
  ITEM#5B 

 
 
 
 
 

 
MEMORANDUM  

 
TO:  Tim Baroody, City Manager   
FROM: Mike Craig, Zoning Administrator 
DATE: November 1, 2016 for the November 8 meeting   
RE: SUP-2016-07, Blanton Massey (homeowner) requests a Special Use Permit for a 

Bed and Breakfast at 1517 Caroline Street (GPIN 7789-07-6402), in the R2 
Residential Zoning District. 

 

 
ISSUE 
Should the City Council approve a Special Use Permit for a Bed and Breakfast at 1517 Caroline 
Street?  
 
RECOMMENDATION 
Approve the Special Use Permit, subject to following conditions: 

1. The Bed and Breakfast inn shall be operated in substantial conformance with the special 
use permit application, and with City Code §72-41.3(F). 

2. The use of a maximum of two bedrooms by a maximum of four guests is permitted at any 
one time. 

3. The proposed use shall commence within 24 months of the date of this resolution. 
4. This special use permit shall expire in 36 months from the date of this resolution, unless 

renewed by City Council. 
 

BACKGROUND 
1517 Caroline Street is a single family home in the Rising Sun Tavern Neighborhood.  The 
property is zoned R2 Residential.  The parcel is bordered by single family homes to the west and 
south.  To the north is a City owned right-of-way that would be the extension of Canal Street but 
is currently vacant.  To the east is the Rappahannock River.   
 
The house at 1517 Caroline Street dates to 1840.  The house is a total of 3,267 square feet, has 
four bedrooms, two full bathrooms, and one half bath. 
 
The property is 25,311 square feet and fronts on Caroline Street.  The property contains a pool in 
the backyard, a patio, and a garden.  There are two on-street parking spaces adjacent to the 
property and two parking spaces available in a driveway adjacent to the house. 
 
Blanton and Betty Massey own 1517 Caroline Street.  They propose to operate a two bedroom 
Bed and Breakfast for up to four guests at a time.  Check-in time is proposed to be after 3 pm and 
check-out time is proposed to be 11 am.  Quiet hours are proposed between 10 pm and 7 am. 
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PLANNING COMMISSION PUBLIC HEARING AND RECOMMENDATION 
The Planning Commission held a public hearing on this item on October 12, 2016 at which one 
person spoke.  The speaker was concerned about parking in the area of the proposed special use 
permit.  After discussion, the Planning Commission voted unanimously to recommend approval 
of the special use permit with conditions one through four and they added a fifth condition 
adding a three year sunset clause to the proposed special use permit. 
 
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 low density residential.  The property is 
within Land Use Planning Area 7.  The one relevant opportunity listed on page 172 of the 
Comprehensive Plan is to “protect existing residential neighborhoods from existing and 
proposed commercial development, through transitional uses and design standards to 
minimize adverse impacts.” 
 

 (b)  In harmony with the purpose and intent of the zoning district regulations; 
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…”  A Bed and Breakfast is a use permitted by special use permit in 
the R2 zoning district. 
 
§ 72-41.3F contains principal use standards for the operation of a Bed and Breakfast: 
(1) Operated in a principal building and not in any accessory building or structure.   

The use will be within the existing house. 
(2) The front yard of an inn shall not be used for parking.  If parking cannot be provided 

on the site, it must be provided within 500 feet of the site.   
The site has an existing driveway that can accommodate two cars and adjacent on-
street parking that can accommodate two cars. 

(3) A maximum of five guest rooms shall be allowed, with not more than 10 occupants.  
The facility is proposed to contain a maximum two bedrooms and four occupants. 

(4) The facility shall be managed by an individual who resides on the premises.   
The owners propose to live on-site and operate the Bed and Breakfast. 

(5) For identification of the bed-and-breakfast inn, one wall sign of four square feet is 
permitted.  Such sign shall not be directly illuminated, nor shall it contain the word 
“hotel” or “motel.”  Such sign shall meet all zoning requirements.   
No signs are proposed. 

(6) There shall be no more than one kitchen.   
There is only one kitchen in the house and no interior renovations are proposed. 
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(7) Receptions and other such functions, for compensation, shall require approval of a 
special use permit.   
No receptions or other functions are planned at this point. 

 

(c)  In harmony with the existing uses or planned uses of neighboring properties. 
1517 Caroline Street is within the historic Rising Sun Neighborhood.  The house is 
adjacent to the Rappahannock River.  The Ryan House Bed and Breakfast is two doors 
down.   
 

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 Rising Sun Neighborhood is a residential area of the City between the Mill District 
Area and the Downtown.  In the 1500 block, Caroline Street is a one way two lanes 
street.  Adding a Bed and Breakfast will marginally increase traffic on Caroline Street 
when the Bed and Breakfast has guests, however, the use is proposed to be limited to two 
bedrooms which would generate minimal additional trips. 
 
There is an existing driveway on-site at 1517 Caroline Street capable of accommodating 
two cars and there are two on-street parking spaces adjacent to the parcel.  The Applicant 
has proposed limiting the use to two bedrooms.  Per § 72-53.1C(2), a two bedroom Bed 
and Breakfast requires 4 parking spaces (two for the house use and one each per bedroom 
proposed).   

 

2. Noise, lights, dust, odor, fumes, vibration, and other factors which adversely affect 
the natural environment; 
The Bed and Breakfast use, by adding more people on-site, would create additional light 
and noise then a single family use.  The proposed bed and breakfast is on a comparably 
large lot for the City of Fredericksburg.  The closest house to the proposed Bed and 
Breakfast is 20 feet to the south, 100 feet to the north, and 80 feet across the street. 

 
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 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; 
 The use is proposed within a historic building in the City’s Old and Historic 

Fredericksburg Overlay Zoning District.  No exterior changes are proposed to the 
building. 
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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. 
 There are no exterior alterations proposed with this project. 

 

CONCLUSION: 
The proposed Bed and Breakfast is within a historic residential area of the City situated between 
the Mill District and the Downtown.  The Bed and Breakfast use will generate some additional 
traffic and parking demand in the neighborhood.  Also, adding people into the home would cause 
light and noise. 
 
The recommended conditions will offset these impacts by limiting the Bed and Breakfast to no 
more than two bedrooms and four occupants, requiring the Bed and Breakfast to operate under 
the use standards as currently written, and setting an expiration date on the bed and breakfast use.  
With these conditions, the application meets the criteria noted above. 
 
ATTACHMENTS: 

1. Proposed Resolution 
2. § 72-41.3F 
3. Application and Supporting Materials  
4. GIS Map 
5. October 12 Planning Commission Minutes 



MOTION:         November 8, 2016 
         Regular Meeting 
SECOND:         Resolution No. 16-__ 
 
 
RE: GRANTING A SPECIAL USE PERMIT TO A. BLANTON MASSEY & 

BETTY MASSEY FOR A BED AND BREAKFAST INN AT 1517 
CAROLINE STREET 

 
ACTION: APPROVED: Ayes: 0; Nays:  0 
 
  WHEREAS A. Blanton Massey has applied to the City Council for a special use 
permit to operate a bed and breakfast inn at 1517 Caroline Street, GPIN 7789-07-6402. 
 
  WHEREAS, the Council after notice and a public hearing, has considered the 
application in light of its conformity with the City’s Comprehensive Plan, its harmony with the 
purposes and standards of the zoning district regulations, its compatibility with existing or planned 
uses of neighboring properties, and whether the proposed special use and related improvements will 
be designed, sited, landscaped and otherwise configured so that the use will not hinder or discourage 
the appropriate development or use of adjacent, neighboring or community land and structures, or 
impair their economic, social or environmental value; 
 
  NOW, THEREFORE, BE IT RESOLVED: 
 
Based on these considerations, Council finds: (a) this request as submitted (or modified) conforms 
to the City’s Comprehensive Plan, or to specific elements of that plan and to official policies 
adopted pursuant the plan, (b) this 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. 
 
This Council grants to A. Blanton Massey and Betty Massey a special use permit to operate a bed 
and breakfast inn at 1517 Caroline Street, GPIN 7789-07-6402, in accordance with the application 
for a special use permit dated August 15, 2016, subject to the following conditions: 
 

1. The bed and breakfast inn shall be operated in substantial conformance with the special 
use permit application, and with City Code §72-41.3(F). 
 

2. The use of a maximum of two bedrooms by a maximum of four guests is permitted at 
any one time. 

 
3. The proposed use shall commence within 24 months of the date of this resolution. 
 
4. This special use permit shall expire in 36 months from the date of this resolution, unless 

renewed by City Council. 



 
_________, 2016 
Resolution 16-__ 

Page 2 

 
 

 
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 October 25, 2016 at 

which a quorum was present and voted.  
 
 

____________________________________ 
Tonya B. Lacey, CMC 

 Clerk of Council 



Unified Development Ordinance § 72-43.1(F) 

F. Bed-and-breakfast inn. Bed-and-breakfast inns shall comply with the following standards: 
(1) Operated in a principal building and not in any accessory building or structure. 
(2) The front yard of an inn shall not be used for parking. If parking cannot be provided on the site, it 

must be provided within 500 feet of the site. 
(3) A maximum of five guest rooms shall be allowed, with not more than 10 occupants. 
(4)  The facility shall be managed by an individual who resides on the premises. 
(5)  For identification of the bed-and-breakfast inn, one wall sign of four square feet is permitted. Such 

sign shall not be directly illuminated, nor shall it contain the word "hotel" or "motel." Such sign 
shall meet all zoning requirements. 

(6)  There shall be no more than one kitchen. 
(7)  Receptions and other such functions, for compensation, shall require approval of a special use 

permit. 
 

http://www.ecode360.com/29015306#29015306
http://www.ecode360.com/29015307#29015307
http://www.ecode360.com/29015308#29015308
http://www.ecode360.com/29015309#29015309
http://www.ecode360.com/29015310#29015310
http://www.ecode360.com/29015311#29015311
http://www.ecode360.com/29015312#29015312
http://www.ecode360.com/29015313#29015313
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October 12, 2016 Planning Commission DRAFT Minutes (portion pertaining to 
B&B request at 1517 Caroline Street. 
 
 
PUBLIC HEARINGS 
 
1. SUP2016-07 - Blanton and Betty Massey (owners), request a special use permit for 

a bed and breakfast (B&B) at 1517 Caroline Street (GPIN 7789-07-6402) in the R-2 
Residential (R2) Zoning District.  The Comprehensive Plan designates the area 
where the subject property is located as ‘Low Density Residential,’ which 
recommends residential development at two units per acre. 

 
Mr. Craig presented the staff report on the application. 
 
Mr. Pates said he did not see anything in the material provided to Commissioners that 
this particular application would be operated under “Airbnb”. 
 
Mr. Craig said that it is his understanding that this is more of a traditional Bed and 
Breakfast.   However, he said he does not know whether one would advertise under 
“Airbnb” and that there really is no difference between an Airbnb and a B&B being 
sought in the City of Fredericksburg.   He said the Unified Development Ordinance 
regulations are the same for both, no matter what type of Bed and Breakfast it is.     
 
Mr. Pates noted that the Planning Commission had recently considered a different B&B 
application and it was understood that the City was undertaking a study regarding 
B&B’s and that in light of what the General Assembly may do, City staff was going to 
come back to the Planning Commission with a report, tentatively set for October.  He 
asked the status of this study/report. 
 
Mr. Craig said staff continues to work on this study and hope to have something ready 
to report to the Commission in another month or so.  He said what staff is focused on 
right now is a “Home Occupation Provisional Use Permit for a Home Stay,” which is a 
mechanism that Charlottesville is using and that is an administrative-type permit for 
smaller bed and breakfast types of uses. 
 
Mr. Pates said then that would not be a Special Use Permit. 
 
Mr. Craig said no sir, it would not. 
 
Mr. Pates said then they would be treated differently [than they are today]. 
 
Mr. Johnston said yes, by size.  He said he thinks that the distinction of whether 
something advertizes on the Web and considers itself an Airbnb versus one that does 
not advertise on the Web is a distinction without much difference from a land-use 
perspective. So, he said, whether they call themselves an “Airbnb” or don’t call 
themselves an “Airbnb,” it is still temporary overnight-guests ]lodging] in a single-family 



residential home on a very modest level, and what Mr. Craig’s research has shown is it 
is extremely modest – one, two, three-bedrooms, that it is treated as a home occupation 
and treated administratively.   He said staff will of course discuss other processes that 
communities are following but this is just one example of how these types of uses are 
being handled. 
 
Mr. Pates asked staff if, in consideration of this issue, they are looking into any other 
additional regulations relating to “Airbnb” uses. 
 
Mr. Craig said this is a good question and read a few highlights from the permit used in 
Charlottesville that allows for permits to be revoked if the “Airbnb” does not follow 
specific guidelines.  The sample permit also calls for safety measures such as working 
smoke detectors, carbon monoxide detectors, and fire extinguishers being accessible to 
overnight guests at all times.  It also includes admittance for City inspectors to the 
subject property upon advance, written notice, at least one time during the calendar 
year.  Also there could be a cap on the number of rooms and guests.   These, he said, 
are all things that we are looking into and will present to the Planning Commission at a 
later date. 
 
Mr. Pates said he thought this was all very interesting and believes it is a good project 
for the City to be looking at these types of issues. However, he said, by considering this 
application tonight, before we have had a chance to consider some sort of additional 
measures for these kinds of establishments, he asked if staff would be amenable to a 
provision for this application that it would need to comply with whatever the City 
ultimately determines? 
 
Mr. Johnston said the City cannot impose regulations on particular applications that 
have not yet been adopted by City Council.  
 
Mr. Pates asked: Then why approve something when the City may soon adopt 
something that has different rules? 
 
Mr. Johnston said we do not know that the rules will be different or even whether City 
Council would adopt new regulations.  He said of course staff is talking about it and 
proposing some changes but there is no way to guarantee these changes will happen.   
He said the Commission has been asked to look at the merits of this application based 
on the regulations as they are written today and he believes that is all that one should 
reasonably do. 
 
Mr. Beavers confirmed that approval of the Special Use Permit would run with the land 
and if the owners decided to move, it could continue to change ownership as a B&B 
until such time that it is not utilized for this use after two years. 
 
Mr. Craig said this was correct.   As long as the use is not discontinued for more than 
two years, it would be permitted as a B&B. 
 



Mr. Johnston reminded Commissioners that with one previously-submitted bed and 
breakfast [application], the City Council chose to impose a sunset clause of three years 
because it was a newly-established B&B and that [the Council] was aware that the 
General Assembly might impose changes in regulations for B&B’s.  However, he said, 
the Commission reviewed another Bed and Breakfast application at last month’s 
hearing and decided it did not want to impose a sunset clause. 
 
Dr. Gratz asked if the subject bed and breakfast was already in existence and 
attempting to come into compliance, or whether it was a new one. 
 
Mr. Craig said the subject bed and breakfast is a new business, which will not operate 
until permits are issued. 
 
Dr. Gratz questioned that there is no requirement to have a bathroom for each guest 
room of the B&B. 
 
Mr. Craig said there was no such requirement. 
 
Mr. McAfee called on the applicant and asked if he had anything further to add. 
 
Mr. Blanton Massey (applicant), 1517 Caroline Street, said that he and his wife intend to 
rent only to families who would not mind sharing a bathroom, such as a husband, wife 
and children.   He also said he would be charging a pretty high fee since he is located 
within the Historic District and has a swimming pool for guest use.   He added that he 
does not believe there are enough B&B’s in the Fredericksburg downtown area. 
 
Mr. Pates asked Mr. Massey if it was his understanding that this would only be operated 
as a bed and breakfast while he continued to occupy the home as his principal 
residence. 
 
Mr. Massey said yes, he understands he must live in the residence in order to operate 
the bed and breakfast. 
 
Mr. McAfee opened the floor for public comment. 
 
PUBLIC COMMENT 
 
Ms. Connie Truslow – 8320 River Road, 22407.   She said she and her husband own 
the home at 1600 Caroline Street and that her son currently lives there.   She said her 
main concern is about parking.  She asked how Mr. Massey intends to ensure that the 
two parking spaces in front of his house will be there for his guests to park. 
 
Mr. McAfee asked what the feeling was of staff regarding the adequacy of parking on 
site. 
 



Mr. Craig said the Ordinance for “B&B’s” requires two parking spaces for the dwelling 
use and staff believes the property’s driveway has ample room for two vehicles to fit 
well.  He said the owners also have approximately 60 feet of street frontage, which will 
also accommodate two parking spaces in front of their house.  He said that staff 
believes there is ample parking for this use for what the ordinance requires. 
 
Mr. McAfee asked if there is any attempt being given to include this part of Caroline 
Street in the permit parking that the City oversees. 
 
Mr. Craig said, no, not that he is aware of. 
 
Mr. McAfee closed the public hearing on this item. 
 
Mr. Pates made a motion to approve the application for a special use permit to operate 
a bed and breakfast at 1517 Caroline Street to include the four conditions listed on the 
staff report, and to add a fifth condition: “that the special use permit will sunset two 
years from the date of issuance.”    He said he had no doubt whatsoever that the 
applicant would run a fine establishment but had legitimate concerns about B&B’s, and 
he personally believes there should be protections in place.  He said that after two 
years, the applicant can come back and comply with the ordinance in place at that time.  
He said the larger issue is if other people come in to operate these B&B’s and don’t run 
such a reputable establishment, once the special use permit has been issued to the 
previous owners.  He added that there are legitimate concerns regarding the 
proliferation of these types of uses, no matter what you want to call them, and it makes 
sense to have some sort of protections in place. 
 
Mr. McAfee said he believes the City puts a lot of effort and money into trying to get 
people to come here on short-term stays. 
 
Mr. McAfee asked if there was a second to the motion on the floor. 
 
Mr. Beavers said he would like to first ask a question of the applicant.   In thinking about 
the motion proposed by Mr. Pates, Mr. Beavers asked how long it would take the 
applicant to get “up and running”. 
 
Mr. Massey said he believes it should take no longer than 60 days. 
 
Mr. Beavers seconded the motion. 
 
Mr. Gantt said he is somewhat concerned about putting a sunset clause on the approval 
of this application when, just at the last Planning Commission meeting, it was agreed by 
Commissioners that they did not want to [impose] a sunset clause.   He said he is very 
concerned with projecting something is “going to happen” down the line and that this 
application must be reviewed based on the merits and ordinances that currently exist. 
 



Mr. McAfee asked the City Attorney whether, if the City Council adopts a stricter 
ordinance [in the future], the previously-approved B&B’s would be required to comply 
with the new ordinance.    
 
Ms. Dooley said if the City Council adopts a stricter ordinance in the future, the current 
B&B’s would be “grandfathered” under the regulations that existed at the time of 
approval. 
 
Mr. Gantt proposed a substitute motion.   He made a motion to recommend approval of 
the special use permit for a B&B operation at 1517 Caroline Street to include the four 
conditions outlined on the staff report and to add a sunset clause of three (3) years.  He 
stated that the reason for a three-year sunset clause was because this is what the 
Council imposed on another B&B it recently approved. 
 
Mr. Pates withdrew his motion, which contained the two-year sunset clause. 
 
Mr. O’Toole seconded the motion made by Mr. Gantt. 
 
Mr. McAfee called for the vote. 
 
Motion carried by a unanimous vote of 6 - 0 
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