIA, FOR 
RESIDENTIAL DENSITY OF 36 UNITS PER ACRE FOR THE 
"LIBERTY PLACE" PROJECT ON PROPERTY LOCATED AT 605 
WILLIAM STREET 

ACTION: APPROVED: Ayes: 6; Nays: 1 

WHEREAS The Thos. J. Wack Co., agent for the Free Lance-Star Publishing Co. 
of Fredericksburg, Virginia, has applied to this Council for a special use permit for residential 
density of 36 units per acre on property located on the block between William Street, Winchester 
Street, Amelia Street and Douglas Street, GPIN#7789-04-0822, Fredericksburg, Virginia. 

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: 

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 pwpose 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. 

This Council grants to Free Lance-Star Publishing Co. of Fredericksburg, Vrrginia a special use 
permit for residential density of 36 units per acre on property located at on the block between 
William Street, Winchester Street, Amelia Street and Douglas Street, GPIN#7789-04-0822, in 
substantial accordance with its application for a special use permit dated March 27, 2014, subject 
to the following conditions: 

1. The property shall be developed in substantial accordance with the General Development 
Plan entitled "Liberty Place" by Bowman Consuhing, Job No. 5425-01-001, dated March 
2014, last revised May 2, 2014, pages 1 - 7; floor plans entitled "Liberty Place," dated 

APPENDIX A
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August 12, 2014 
Resolution 14-62 

Page2 

"07.08.2014" by Beyond Ordinary Boundaries Architecture, consisting of7 unnumbered 
pages; and architectural elevations entitled "Liberty Place Mixed Use Development 
Fredericksburg, Virginia," consisting of 11 unnumbered pages. 

2. The permitted use of the property shall commence within 60 months of the date of this 
resolution . 

.Y!!!g: 
Ayes: Greenlaw, Withers, Devine, Duffy, Ellis, Frye 
Nays: Kelly 
Absent from Vote: None 
Absent from Meeting: None 

••••••••••••••• 

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. 14-62 duly adopted at a meeting of the City 
Council meeting held August 12. 2014 at which a quorum was present and voted 
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BUILDING PERSPECTIVE

LIBERTY PLACE

MIXED-USE DEVELOPMENT
FREDERICKSBURG, VIRGINIA
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