ARCHITECTURAL REVIEW BOARD
AGENDA
January 25, 2021
7:00 P.M.
The Architectural Review Board will hold an e-meeting pursuant to and in compliance with City
Council Ord. 20-05. The public is encouraged to access the meeting though the broadcast on Cox
Channel 84 and Verizon Channel 42. The meetings can also be viewed on www.regionalwebtv.com
or Facebook live at www.facebook.com/FXBGgov.

Agenda
1. Call To Order [E-Meeting]
This meeting is being held electronically through the “GoTo Meeting” application,
pursuant to City Council Ordinance 20-05, An Ordinance to Address Continuity of
City Government during the Pendency of a Pandemic Disaster.
The members participating are: [List members by name]
Members of the public have been invited to access this meeting by public access
television Cox
Channel 84, Verizon Channel 42, online at www.regionalwebtv.com, or on
Facebook Live at
www.facebook.com/FXBGgov.

2. Determination Of A Quorum
3. Determination That Public Notice Requirements Have Been Met
3.I. January 25, 2021 E-Meeting Notice
Documents:
3 2021-01-25_ARB E-MEETING NOTICE.PDF
4. Approval Of Agenda

3.I. January 25, 2021 E-Meeting Notice
Documents:
3 2021-01-25_ARB E-MEETING NOTICE.PDF
4. Approval Of Agenda
5. Other Business
5.I. Discussion Of UDO Text Amendments Modifying The Commercial Downtown Zoning
District To Permit Project-Based Residential Density Within The Old And Historic
Fredericksburg Overlay District, Clarify The Rules On Mixed-Use Projects, And To
Permit And Better Define Active Retail/Entertainment Uses.
5.I.i. Memo UDOTA CD-HFD
Documents:
5 2021-01-21 ARB MEMO UDOTA CD-HFD.PDF
6. Adjournment

NOTICE OF PUBLIC MEETING

ARCHITECTURAL REVIEW BOARD

The Architectural Review Board will hold a public meeting on Monday, January 25, 2021 at 7:00
p.m. The meeting will be held as an e-meeting via video conference. The meeting can be viewed
live on Cox Channel 84 and Verizon Channel 42, on the City’s Facebook page, and at
https://www.regionalwebtv.com. The purpose of the meeting is to discuss proposed amendments
to the Unified Development Ordinance related to the Commercial Downtown zoning district within
the Old and Historic Fredericksburg District overlay:
•

UDOTA2020-06 Commercial Downtown and Mixed-Use - The City of Fredericksburg proposes
to amend the Unified Development Ordinance to begin the implementation of the Area 7,
Downtown Small Area Plan. Amendments to §72-32.2, Commercial Downtown District modify
the Commercial Downtown (CD) Zoning District regulations within the City’s Old and Historic
Fredericksburg Overlay District to permit additional project-based residential density by
special use permit as well as increase the by-right density for mixed-use projects from 24 units
per acre to 36 units per acre and clarify the rules regulating mixed-use projects. An
amendment to §72-84 Definitions updates the definition of a mixed-use project, which will
apply City wide. An amendment to §72-53.1 Off-Street Parking and Loading modifies the
parking location requirements for residential portions of mixed-use projects within the Old and
Historic Fredericksburg Overlay District. Amendments to §72-40.2, Use Table, §72-41.2
Institutional Uses, and §72-84 Definitions update the permitted uses in the Commercial
Downtown Zoning District. The updates include modifications to the definition of auditoriums
(changed to assembly halls), convention centers, and indoor recreation that will apply
generally throughout the City.

General public comments may be submitted in one of the following ways: (1) dropping them in
the Deposit Box at City Hall, (2) U.S. Mail, or (3) email to the Historic Resources Planner. Comments
received before 4:30 p.m. on the day of the meeting will be read into the record at the meeting.
Comments must include your name and address, including zip code, be limited to 5 minutes or
less (read aloud), and address a topic of ARB business. Public comments will not be accepted on
video feeds during the meeting.
For questions, contact the Planning Office at (540) 372-1179 or ksschwartz@fredericksburgva.gov.
Jonathan Gerlach, Chair
Architectural Review Board
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MEMORANDUM
TO:
Jon Gerlach, Chair of the ARB
FROM: Mike Craig, Senior Planner
Kate Schwartz, Historic Resources Planner
DATE: January 21, 2021 (for the January 25 meeting)
RE:
A Unified Development Ordinance Text Amendment to modify the Commercial
Downtown (CD) Zoning District to permit project-based residential density within the
Old and Historic Fredericksburg Overlay District, clarify the rules on mixed-use
projects, and to permit and better define active retail / entertainment uses.
ISSUE
The Area 7 Downtown Small Area Plan identified three key issues with the Commercial
Downtown Zoning District:
1. The Historic Downtown is envisioned to be a vibrant and sustainable part of the
community, but the current residential density caps are inconsistent with the historic
patterns of development. These caps inhibit adaptive reuse of historic structures and
compatible infill development.
2. The Commercial Downtown Zoning District specifies the location and character of
“mixed- use,” however, the requirement too broadly requires where active retail is
required and too narrowly defines what constitutes an active use.
3. The Historic Downtown is uniquely positioned as a priority area for active retail and
entertainment uses and use definitions and standards need to evolve to clearly permit
them.
Amendments to the Unified Development Ordinance are proposed to address these issues.
RECOMMENDATION
Review the proposed ordinance and provide feedback.
CITY COUNCIL PUBLIC HEARING
The City Council held a public hearing on this item at the January 12 City Council meeting. No
public comment was received. After discussion, the City Council continued this item until the
January 26 meeting for a vote.
Council discussion included the potential rate of absorption of units. This topic was part of a
follow-up conversation with Mr. Withers. Since 2011, 70 new residential units have been entitled
in the portion of the Commercial Downtown within the Historic District. Nine units are
completed, 33 units are under construction, and 28 units are designed, but not permitted. This
results in an actual absorption rate of just over three units per year. Information about the
absorption of newly constructed residential units in the Downtown since 2011 is included at the
end of the analysis attached to this memo.
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The location of potential “off-site” parking was discussed. Any “off-site” parking provided for a
project would have to be located within 1,000 linear feet of the primary entrance of a proposed
use. The statute governing its location is § 72-53.3.B Alternative Parking Plans, Off-site Parking.
The text is proposed to be modified in that section to clearly state that “off-site” parking is subject
to the location criteria. Planning staff also met with Mr. Kelly to discuss his comments on the
proposed ordinance.
PLANNING COMMISSION PUBLIC HEARING AND RECOMMENDATION
The Planning Commission held a public hearing on this item on November 18 at which no public
comment was received. The Planning Commission requested that this item be scheduled for a
work session on December 2 for further review. This occurred and during its regular session of
the December 2, the Planning Commission voted 6-0, with one member absent, to recommend
approval of the amendments to City Council.
BACKGROUND
The Area 7 Downtown Small Area Plan focused on policies to increase the vibrancy
and sustainability of the Historic Downtown. Several challenges to this vision were identified.
Sustainable historic patterns of residential use in the Downtown conflict with the residential
density caps used in late twentieth-century zoning regulations. The limits prohibit desirable levels
of adaptive reuse in historic structures, which contributes to demolition by neglect. Also, new
construction in the Historic Downtown often requires special exceptions to the density limits
in order to expand the type of development that creates a healthy mix of uses.
800 Caroline Street (on the right) has 12 total units and is 100 units per acre and 200 Hanover Street
(on the left) has 8 units and is 47 units per acre --- the density cap in the Commercial Downtown
Zoning District is currently 24 units per acre by-right and 36 units per acre by special use permit!

The attached Unified Development Ordinance Text Amendment would permit project-based
residential density by special use permit within the Old and Historic Fredericksburg Overlay District
and increase the by-right residential density in a mixed-use project from 24 to 36 units per acre.
To offset any potential impacts, the ordinance requires that any required parking generated by
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the residential portion of a mixed-use project in the OHFD be provided on private property.
Limiting this provision to the Old and Historic Fredericksburg Overlay District is twofold: it
will apply it where there is a concentration of historic structures in need of adaptive reuse and
will ensure that a project fits into the City’s historic built environment through the Certificate
of Appropriateness process. An analysis of the outcomes of this ordinance change and its
potential impacts is included as an appendix to this report.
The “Retail Priority Area” identifies an appropriate area where a sustainable concentration
of active, storefront, retail use should be promoted and retained. The current CD Zoning
District requires any mixed-use projects fronting on all of William Street or Caroline Street
to contain active uses. However, this requirement dilutes the concentration of active uses so
that they lose potential synergy in contiguous core blocks. It also adds a regulation prohibiting
the leasing of commercial space in areas that would be better suited for office or other nonresidential uses. The proposed ordinance would limit the mixed-use requirement for active use
to the designated Retail Priority Area (along Caroline Street from Amelia to Wolfe and along
William Street from Charles to Caroline). All mixed-use projects would be required to have a
minimum 25% use mix under the proposed ordinance.
The current CD Zoning District limits active uses to retail sales, eating, or personal service
establishments. The Retail Priority Area should include additional uses such as theaters, indoor
recreational uses, etc. that generate foot traffic and otherwise encourage people to visit
the Downtown for a multitude of experiences. The proposed ordinance would permit more
diverse active uses for mixed-use projects within the Retail Priority Area.
Finally, over time several desirable uses have been proposed in the CD that were hard to
classify under the existing use definitions. Wedding venues and other public assembly uses
are a key component of the Downtown destination economy. These uses are closely aligned
in the existing ordinance with convention centers, which have associated use standards (like
a minimum 5 acre site requirement) that would preclude them from being located in the
Downtown. One concept for 1010 Caroline Street was a food hall space on the first floor
with a vocational chef program on the second floor. Vocational type schools are an
experiential “maker” use that is increasingly included in concepts in and around active retail
areas, but currently require a special use permit in the CD. Finally, animal grooming is
permitted, but veterinary clinic requires a special use permit. The proposed ordinance would
permit these uses by-right in CD.
The proposed amendments to the Commercial Downtown Zoning District would be the first set
of policies to implement the Area 7 Downtown Small Area Plan. The proposed changes will
ensure that the CD will permit the type of vibrant and sustainable infill and reuse envisioned
for the Historic Downtown.
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ATTACHMENT 2: ANALYSIS
The proposed modifications were the subject of a City Council work session on September 8. Two
main topics were discussed during the meeting: whether the by-right residential densities in the
Downtown should be increased to meet the City’s sustainability and economic development goals
and whether or not there is sufficient infrastructure in the historic Downtown to accommodate
more vibrant uses. The staff report provides additional information on this topic and then provides
information on the proposed changes related to active retail and entertainment uses for the benefit
of the public.
GENERAL APPLICABILITY
The proposed UDO Text Amendments primarily apply within the area outlined in Cyan on the
following map. This area is where the Commercial Downtown Zoning District and the Old and
Historic Overlay District overlap. The Retail Priority Area is defined in the Area 7 Downtown Small
Area Plan:

EXISTING AND PROPOSED RESIDENTIAL DENSITY
One of the key issues identified by the Area 7 Downtown Small Area Plan was the Historic
Downtown is envisioned to be a vibrant and sustainable part of the community but the existing
residential density caps within the Commercial Downtown Zoning District inhibit adaptive reuse of
historic structures and compatible infill development.
The Area 7 Downtown Plan anticipates a modest increase in the vibrancy of established uses in the
Downtown. The T-5 “Urban Core” Transect, for example, is described as “a high density of both a
horizontal and vertical mix of uses to accommodate retail, office, and a variety of housing types.
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Emphasis in this transect is on defining the public realm with building facades. Form and
architectural compatibility should control the intensity of use” (Comprehensive Plan pg. 10-10).
The plan identifies the T-5 Urban Core Transect as appropriate for up to 36 units per acre by-right
with higher densities possible under special review and a commercial floor area ratio of up to 3.0
(Comprehensive Plan pg. 10-20).
One of the main goals of this effort is to better align the zoning ordinance with the historical
patterns of development upon which they were overlain. One expected outcome is that rightsizing the zoning will help prevent demolition by neglect of aging structures by legalizing the level
of use for which they were originally designed. After the work session, the Planning Staff analyzed
the effect of permitting some increased level of by-right density within the Commercial Downtown
Zoning District. The analysis was limited to the areas of Commercial Downtown zoning within the
Old and Historic Overlay District (OHFD). The following table and maps illustrate our findings:
By-Right Residential Densities in the Commercial Downtown and OHFD
Existing Density

Proposed Density

Single Family Detached / Attached By-Right

12 units per acre

12 units per acre

Multifamily By-Right

18 units per acre

18 units per acre

Mixed Use By-Right

24 units per acre

36 units per acre

There are 315 parcels within the Commercial Downtown excluding City ownership, churches,
floodplain properties, recently completed projects (Parkview and Frederick Street Lofts) /
townhome developments (Riverview and Lafayette Station), properties that will still remain nonconforming in terms of density (Heflin Apartments / Galleria), and properties within the
Railroad Station Overlay District. Due to the small size of the parcels in the Historic Downtown, 69
of those parcels would have no change in permitted units, 208 would be permitted 1-2 additional
units, 25 would be permitted 3-4 additional units, 9 would be permitted 5-10 additional units,
and 3 would be permitted 10-13 additional units. The Post Office parcel is an outlier due to its
size (2 + acres bigger than any other parcel), that would be permitted an additional 38 units
under this ordinance.
The effect of changing the by-right mixed-use residential density level would vary based on the
type of urban fabric. Along Caroline and William Streets, the lots are more finely grained and
nearly filled by the historic structures they contain. Increasing the by-right mixed-use density
would provide an extra unit or two that could be put towards adaptive reuse of the second and
third floors. Renovating historic structures does not require additional parking, which is balanced
by the modest level of additional use that would be permitted in the existing buildings.
Larger parcels exist around the intersection of Kenmore Avenue, Prince Edward Street, and
Lafayette Boulevard. This is the location of the parking lot at the corner of Prince Edward and
Wolfe, the Colonial Tavern, and Lafayette Station. The fabric in those areas is fragmented by large
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parking lots, which would be suitable locations for infill. The increase in by-right use results in 5 to
13 additional units per parcel.

By-right density increase is an incremental step, but still doesn’t fully rectify the mismatch between
existing use pattern / sustainable urban fabric and existing zoning limits. Within the OHFD, a
special use permit process is proposed for residential projects to achieve higher densities on a case
by case basis.
Two potential externalities were identified as a result of the analysis: architectural compatibility,
car storage, and impacts to other public facilities:
-

-

Architectural Compatibility --- The change in the by-right permitted density would be limited
to the OHFD. The OHFD is an intense regulatory environment that both requires the
preservation of historic structures and ensures that new infill is compatible to the
historic built environment.
Car storage --- According to the Walker Parking Action Plan “the City of Fredericksburg
does not have a parking supply problem” but does have “a parking perception problem”
(page iv). Specifically, this change would occur in the Parking Area ‘A’ Core Retail and ‘B’
Downtown Service established in the report. The parking supply in those areas has
substantial excess capacity at both the weekend and weekday peak. However, the supply
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of on-street parking immediately in front of popular destinations is highly sought after and
used regularly.

The area of the City within both
Commercial Downtown and the
Old and Historic Fredericksburg
Overlay District (outlined in blue)
superimposed on the Parking
Zones Map from the Walker
Parking Action Plan.

Protecting the public parking supply within the OHFD is a legitimate concern when
discussing increased use. The proposed ordinance has been modified to state that the
required residential parking for any mixed-use project in the CD and OHFD must be
provided on private property. The adaptive reuse of historic structures is exempt from
parking requirements; however, new construction must provide parking. Our ordinance
currently permits the counting of adjacent public spaces toward that requirement. The
proposed change would be responsive to Council’s focus on the public parking supply but
would be nuanced enough that it would not prohibit the adaptive reuse of structures and
would not unduly restrict reasonable infill development.
-Impacts to other public facilities --- The number of units that could be developed under
this proposal, while valuable to each individual lot, are overall limited. The proposed byright change would be permitted for mixed-use projects only, which would ensure a balance
between residential and non-residential development in the Downtown. The proposed
ordinance does include a provision for case by case review of additional residential density
by special use permit. The review criteria for special use permits within
§ 72-22.6.D(2) is a review of potential adverse impacts created by:
(a) Traffic or parking congestion;
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(b) Noise, lights, dust, odor, fumes, vibration, and other factors which adversely
affect the natural environment;
(c) Discouragement of economic development activities that may provide
desirable employment or enlarge the tax base;
(d) Undue density of population or intensity of use in relation to the
community facilities existing or available;
(e) Reduction in the availability of affordable housing in the neighborhood;
(f) Impact on school population and facilities;
(g) Destruction of or encroachment upon conservation or historic districts;
(h) Conformity with federal, state and local laws, as demonstrated and certified by
the applicant; and
(i) Massing and scale of the project.
Changing the by-right level of mixed-use residential density from 24 to 36 units per acre and
providing the special use permit process would achieve the goals and vision of the Area 7
Downtown Plan.
ABSORPTION OF RESIDENTIAL UNITS IN THE HISTORIC DOWNTOWN
Since 2011, 70 newly constructed residential units have been planned in the area contained
within the Commercial Downtown and the Old and Historic Overlay District. 9 of the units are
completed, 33 units are under construction, and 28 units are designed but not permitted.
Taken together the actual absorption of residential units over the ten year period is between
1 and 4 units per year:
Residential Unit Status
CD + Historic District
B/W 2011 and January 2021
Units
Completed

Units
Under Const.

Units
In Design

Total
Units

Parkview (2014)

4

0

0

4

George Street Townhomes (2016)

5

0

0

5

Hanover One (N/A)

0

0

24

24

Frederick Street Lofts (2021)

0

21

0

21

Janney-Marshall Adaptive Reuse (2021)

0

12

0

12

318 Charles - Mixed Use (N/A)

0

0

4

4

TOTAL

9

33

28

70

Project

* Riverview constitutes the replacement of 13 existing units at 525 Sophia Street. The project does not
produce any new units.
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To be conservative, the Planning staff expanded the analysis to include the areas adjacent to
the Old and Historic Overlay District. Including projects like Amelia Square, Winchester Place
(Liberty Place), and William Square, the number of residential units planned in new
construction since 2011 increases to 178. 31 of the units are completed, 69 units are under
construction, and 78 units are designed but not permitted. Taken together the actual
absorption of residential units within the Commercial Downtown and within or adjacent to the
Old and Historic Overlay District over the ten year period is between 3 and 7 units per year:

Residential Unit Status
CD + Historic District (including adj. projects)
B/W 2011 and Expected Occupancy
Project

Units
Completed

Units
Under Const.

Units
In Design

Total
Units

Amelia Square Townhomes (2013)
Parkview (2014)
Amelia Square Phase II (2018)
George Street Townhomes (2016)
Hanover One (N/A)
Frederick Street Lofts (2021)
Janney-Marshall Adaptive Reuse (2021)
Winchester Place (2022)
318 Charles - Mixed Use (N/A)

19
4
3
5
0
0
0
0
0

0
0
0
0
0
21
12
36
0

0
0
0
0
24
0
0
0
4

19
4
3
5
24
21
12
36
4

William Square (2023)

0

0

50

50

TOTAL

31

69

78

178

* Riverview constitutes the replacement of 13 existing units at 525 Sophia Street. The project does not
produce any new units.

The proposed changes are not expected to dramatically increase the absorption of newly
constructed units in the Historic Downtown due to the scarcity of undeveloped land and a
historical development pattern comprised of relatively small lots. However, the proposed
changes would remove the type of regulatory hurdles that currently depress the market for
renovating and reusing existing upper floors within historic commercial / mixed-use buildings.

