PLANNING COMMISSION
AGENDA
OCTOBER 13, 2021
6:30 P.M.

1. Call To Order
2. Pledge Of Allegiance
3. Determination Of A Quorum
4. Approval Of Agenda
5. Approval Of Minutes
6. Declaration Of Conflict Of Interest And Disclosures Of Contact
7. Discussion Of Potential Policies, Ordinances Or Applications
7.I. Discussion Of FY 2023 Capital Improvement Program
7.II. Discussion Of The City's Annual Land Use Report For FY 2021
7.II.i. Land Use
Documents:
2021-09-01 FY19-20 PCV ANNUAL REPORT MAIN.PDF
7.III. Discussion Of The Fall Hill Avenue / US Route 1 Intersection
7.III.i. Fall Hill, Rte 1
Documents:
FALL HILL-US RTE 1.PDF
7.IV. Discussion Of Area 1 Small Area Plan
7.IV.i. Area 1 Small Area Plan
Documents:
AREA 1.PDF

7.IV.i. Area 1 Small Area Plan
Documents:
AREA 1.PDF
8. Old Business
9. Public Hearing - New
10. New Business
11. General Public Comments

A general public comment period is provided at each regular meeting for comments
by citizens regarding any matter related to Commission business that is not listed
on the agenda for Public Hearing. The Chair will request that speakers state their
name, address and zip code; observe the three-minute time limit; and yield the
floor when the Clerk indicates that their time has expired. No dialogue between
speakers will be permitted.
Citizens who wish to make general public comments without attending the
meeting will be able to send their comments in writing by (1) dropping them in the
Deposit Box at City Hall, (2) U.S. Mail at PO Box 7447, Fredericksburg, VA 22404, or
(3) email to PLANNING@FREDERICKSBURGVA.GOV. Comments must be received by
1:30 p.m. the day of the meeting. These comments will be read out loud during the
general public comment portion of the Planning Commission meeting. The
standard rules apply to public comments: the commenter must identify themselves
by name and address, including zip code; limit their remarks to three (3) minutes or
less (read aloud); and address a topic of City business not on the Public Hearing
agenda.
Public comments submitted during the meeting, through the Facebook Live
streaming video, will not be considered part of the official public comments of the
meeting.
12. Election Of Officers
13. Planning Commissioner Comment
14. Planning Director Comment
15. Adjournment

Status of Land Use
Annual Report
Planning, Building, and Public Infrastructure
Fiscal Year 2020-2021
(July 1, 2020 – June 30, 2021)
Staff Draft Prepared by:
Community Planning and Building Department
August 2021
Transmitted to City Council by:
Fredericksburg Planning Commission
………..

Under Virginia Code § 15.2-2221 and Section 5-14 of its Bylaws, the Planning Commission shall make
an annual report that includes “statistics on land use development during the preceding fiscal year,
enforcement activities, and the implementation of recommendations set forth in the Comprehensive
Plan.” The City of Fredericksburg Status of Land Use Annual Report – Planning, Building, and Public
Infrastructure (the Report) provides statistics on the processing of permits, entitlement applications,
enforcement activities, and other policy activities performed during FY 19 which spans from July 1,
2018 – June 30, 2019.
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I.
SUMMARY
In Fiscal Year (FY) 2021 (July 2020 – June 2021), the Planning Commission and the Community
Planning and Building Department (CPBD) developed forward facing policy changes while processing
a steady volume of permits and other planning documents. This work occurred amidst the continued
COVID-19 global pandemic that shut down large segments of the United States from March 2020
through the end of FY 2021. FY 2021 began with the Planning Commission and the CPBD navigating
re-opening public meetings and daily business at City Hall, while maintaining public health and safety
through modified meeting protocols and operational policies --- without having outbreaks. The result
of these efforts was that the Planning Commission and CPBD carried forward substantial work on
the public’s behalf while adapting to a new working environment. Daily work in the CPBD offices
was also impacted, primarily by four initial employee furloughs in FY 2020. One position was
reinstated, one was subject to a reduction in force, and the others remained out throughout 2021.
Staggered staff work from home schedules, telework, and the digital review of plans continued at some
level throughout the fiscal year. The City Council, Planning Commission, boards, commissions,
CPBD, and the community adapted quickly to the extreme change in daily circumstances and worked
together to process permits and plans and to advance the state of land use planning in the City.
Policy wise, focus remained on updating the City’s infrastructure and regulatory framework to stay
ahead of the global changes affecting twenty-first century life. Zoning work in Area 6 (Princess Anne
/ Route 1) continued with the change of several lots in the 300 and 400 blocks of Woodford Street
from Commercial Transitional to Residential 4. The implementation of the Creative Maker Districts
within the Area 6 (Princess Anne / Route 1) Small Area Plan and the adoption of the Area 7
(Downtown) Small Area Plan concluded in September when both were approved by the City Council.
The Planning Commission, City Council, and CPBD worked throughout FY 21 on implementing the
land use policies envisioned in the Area 7 Plan. Refinements to the Creative Maker District regulations
and zoning map amendments applying Creative Maker District zoning were adopted in June. The
City’s off-street parking regulations and residential use definitions were amended as well to reflect the
information in the Area 6 and Area 7 Plans. Additionally, the next round of Area Plans moved forward
with the adoption of the Area 2 (Fall Hill) Small Area Plan.
Work on Historic Resources Planning continued full tilt. The Historic Resources Planner and the
Preservation Working Group finalized a rewrite of Chapter 8 of the Comprehensive Plan that merged
the City’s Preservation Plan into the Comprehensive Plan. Amendments to the Historic District
Guidelines were also developed with consultant assistance. Coinciding with this planning was a
Unified Development Text Amendment considering issues related to residential density, mixed-use
standards, and permitted uses in the Downtown Core Areas of the City, most of which is in the
Historic District. The primary planning work on each of these items was completed in FY 21 and all
were reviewed and recommended for approval by the Planning Commission. Adoption by the City
Council would occur in a couple of weeks after the end of the fiscal year. The Archaeology Ordinance
was revisited and reinstated for FY 21 as well.
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Residential Unit Absorbtion Trends FY 16 - FY 21
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There was a shift in residential land use permitting in FY 21. The rate of new lots created through
subdivision plats and new units permitted in site development plans decreased. This indicates that the
City is nearing the end of the absorption of the 1,563 new residential units entitled or submitted for
plan approval since 2015 identified in the FY 17 Annual Report map on page 19 (this data point has
been tracked in the Annual Report since that time). The bulk of the new lots created this fiscal year
were in the Highlander townhome development off of Lafayette Blvd., which is one of the last
residential projects tracked through this cycle to complete the permitting process. A map and table
tracking more detail on the absorption of residential units in the City is attached in the Appendix.
Continuing a four year trend, no new major residential rezonings or special use permits were approved
in FY 21. The 2019 Market Report indicated that the units identified in the map would be absorbed
in the coming years and at this point, that has largely occurred.
The Streetsense Market Study also indicated that office and retail markets were in need of repurposing
and repositioning. In FY 21, the total amount of new traditional non-residential square footage
approved through site plans, 132,232 square feet, rebounded to levels comparable to FY 17 and 18.
The majority of the development, 84,000 square feet or 63%, was a repositioning of existing
commercial uses. The largest was the redevelopment of the old Free Lance Star production plant on
William Street for the William Square development that includes a hotel, commercial pad site, and an
apartment building. The apartment building was the bulk of the new residential units approved by
site plan in FY 21. Additionally, two ageing gas stations on Route 3 were redeveloped into a new
Royal Farms, and an old Shoney’s restaurant was permitted to be redeveloped into a commercial center
with a Dunkin’ drive through use.
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A geographical dive into the data indicates a continuation of a trend identified last year. Site plans and
subdivision plats are indicators of larger construction projects that require the reconfiguration of site
conditions and property lines. Tracking this data is an indicator of the repositioning of the land use
market, which remains focused in two unique markets, specifically: the City’s inimitable historic
Downtown and the modern commercial hub in Area 1 Celebrate Virginia / Central Park. Over twothirds of the total site plan / subdivision plat approvals in the City in FY 21 occurred in either Area 1
or Area 7.
A preview of Map 2 (located with an numbered index in the appendix)
showing development activity clustered in Area 1 and Area 7

Over the last six years, construction indicators in the City have remained at high levels. These
measures indicate continued investment in the City’s building stock. Construction permits,
inspections, and the value of construction listed on construction permits capture the pulse of all
construction (large and small, commercial and residential) within the City. The pandemic had some
effect on new investment in the City, total construction permits and the value of construction taken
from permits reverted towards the five year average in FY 21. However, construction inspections
performed continued to increase, showing that construction activity remains at a high level.
- 21
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II.
BOARD, COMMISSION, AND DEPARTMENT STRUCTURE
This report focuses on the planning activities of the following groups:
 Boards and Commissions –
The City Council, Planning Commission, Architectural Review Board, the Board of Zoning
Appeals, the Wetlands Board, and the Housing Advisory Committee focus on the use and
development or private property and public infrastructure. They participate in the implementation
of vision to improve the public health, safety, convenience, and welfare of the City’s citizens.
Collectively, along with the City staff, they implement the vision for the community.


Community Planning and Building Department – Planning Services Division (PSD) –
The Planning Services Division was comprised of eight full-time and one part-time (furloughed)
employee, in addition to the Department Director. The staff administers the zoning ordinance to
ensure that new uses are compatible with the existing community character (including the City’s
Old and Historic Overlay District to protect the City’s Historic District), statewide environmental
programs for flood plain and Chesapeake Bay water quality improvement, and the City’s
Community Development Block Grant (from the U.S. Department of Housing and Urban
Development) to help with housing needs for modest income households. The staff reviews and
makes recommendations on comprehensive plan amendments, special use permits, special
exceptions, and rezonings to the City Council and the Planning Commission.



Community Planning and Building Department – Building Services Division (BSD) –
The Building Services Division was comprised of eight full-time (one subject to reduction in force
in FY 21) and one part-time employee (furloughed). The furlough was suspended and the position
was refilled late in FY 21. The mission of Building Services Division is to promote the health,
safety, and general welfare of the public and to ensure safety to life and property from all hazards
incident to building design, construction, maintenance, use, repair, removal or demolition. BSD
is responsible for enforcing local ordinances, the Virginia Uniform Statewide Building Code, and
the Virginia Construction Code through the issuance of building permits for all new construction,
additions, installations, alterations/remodeling, demolition, changes of use, changes of occupancy,
removal or disturbing any asbestos, and any work not specifically exempted by the Virginia
Building Code. BSD also enforces the Virginia Property Maintenance Code. The property
maintenance code regulates the maintenance and repair of existing structures and the property
maintenance official also assists in enforcing the general nuisance codes.
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III.
CITY VISION
In 2016, the City Council generated a 2036 Vision Statement,
which reads:
“Sharing Our Past, Embracing the Future. The people of Fredericksburg
are building a 21st century urban center on the foundation of this historic
city at the fall line of the Rappahannock River. Fredericksburg is the hub
of regional economic activity, a city with a multicultural population and
thriving cultural scene, a place that works for everyone, a community where
the people are writing the next chapters of Fredericksburg’s history.”

Based on this vision, the City Council established Eight Desired
Future States. Both the vision and the Desired Future States were
adopted into the Comprehensive Plan in 2017:
- Be an employment epicenter,
- Have effective public services,
- Have distinct and linked neighborhoods,
- Be a place where learning is a way of life,
- Be a leader in historic preservation,
- Build a community through cultural vibrancy,
- Have a green and clean environment, and
- Implement cutting edge transportation solutions
The vision statement is to be implemented by a list of 35 “Council Priorities” that form the core work
plan for the different City Departments for FY 19, 20, and 21. The Priorities were updated by the
City Council in April of 2019 to reflect progress made over the last two fiscal years. The Priorities
associated with the CPBD were modified and renumbered, but were not substantially different in
terms of policy work or direction from the previous set of Priorities. During FY 20, the CPBD worked
to develop policies, working plans, etc. to further the updated Council Priorities.
Virginia State Code directs every local jurisdiction to prepare a Comprehensive Plan. The purpose of
the Comprehensive Plan is to identify existing conditions, growth trends, and probable future
requirements and then develop a plan for “the purpose of guiding and accomplishing a coordinated,
adjusted, and harmonious development of the territory, which will, in accordance with present and
probable future needs and resources, best promote the health, safety, morals, order, convenience,
prosperity and general welfare of the inhabitants, including the elderly and persons with disabilities”
(Code of Virginia Section 15.2-2223.A).
The Comprehensive Plan and this report are broken into two parts:
1. Promoting and Sustaining a Liveable Community.
This section consists of seven chapters each containing its own goals, policies and initiatives:
o Transportation;
o Public Services, Public Facilities, and Preserved Open Space;
o Environmental Protection;
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o
o
o
o

Business Opportunity;
Residential Neighborhoods;
Historic Preservation; and
Institutional and Jurisdictional Partnerships

This report details the review and adoption of planning policies (general Comprehensive Plan
amendments [other than small area plans], Comprehensive Plan compliance reviews, and zoning
text amendments,). The report also identifies the status of the transportation improvements and
capital improvements called for within the City’s Comprehensive Plan. Finally, the report focuses
on individual policy areas by Comprehensive Plan chapter tracking focus group and committee
work, work on Council Priorities, as well as Certificates of Appropriateness and the City’s
Community Development Block Grant appropriation.
2. Land Use.
The 2015 Comprehensive Plan delineates the City into ten land use areas that focus on addressing
specific land use conditions to make land use recommendations for each area. The Area 3 (Plank
Road / Route 3) Small Area Plan was adopted by City Council in FY 18. The Area 6 (Princess
Anne Street / Route 1) Small Area Plan was adopted by City Council in FY 19. The Area 7
(Downtown) Small Area Plan and the Area 2 (Fall Hill) Small Area Plans were adopted in FY 21.
Over the next two fiscal years, the City will develop and adopt each remaining small area plan (see
map on page 4. The small areas and their scheduled timeframe have been revised to reflect
budgeting changes in response to the pandemic in FY 20 and 21:
o
o
o
o
o
o
o
o
o
o

Area 1 Celebrate Virginia / Central Park
Area 2 Fall Hill
Area 3 Plank Road / Route 3
Area 4 Hospital / Cowan Boulevard
Area 5 University / Route 1 (central)
Area 6 Princess Anne Street / Route 1 (north)
Area 7 Downtown
Area 8 Dixon Street / Mayfield
Area 9 Industrial / National Park
Area 10 Lafayette Boulevard / Route 1 (south)

INITIATED
ADOPTED
ADOPTED
INITIATE
INITIATE
ADOPTED
ADOPTED
INITIATE
INITIATE
INITIATE

FY 20
FY 21
FY 18
FY 23
EARLY FY 23
FY 19
FY 21
EARLY FY 24
FY 23
LATE FY 22

To measure the annual implementation of the Land Use section, this report will focus on the
review and adoption of small area plans and land use applications (ie. zoning map amendments,
special use permits, special exceptions, variances, etc.), zoning and building permit approvals,
development plan approvals, and enforcement actions.
In addition, the Comprehensive Plan was last fully reviewed in 2015. Different sections have been
updated over the years, but a holistic update of the plan is scheduled once the 2020 Census
numbers have been finalized.
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1. PROMOTING AND SUSTAINING A LIVEABLE COMMUNITY
The Planning Commission and the PSD implement Comprehensive Plan Part I, Promoting and
Sustaining a Livable Community, by reviewing and adopting Citywide land use policies, determining
whether or not proposed public facilities are in conformance with the Comprehensive Plan as required
under Code of Virginia § 15.2-2232, and reviewing the City’s Capital Improvements Plan. Planning
Commissioners and PSD also participate in committees and other working groups that focus on
different issues around the City with an eye towards applying one of these policy tools to the issue.
A. Comprehensive Plan Amendments to the Promoting and Sustaining a Livable Community section.
The Planning Commission reviewed four general Comprehensive Plan amendments (equal to the four
reviewed in FY 20). More on the adoption of Small Area Plans is discussed in Part III Land Use.
Comprehensive Plan Amendments FY 21
Project Name

Proposal

Area 7 Small Area Adopting amendments to the Comprehensive Plan
Plan
to approve the Area 7 Downtown Small Area Plan
Area 2 Small Area Adopting amendments to the Comprehensive Plan
2
Plan
to approve the Area 2 Fall Hill Small Area Plan
Adopting an Amendment to the Comprehensive
Veterans of
Plan to Change the Designation of the parcel
Foreign Wars
3
located at 2701 Princess Anne Street from T-3
Transect
Transect, Sub-Urban, to T-4 Transect, GeneralDesignation
Urban.
Amending the 2015 Comprehensive Plan to
Historic
4
Revise Chapter 8: Historic Preservation and Adopt
Preservation Plan
a New Historic Preservation Plan
1

PC
Recommendation

CC Action

Approval

Approved

Approval

Approved

Approval

Approved

Approval

Approved in
FY 22

B. Determination of Consistency with the Comprehensive Plan
The Comprehensive Plan controls the approximate location, character and extent of public facilities
as established in Code of Virginia §15.2-2232(A). No public facility shall be constructed, established
or authorized, unless and until the facility has been submitted to and approved by the Planning
Commission as being substantially in accord with the adopted Comprehensive Plan. This past year,
the Planning Commission reviewed no applications for consistency with the Comprehensive Plan
(down from one in FY 20).
C. Text Amendments
Zoning and subdivision regulations are the principal vehicles in Virginia for implementing a locality’s
comprehensive plan. Eight zoning text amendments were developed by staff and considered by the
Planning Commission (up three from FY 20). Seven text amendments were recommended for
approval by the Planning Commission and all seven were subsequently approved by the City Council.
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Text Amendments FY 21
General Description of Text Amendment
1
2
3

4

5

6

7

8

Adopting the Creative Maker Zoning District and consolidating
Form-Based Regulations in a new appendix § 72-A
Amending the off-street parking regulations to implement the
Area 6 and 7 Small Area Plans.
Amending residential uses to better align the definitions of
duplex, single-family attached, and multi-family dwellings with
the existing stock of missing middle housing in the City.
Amending the Unified Development Ordinance to Require the
Preservation and Accommodation of Archaeological Resources
Amending the Unified Development Ordinance Chapter 72-59,
“Signage” and Section 72-84, “Definitions,” to define
“temporary signs,” and related terms, and to specify the time,
place, and manner of display of temporary signs.
Updating the Creative Maker District Form-Based Regulations,
clarifying the standards for Light Manufacturing uses, and
clarifying the rules for Non-Conforming Structures in the
Creative Maker District
Adopting New Fredericksburg Historic District Guidelines
Amending the Commercial Downtown District to permit
additional project-based residential density, define Formal Open
Space requirements, clarify rules for Mixed-Use projects, and
update permitted uses to implement the Area 7 Small Area Plan.

PC
Recommendation

City
Council
Action

Ord. #

Approval

Approved

20-17

Approval

Approved

20-19

Approval

Approved

20-20

Approval

Approved 21-13

Modified
Ordinance
Recommended

Approved

21-15

Approval

Approved

21-16

Approval

Approved
in FY 22

R. 2158

Approval

Approved
in FY 22

21-19

D. Transportation Improvements and their Funding Status
The functionality of transportation infrastructure and its integration with land use planning are
necessary for the health, safety, and welfare of the general public. Receiving funding from regional,
state, and federal agencies requires coordination with the Fredericksburg Area Metropolitan
Organization’s (FAMPO) 2045 Long Range Transportation Plan for the George Washington Region.
The Plan was adopted by FAMPO in FY18 and is updated every five years. Other sources of funding
for planned transportation improvements comes from private developers, the local Capital
Improvements Plan (CIP) adopted annually as part of the budget cycle, Virginia Department of
Transportation, and the Federal Highway Administration.
Table 1 (attached as an appendix to this report) lists the transportation projects that appear in the
Comprehensive Plan. Transportation projects are found in Chapter 3 – Transportation as well as
some more focused projects envisioned in the small area plans. The chart includes the page number
any project is listed on, and their likely funding source, whether federal, state, local, or through private
development. This table is used by the Planning Commission to determine whether or not
transportation improvements should be prioritized in the upcoming budget and funding cycles.
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In FY 21, the Chatham Bridge remained closed and construction continued on replacing the bridge
deck. The bridge will be reconfigured to include a sidewalk and a 10 foot shared use path. Once
completed, the Chatham Bridge will be a critical pedestrian link between the City and Stafford County.
It is the designated crossing for the East Coast Greenway (a bicycle trail that extends from Calais,
Maine to Key West, Florida) as well as for local trails.
An expansion of Lafayette Boulevard between State Route 3 and St. Paul Street was completed in FY
21. The expansion increased the road from two to four lanes, added a roundabout at the intersection
of Lafayette Blvd., Lee Dr., and Rampart Dr., and included modifications to the Lafayette Blvd. and
Alum Springs Rd. intersection. The road was privately constructed to public street standards as part
of the Fredericksburg Park / Telegraph Hill residential projects.
William Street between High Street and Kenmore Avenue was resurfaced in FY 21 as part of the City’s
Asphalt and Concrete Rehabilitation Program implemented annually through the City’s Capital
Improvements Plan. The resurfacing process was used to implement some change in road function.
Striped on-street parking and high-visibility cross walks were added between Stafford Avenue and
College Avenue as part of the project.
Two high-visibility pedestrian crossings and on-street parking were added to William
Street as part of the FY 21 CIP Asphalt and Concrete Rehabilitation Program
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E. Capital Improvements Plan
The City’s Capital Improvements Plan (CIP) is adopted annually as part of the budget process. The
CIP represents a significant investment in the future of the City. It is a planning tool for the
acquisition, replacement, modernization, rehabilitation or expansion of long-term capital assets and
infrastructure.
Under Virginia Code § 15.2-2221 and Section 5-13 of its Bylaws, the Planning Commission reviews
the adopted CIP and provide suggestions to the City Council and City Manager, based on the
Comprehensive Plan, for consideration in the next years CIP. In March 2021, the Planning
Commission amended its Bylaws to codify and clarify the process that the Commission will undertake
to provide recommendations on the CIP. In June, the Planning Commission appointed a CIP
committee, as called for in the Bylaw changes, and work began on the review of the adopted FY 22
CIP.
Table 2 (attached as an appendix to this report) catalogues the initiatives and policies listed in each
chapter of the Comprehensive Plan and indicates whether they were included in the FY 21 CIP. Many
proposed capital improvements plans originate in Chapter 4 - Public Services, Public Facilities,
and Preserved Open Space, in some of the other chapters, and especially in the small area plans.
The FY 21 CIP was reduced in response to the COVID-19 pandemic. The FY 22 Capital
Improvements Plan, adopted in April 2021, restores funding for the next round of Small Area Plans,
includes funds for a general Comprehensive Plan update in FY 23, and includes FY 23 funding for
the Downtown Engineering study needed to implement the traffic changes in Area 7. The Plan also
includes expansions of water, sewer, schools, and public safety facilities as well as improvements
within the historic Downtown.
F. Policy Proposals and Council Priorities by Comprehensive Plan Chapter
The Comprehensive Plan is organized by chapter. Each chapter represents values to guide the City’s
future. By chapter those values are environmental protection, business opportunities, residential
neighborhoods and housing character, historic preservation, and institutional and jurisdictional
partners. The achievement of these values takes two forms: policy work related to Council Priorities
and the administration of several programs overseen by the PSD. These programs include but are not
limited to state and federal storm water and erosion control, the City’s Community Development
Block Grant entitlement, and management of the Certificate of Appropriateness process within the
Old and Historic Overlay District. This section of the report will catalogue the programs and policy
initiatives PSD undertook in FY 20 by chapter.
Environmental Protection (Chapter 5) –

Priority #22: Initiate stormwater facility improvements to meet Chesapeake Bay requirements.
The City undertook the following in FY 21 to progress Priority #22:
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The implementation of Pond “D”1 retrofit continued in FY 21 to achieve the City’s Total
Maximum Daily Limit requirements established by the Virginia Department of Environmental
Quality. The design was modified in FY 21 from a wetland to a wet pond. 30% design plans
were produced. Engineering work will continue into FY 22.
 Friends of the Rappahannock received funds through the National Fish and Wildlife
Foundation to assist with evaluating Hazel Run as a candidate for a stream restoration project
to help meet the City’s TMDL goals. The $40,000 grant enabled an assessment of stream
conditions in the Hazel Run watershed. The assessment was completed and identified the
middle and lower tributaries around the Idlewild as potential stream restoration candidates.
Project selection and design will continue into FY 22.
Completion of these projects is anticipated by June of 2023.


Stream Restoration Prioritization Exhibit –
Alum Springs Stream Evaluation Project

Priority #23: Monitor, maintain, and improve our canal to ensure that it is healthy and attractive.
The Rappahannock Canal may also have potential to help meet the City’s TMDL goal. Staff has
evaluated options for improving the Canal, and have identified work on the aeration system and
dredging of the northern end as items to be programmed into the City’s Capital Improvements Plan.
1

Pond D is a 20 year old storm water facility generally located south west of the Police Department headquarters.
It could be retrofitted to improve dam safety and reduce pollutants.
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Business Opportunities (Chapter 6) -

Policy work related to the Business Opportunities chapter in FY 20 focused on developing the City
into an Employment Epicenter and Building Community through Cultural Vibrancy:
-

Employment Epicenter - The City Council, Planning Commission, and CPBD staff continued
work on the small area plans (implementing the Area 3 and 6 Small Area Plans, adopting the
Area 2 and 7 Small Area Plans, and continuing the planning for Areas 1) in accordance with
Priority #2: Complete the Small Area Plans over the Next Three Years. They adopted several
text amendments including the creation of the Creative Maker Zoning District as well as
revisions to the residential use definitions so they better align with the City’s historic housing
types. They approved zoning map amendments applying the Creative Maker District in both
Areas 6 and 7. They also completed the bulk of the development, public review and public
hearings on the implementation of modifications to the Commercial Downtown zoning
district. More discussion on this topic is included in Part III Land Use.
In FY 20, the Planning Commission, the City’s Parking Committee, and CPBD staff developed
modifications to the City’s parking requirements in accordance with Priority #3: Better
manage parking supply through strategies that optimize supply over time and consider the
impact of future development, changes in transportation habits / multi-modal transportation,
and the use of technologies. Those amendments were reviewed and adopted in FY 21.

-

Building Community through Cultural Vibrancy – CPBD staff devoted significant resources
to the permitting and inspection of the multi-purpose stadium in Area 1 in accordance with
Priority #7: Facilitate private development of a multipurpose stadium. The stadium opened
to the public in FY 21 and the Fredericksburg Nationals have nearly completed their first
season. The City Council, Planning Commission, and CPBD staff completed the entitlement
work on this project in FY 19. Planning work on stadium related issues has continued into
FY 21 as new challenges and opportunities have come to light through the stadium’s first
operational year. Those items will be discussed more in FY 22 as part of the Area 1 Small
Area Plan.
Fred Nats Baseball under the lights – FY 21
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Residential Neighborhoods and Housing (Chapter 7)

Community Development Block Grant
The PSD’s affordable housing efforts are overseen by the Housing Advisory Committee (HAC). This
year started a new five-year planning cycle for the program as the 2020-2025 Consolidated Plan was
adopted in April of 2020. The Consolidated Plan took effect on July 1st, which began the Community
Development Block Grant program for FY 21. Through this program, 367 low-income households
received services supporting the goal of affordable housing. It included the rehabilitation, repair, or
accessibility adaptation for six owner-occupied housing units and assisted one households with the
purchase of affordable homes. These efforts ensure safe and stable living environments for families
in Fredericksburg. The PSD continues to strive to achieve the goals of affordable housing outlined in
the Comprehensive Plan which states: “All persons who live and work in Fredericksburg should have
the opportunity to rent or purchase safe, decent, and accessible housing within their means.”2
Priority #30: Work with stakeholders and partners to establish an affordable housing strategy,
preferably on a regional basis.
PSD continued to work with the George Washington Regional Commission and its consultant on a
housing study for the region. The report was completed in FY 21 and PSD staff worked on data
summaries from the report to illustrate the data contained within.
Priority #31: Work with
stakeholders
and
regional
partners to further the pilot to
reduce unsheltered homelessness.
The
George
Washington
Regional
Commission’s
Continuum of Care and the PSD
worked together in FY 21 to
progress Priority #33. A pilot
project was funded in FY 19 with
funds matched by the Mary
Washington
Healthcare
Foundation to house unsheltered
individuals and families. This
project was continued in FY 20
and FY 21 and provided funds
and housing.

2

Comprehensive Plan, page 7-6
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Historic Preservation (Chapter 8)

Administering the Old and Historic Fredericksburg Overlay District
The Architectural Review Board (ARB) reviews new construction, exterior alterations/additions to
existing buildings, relocation or demolition of buildings, and the installation of fences and signs that
are visible from public right-of-way within the Old and Historic Fredericksburg (HFD) Overlay
Zoning District (Code of Virginia § 15.2-2306). The ARB is responsible for ensuring that such actions
are architecturally compatible with the historic aspects of the HFD.
Architectural Review Board Certificates of Appropriateness FY 21
Type of Application
# Approved
# Disapproved
New Construction
6
0
Additions / Exterior Alterations
30
3
Signs
25
0
Fences
14
0
Accessory Structures
7
1
Demolition
0
0
Total
89
4
The seven-member ARB held twelve regular meetings and ten supplementary meetings during the
year. The ARB considered 93 applications for Certificates of Appropriateness (up from 61
applications in FY 20). 89 Certificates of Appropriateness were approved. Four Certificates of
Appropriateness were denied.
Priority #18: Streamline the development and Architectural Review Board process with stakeholders
to improve clarity on what is required when bringing a new project to the City.
PSD undertook the following in FY 21 to progress Priority #18:
 The City completed the work on an updated Historic District Handbook through a Certified
Local Government grant obtained in FY 20. CPBD and the Historic Preservation Working
Group finalized the document and started the public hearing process on the Guidelines. The
Planning Commission recommended approval of the Guidelines in June and they were
approved by the Council a few weeks into FY 22.
 CPBD worked with the Historic Preservation Working Group to complete an updated
Historic Preservation Plan in FY 21. The Historic Preservation Plan was crafted to replace
Chapter 8: Historic Resources in the Comprehensive Plan. The Planning Commission
recommended approval of the Preservation Plan at their June meeting and the Council
adopted it into the Comprehensive Plan a few weeks into FY 22.
Priority #19: Determine what to do with historic Renwick Courthouse.
PSD assisted with the completion of an adaptive reuse feasibility study with Fredericksburg Main
Street and community forums for ideas on reuse of the buildings. Further work on the reuse of the
Renwick Courthouse was put on hold due to the on-going pandemic.

Page 15 of 29
City of Fredericksburg Status of Land Use Annual Report
FY 2020

Priority #20: Complete the archaeology ordinance.
PSD undertook the following in FY 20 to progress Priority #20:
 The City Council adopted the Archaeology Ordinance in February 2020 and it was scheduled
to take effect on July 1, 2020. By re-adoption, the effective date was delayed to July 1, 2021
due to the COVID-19 pandemic. The Council adopted Procedures Manual updates and a fee
schedule for the program along with the ordinance in May. On-call archaeological services
was scontracted.
Institutional and Jurisdictional Partnerships (Chapter 9)

The City continued to work collaboratively in FY 20 with neighboring jurisdictions and institutional
partners by exchanging information, coordinating services, and expanding efforts to achieve regional
goals. Specifically, CPBD staff and the National Park Service coordinated on the approval and
conversion of the Braehead Manor at 123 Lee Drive into a private school called the Brompton
Community School. CPBD and the National Park Service also coordinated on the final design and
approval of Lafayette Boulevard improvements, including specifically a trail crossing south of the
roundabout to Lee Drive.
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2. LAND USE
The City Council, Planning Commission, Board of Zoning Appeals, and CPBD implement Part 2
Land Use by adopting small area plans, reviewing land use applications (ie. zoning map amendments,
special use permits, special exceptions, variances, etc.), zoning and building permit approvals, and
enforcement actions. Chart 1 - Permit, Development, and Construction Trends is included in the
appendix to show the four year trend in permit, development, and construction project processing.
1. Continuation of Small Area Plan Development and
Implementation
In FY 21, the City Council, Planning Commission, and
PSD worked on adopting the Area 2 and Area 7 Small
Area Plans, implementing the Area 2, 3, 6 and 7 Small
Area Plans, and completing the planning for the Area 1
Small Area Plan. Work included:


Area 2 Fall Hill – CPBD staff and the Planning
Commission worked on the Area 2 Small Area
Plan throughout FY 21. The work included
additional community meetings with the
Central Park Townhomes Property Owner’s
Association. Public hearings were then held
and the Planning Commission recommended
approval of the Plan to the City Council. The
Council adopted the plan in September.
- The Area 2 Small Area Plan included a focus on the Neighborhood Center in the vicinity
of Roffman Road, Wicklow Drive, and Fall Hill Avenue. One finding in the plan was that
a lack of sidewalks and pedestrian lighting led to a disconnected neighborhood. The City’s
Community Development Block Grant Program was identified as a means to address this
lack of public facilities. These improvements were included in the CDBG Consolidated
Plan and 2021 Annual Plan adopted in FY 21. Work will continue on design and
construction of these facilities in FY 22 and 23.



Area 7 Small Area Plan – The City Council, Planning Commission, CPBD staff and the
community worked together throughout FY 20 to finalize the Area 7 Downtown Small Area
Plan. The City Council adopted that plan in September 2020. Once adopted, much energy
was turned towards implementation of the plan. Work included:
o The Creative Maker District in Area 7 – The Area 7 Downtown Plan included an extension
of the Canal Quarter Maker District south along Princess Anne Street from Ford St. to
Hawke St. and an additional Maker District in the Wolfe Warehouse Area. In FY 21,
CPBD worked with the Planning Commission, City Council, and members of the
community to establish this zoning. Work included additional community meetings in
both the Canal Quarter and Wolfe Warehouse areas as well as consideration and review
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of text modifications to the Maker District and Form Based Code Regulations. The
Planning Commission recommended approval of both the zoning map amendments and
the text amendment in April of 2021 and the City Council approved these items in June.
o New Businesses in The Canal Quarter Maker District – CPBD and the Planning
Commission worked on two new business applications coming into the Canal Quarter.
Sprelly, a light manufacturing operation specializing in making peanut butter and jelly,
needed Creative Maker zoning. Haley’s Honey Meadery applied for a special use permit
to serve alcohol on-site at the old Pure Gas Station at 1600 Princess Anne Street. The
Planning Commission reviewed its application in April and the City Council approved the
use in June as well.
o Focus on the Downtown Core – The Area 7 Small Area Plan included a T-5 Transect,
which focused on changes necessary to the existing zoning to ensure that the core
Downtown continues to evolve into a vibrant, sustainable core. Text amendments were
produced to modify the rules about residential density, the definition of mixed-use
projects, the location of required mixed-use, and the permitted uses within the Commercial
Downtown zoning district. The Planning Commission reviewed these changes during the
winter of FY 21. The City Council deferred review of those items so that they could
proceed along with updates to the City’s Historic Preservation Plan and update to the
Historic District Guidelines. Those items (discussed on page 15 of this document) were
approved along with the changes to the zoning in the Downtown Core a few weeks into
FY 22.
o The Bankside Trail – A proposed Bankside Trail connecting the City’s Rappahannock
Heritage Trail and the Virginia Central Railway Trail is a key component of the Area 7
Downtown Plan. In FY 21, CPBD began work on implementing Phase I of the trail
between the Riverfront Park and Central Rappahannock Regional Library. CPBD
completed environmental and cultural resources studies on the proposed route. It
obtained a Virginia Outdoors Foundation Open Space Lands Preservation Trust Fund
Public Access Grant to procure portions of the privately held right-of-way needed for the
project. A potential reuse of stone materials currently used for the Chatham Bridge
reconstruction and a potential agreement with the construction contractor operating in
the vicinity, was explored but was not worked out.
Area 3 Small Area Plan –
o The Area 3 Small Area Plan included the T-5W Transect, which was a unique designation
meant to foster the development of an employment center on the acreage adjacent to I95. The 85 acre Hylton site north of Plank Rd. and east of I-95 was envisioned as a prime
location for a 500,000 square foot Department of Veterans Affairs Regional Medical
Clinic. Substantial work on the project continued into FY 21. In October 2020, the US
Department of Veterans Affairs decided to locate that clinic in Spotsylvania County. Work
will continue on implementing the T-5W Transect as new project concepts are introduced
for review.
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o Downman House Historic Interpretation – The Area 3 Plan includes advancing the
accessibility and historic interpretation in and around the Downman House in the Idlewild
Community. With the efforts of the Historic Resources Planner the City was awarded a
Certified Local Government program grant to advance that work. The grant will be paired
with the remaining proffer money from the Idlewild development for the interpretation
of the Downman House. An RFP for archaeological, historical analysis, and an
interpretation plan was created and will be put out for response in FY 22.


Area 6 Small Area Plan:
o The Canal Quarter Creative Maker District – One key issue identified by the Area 6 Small
Area Plan was to transition the Princess Anne Corridor into a community core equipped
for the next evolution of the local economy. In FY 20, the CPBD staff and City Attorney’s
office completed the Creative Maker District Form Based Code. CPBD staff created a
review group of local architects, builders, and property owners to review the code for
functionality. The Planning Commission reviewed the proposed ordinance and rezoning
and held an initial public hearing in March. Due to the COVID-19 pandemic, the Planning
Commission continued their review in July. It recommended approval of the Text
Amendment and the zoning map amendment applying it to portions of Area 6 north of
the Canal. The City Council approved both in September.
o Fall Hill / Washington Avenue one way to two way road conversion – The Fall Hill /
Washington Avenue one way traffic pair was identified as another key issue affecting the
quality of life by the Area 6 Small Area Plan. After the adoption of the Area 6 Small Area
Plan, PSD contracted with EPR, P.C. (a transportation engineering consultant from
Charlottesville, Virginia) to model changes to the traffic pattern and to create a detailed
plan for the potential conversion. EPR completed its study, verified the benefits of the
change, and created a planning level conceptual map in FY 20. After much discussion,
the City Council committed to including the project in the Asphalt and Concrete repair
program in the FY 22 Capital Improvements Plan to be completed in FY 23.


Area 1 Celebrate Virginia / Central Park – Planning work continued on the Area 1 Small
Area Plan. Streetsense finished their report and transmitted it to the Planning Commission
and City Council at a joint meeting in August of 2020. CPBD turned the report into a draft
Small Area Plan. Starting in March, the Planning Commission worked at each meeting on
that draft. Work included setting up a “Central Square Committee” to meet with Rappaport
and think through the short, medium, and long-term vision for Central Park. The Planning
Commission also began planning a community meeting for early FY 22. Work on the Area
1 Small Area Plan is on-going.



Future Area Planning Efforts – The City Council restored funding for Small Area Plans in
the FY 22 CIP. Work will resume on the next round of Area Plans, which included Areas 5,
8, and 10 in FY 22.
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2. Zoning Map Amendments
Five Zoning Map Amendment (rezoning) applications were reviewed by staff and considered by the
Planning Commission and City Council (one more than in FY 20). Map 1 attached to this report as
an appendix shows the locations of Zoning Map Amendments.
Zoning Map Amendments FY 21
Zoning District
(From / To)
Various/CM

PC
Recommendation
Approval

City Council
Action
Approved

CT,R4/R4,CT

Approval

Approved

CH/R8

Approval

Approved

1

Project Name
Creative Maker Area 6

2

Area 6 Small Area Plan

3

Ingram Rezoning

Proposed Use
Establishing CM Zoning
CT to Residential and Zoning
for the VFW
Commercial to Residential

4

Sprelly

Creative Maker Rezoning

CT/CM

Approval

Approved

5

Creative Maker Area 7

Establishing CM Zoning

Various / CM

Approval

Approved

The Sprelly rezoning permitted the adaptive reuse of 1501 Princess Anne Street

3. Special Use Permits and Special Exceptions
Five Special Use Permit applications and four Special Exception applications were acted on in FY 21
(one fewer Special Use Permit and one more Special Exception than were reviewed in FY 20). Most
of the applications were recommended for approval by the Planning Commission. However, some
recommendations, including those for the Royal Farms project, included proposed modifications as a
condition for approval. The City Council denied the Royal Farms project as well as a request for an
accessory dwelling unit within Idlewild. Map 1 attached to this report as an appendix shows the
locations of Special Use Permit and Special Exception applications.
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Special Use Permit (SUP) and Special Exceptions (SE) FY 21
Project Name
Coley ADU
McKinney St.
Duplex

Proposed Use
Request for an accessory dwelling unit
Request for a Duplex at 315/317
McKinney
Modified GDP for Hanover
House/One Hanover

ZD
PD-R

PC Action
Approval

City Council
Vote
Denied

Res. #
20-64

R4

Approval

Approved

20-78

CD

Approval

Approved

20-77

Approval

Denied

21-23

Approval

Denied

21-23

Approval

Approved

20-79

1

Type
SE

2

SE

3

SE

Hanover House

4

SE

Royal Farms

To Exceed the Maximum Parking

5

SUP

Royal Farms

Convenience Store with Gasoline Sales

6

SUP

Crown Trophy

Retail Sales

PDMU
PDMU
CT

7

SUP

Brompton School

School

R2

Approval

Approved

21-01

8

SUP

Building Expansion

CT

Approval

Approved

21-36

9

SUP

VFW
Haley’s Honey
Meadery

Alcohol Sales

CM

Approval

Approved

21-48

Haley’s Honey Meadery received a special use permit to sell alcohol on-site at the old Pure Gas Station in the Canal Quarter Maker District

4. Variances and Appeals of Administrative Actions
The five-member Board of Zoning Appeals (BZA) held four meetings during the fiscal year and
considered two variance requests (three fewer total applications than in FY 20). There were no appeals
of administrative actions in FY 21. Map 1 attached to this report as an appendix shows the locations
of Board of Zoning Appeals and Variance applications.

1
2

Application Type
Variance
Variance

Board of Zoning Appeals FY 21
Project Name /
Address
Request
1005 Raymond Court
Covered deck encroachment into a rear setback
1513 Pr. Edward St. Reduced minimum lot area and creating a new lot

Zoning
District
R8
R4

BZA
Action
Approved
Approved
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5. Zoning Permits
The PSD staff administratively approved 519 Zoning Permit applications during FY 21 (39 fewer than
were approved in FY 20).

Type of Zoning Permit
Accessory Structure Permit
Administrative Modification
Antenna Structure Permit
Certificate of Zoning Use
Corridor Design Review
Fence Permit
Home Occupation Permit
Home Stay
Nonconforming Use, Change
Nonconforming Use, Expansion
Sidewalk Cafe
Signs
Temporary Use Permit
Total

Zoning Permits FY 21
FY 20
# Approved
43
0
0
225
2
86
47
4
0
0
6
120
25
558

FY 21
# Approved
13
1
0
215
3
87
47
0
1
0
11
118
23
519

6. Site Development Plans
In accordance with City Code §72-26.1, prior to the issuance of any building permit authorizing the
use, a change of use, occupancy, construction, improvement or maintenance of any land, building or
structure, an applicant must submit a site plan for review and approved by the City, in order to ensure
compliance with the zoning regulations set forth within the City Code. See Map 2 for locations of
Major Site Plans, Minor Site Plan, and Subdivision Applications.


Major Site Plans (Land Disturbance of ≥ 2,500 square feet) - Thirteen Major Site Plans for
commercial, residential, or mixed uses were administratively approved in FY 21 (six fewer than
in FY 20).
Major Site Plans FY 21

1
2
3
4

Project Name
VDOT 1-95 Rappahannock River
Crossing, Office Trailers
CVAS Baseball Stadium Sign Access
CVAS Valvoline
Indiana Floors
Parking and Entrance Revision
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Proposed Use
Office Trailers for I-95
Project
Access Road for I-95 Sign
Auto Service Center
Modifications to
Approved Site Plan

Zoning
District

SF / # Residential Units

PD-C

4,230 sq ft

PD-C
PD-C

N/A
3,776 sqft

I-2

N/A

5

Royal Farms Plank Road

6

Highlander Park Grading Amendment

7

Fredericksburg Park Amendment,
Landbay A

Convenience Store with
Gasoline Sales
Grading Modifications to
Approved Site Plan
Entrance Modifications to
Approved Site Plan

8

1407 Caroline St. / 1408 Sophia St.

Subdivision Plat

9

Jubilation Apartments Park Area

10

Dunkin' Donuts, 2203 Plank Road

11

CVAS Extended Stay Hotel America

12

Jubilation Apartments Park Area Rev.

13

William Square
(Hotel Fredericksburg
and Amelia House)

Park and Garages in
Support of Apartments
Restaurant/Retail
Multi-Tenant Building w/
Drive Thru
92 Room Extended
Stay Hotel
Grading and Building
Revisions to Site Plan
99 Room Hotel, Coffee
Shop, Fitness Center,
Apartment Building

Total Square Footage
of New or Renovated Commercial/Industrial Space
Total # of New Residential Dwelling Units

C-H

5,293 sq ft

C-D

N/A

PD-MU

N/A

R-4

2 Single Family Units

PD-C

N/A

C-H

4,756 sqft

PD-C

42,200 sqft

PD-C

N/A

C-D

73,977 sqft of
Non-Residential Uses
50 Multi-family Units

134,232 Square Feet Non-Residential
52 Units

The William Square major site plan permitted the redevelopment of the old Free Lance Star production facility into a
50 unit apartment building, a 99 room / 73,977 square foot hotel, and a commercial pad site for future use.
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Minor Site Plans (Land Disturbance of < 2,500 square feet) - Eight Minor Site Plans were
administratively approved in FY 21 (the same as in FY 20).
Minor Site Plans FY 21
Project Name

Proposed Use
Expansion of Designated Parking
Areas

Zoning
District

Square Footage / # of
Residential Units

C-D

N/A

C-D

N/A

C-T

1,456 sqft

C-T

1,200 sqft

1

Olde Town Auto Repair

2

Fredericksburg Baptist Church
Playground

3

2005 Lafayette Boulevard

4

Eufloria, 915D Lafayette Blvd

5

Fredericksburg Food COOP

Addition and Outdoor Seating

C-M

678 sqft

6

701 Lafayette Blvd, MD Eats

Quick Food Restaurant

C-H

975 sq ft

7

Renatos Café, 422 William Street

Outdoor Café

C-D

N/A

8

Downtown Greens Refrigerator, 400
Dixon St.

Refrigerated Food Pantry

R-16

103 sqft

New Playground
Change of Use to Restaurant and
Entrance & Sidewalk Improvements
Change of Use to Retail
And Parking Area Improvements

Total Square Footage
of New or Renovated Commercial/Industrial Space

4,412 Square Feet

Total # of New Residential Dwelling Units

0 Units



Residential Lot Grading Plans - A residential lot grading plan is required prior to issuance of
a building permit for the construction of or additions to single-family homes or townhomes
where 2,500 square feet of land or more will be disturbed thereby. 61 residential lot grading
plans for new residential units were approved during the fiscal year (down five from 66
residential lot grading plans in FY 20).



Masterplans and Grading Plans – Masterplans and grading plans are different types of
preliminary approvals that generally precede formal site plan review and submittal. Both are
indicators of future construction. In FY 21, no masterplans were approved. Three early
grading plans were approved, two related to William Square and one was for Hanover House
(formerly One Hanover).



As-Built Plans – As-built plans are submitted to the Planning office at the end of the
construction process to certify site construction occurred in accordance with the appropriate
development plan. Six as-built plans were reviewed and approved in FY 21.
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7. Subdivisions
Pursuant to City Code § 72-25.1.A., if an owner of land wants to subdivide the land, he shall submit a
plat of the proposed subdivision for approval in accordance with this section and other applicable
requirements of this chapter, including Article 72-5. See Map 2 for locations of Subdivision
applications.


Preliminary Subdivision Plats – No preliminary subdivision plat application for a major (>
50 lots) subdivision were approved (the same as in FY 20).



Minor Subdivision Plats - Zero applications for a minor (10-50 lots) subdivision were
approved during FY 21 (down one from FY 20).
Administrative Plats FY 21
Project Name

ZD

Purpose of Application
Boundary Line
Adjustment/Consolidation

1

1361 Belman Road BLA/CONS

I-2

2

Royal Farms, 2216 & 2120 Plank Road CONS

C-H

Consolidation Plat

3

The Shoppes of Central Park Sub & Esmt

PD-C

Subdivision and Easement Plat

4

401-409 Princess Anne Street BLA & Easement

C-D

Boundary Line Adjustment and
Easement Plat

5

CVAS Baseball Stadium Offsite Drainage Easement

PD-C

Easement Plat

6

CVAS Parcel 5C Subdivision

PD-C

Subdivision and Easement Plat

7

CVAS Baseball Stadium Easement Plat

PD-C

Easement Plat

8

Liberty Place Easement Plat

C-D

Easement Plat

9

1014 Lafayette Boulevard ROW

I2

Right of Way Dedication Plat

10

CVAS Wegmans Waterline Easement

PD-C

Easement Plat

11

CVAS Parcel 11A Esmt Plat

PD-C

Easement Plat

12

Valley Run Subdivision

C-H

Subdivision and Easement Plat

13

Winchester Place Apartments Easement Plat

C-D

Easement Plat

14

1201 and 1209 Augustine Ave BLA

R-4

Boundary Line Adjustment Plat

15

804/806 Beverly Drive CONS

R-2

Consolidation Plat

16

410 Canal Street / 1513 Prince Edward Street BLA

R-4

Subdivision Plat

17

CVAS Hotel Retail Waterline Esmt, Parcel 10

PD-C

Easement Plat

18

2301-2311 & 2313 Airport Avenue BLA

C-H

Consolidation Plat

19

2603 Lafayette Boulevard ROW Dedication

C-H

Right of Way Dedication Plat

20

520 William St / 523 George St SUB/BLA

C-D

Subdivision Plat
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21

Quarles, 1701 Fall Hill Ave CONS

C-T

Consolidation Plat

22

610/612 Lewis St. BLA

R-4

Consolidation Plat

23

317 McKinney Street CONS

R-4

Consolidation Plat

24

609-613 (odd) Kenmore Avenue Subdivision

R-4

Subdivision Plat

25

1407 Caroline St & 1408 Sophia St Subdivision

R-4

Subdivision and Easement Plat

26

Highlander Park, Phase 1

C-D

Subdivision and Easement Plat

27

Battlefield Industrial Park, Belman Rd & Tyler St.

I-2

Subdivision Plat

28

One Hanover Plat of Consolidation

C-D

Consolidation and Easement Plat



Administrative Plats – Administrative plats include any subdivision plats with less than 10
lots, boundary line adjustments, consolidations, easements and dedications, as well as the
final plats (complete with all engineering and surveyed details) associated with approved
preliminary plats. Twenty-eight administrative plats were approved (six more than in FY 20).
Minor and administrative plats together produced a total of 42 new lots.

8. Building Permits and Inspections
In FY 20, the BSD issued 1,493 construction permits and conducted 10,054 building inspections.
Permitting decreased slightly by 140 total permits from FY 20, however, both the number of
inspections and plan reviews increased with a construction value $80,769,321.55.
Permitting and Inspections FY 21
Type of Activities

FY 20

FY 21

Construction Inspections Performed

9,701

10,054

Construction Plans Reviewed

1,257

1,332

Construction Permits Issued

1,633

1,493

Value of Construction

$110,384,030

$80,769,321.55

9. Enforcement
The COVID-19 pandemic continued to impact enforcement totals across the City in FY 21. The City
furloughed two part-time CPBD administrative staff and the Property Maintenance Official in April
of 2020. The Property Maintenance Official was part of a Reduction in Force on August 1, 2020. In
response to these actions, enforcement activity was performed by complaint basis only. The pandemic
also affected other enforcement activities like sign regulations, where leeway with temporary signage
was afforded to help businesses through the dark days of the pandemic.
The PSD executed 49 enforcement actions during FY 21 (50 fewer than FY 20) to enforce City Code
regulations. Enforcement efforts by PSD targeted illegal uses of land, such as overcrowding, illegal
apartments, or uses not permitted in a zoning district. Violations were also cited in cases where
construction of fences, accessory structures, and signs occurred without obtaining the required zoning
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permits and in cases where the structures were installed in conflict with an approved permit or in
violation of City Code.
BSD executed 260 enforcement actions (122 less than the 382 in FY 20) to enforce the maintenance
code and nuisance ordinance. Enforcement efforts by BSD focused on the maintenance and repair
of existing structures as well as violations for weeds, grass, trash, blight, graffiti, and abandoned
buildings.
In all cases, the primary goal of enforcement is to correct the violation and bring the issue or site into
compliance. In some cases however, fines or court action are necessary. There was one environmental
violation for illegal land disturbance in FY 21. Additionally, 36 properties were fined a total of
$10,825.00 for Property Maintenance Violations (weeds, grass, trash, blight, graffiti, abandoned
buildings, and inoperable vehicles). The charges covered remediation of the violations, mostly
involving the clean-up of properties as well as the demolition of one single family home. In FY 21, 0
violations needed to be referred to the courts and are still active.
Enforcement FY 20
Type of Violations

FY 20
# of Corrected
Violations

FY 21
# of Corrected
Violations

Accessory Structures

1

0

Fences

3

1

Signs

62

36

General NOV

21

6

Overcrowding / Illegal Apartments
Inoperative Vehicle Complaints
Building Maintenance Code Violations to include weeds
grass, trash, blight, graffiti, and abandoned buildings

11

4

49

6

333

254

Environmental

1

2

Total

481

309

10. Technical Review Committee
In accordance with City Code § 72-14 and the Procedures Manual, the City’s Technical Review
Committee (TRC) holds pre-application conferences on and reviews site plans, subdivision plats,
major building permits, zoning map amendments, special use permits, and special exception
applications. The TRC consists of the following representatives or their designees: Building Official,
Development Administrator, Economic Development Director, Fire Marshal, Community Planning
and Building Director, Public Works Director, Stormwater Administrator, Zoning Administrator,
Historic Resources Planner, Transportation Administrator, Senior Environmental Planner, and Senior
Planner.
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The TRC held 21 meetings with prospective developers and business persons in the community (three
fewer than in FY 20) to review 39 pre-application concepts (3 less than in FY 20) for development
applications, zoning map amendment applications, special use and exception applications, and changes
of use. Additionally, the TRC conducted 11 hybrid in-person / virtual, post-application reviews (5
fewer than in FY 20) with applicants and engineers to expedite the review process of major
commercial, residential, and mixed-use site development applications.
11. Revenue
The following chart tracks revenue produced by both Planning Services and Building Services.
FY 19
FY 20
FY 21
Planning Services

Building Services

Permit / Land Use Application Fees
VSMP Construction Permits
City Land Disturbance Permits
Building Permits

$239,894.31
$29,674.00
$13,574.00
$728,265.80

$225,400.00
$16,422.00
$37,461.50
$725,621.48

$159,011.00
$24,030.00
$52,565.00
$542,837.78

The Frederick Street Lofts and Kenmore Coffee Warehouse project was entitled in FY 18 and received site plan and building
permits approval in FY 19. The Coffee Warehouse and Frederick Street Lofts portions of the project are now occupied. The
final phase, the Charles Street townhomes are now under construction.
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CHART 1 – ENTITLEMENT, PERMIT, DEVELOPMENT, AND CONSTRUCTION TRENDS FY 21
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FY 16 - 21
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APPENDIX
TABLE 1 – PLANNED TRANSPORTATION IMPROVEMENTS FY 21
Planned Transportation Improvements FY 21
C.P. Page
Funding Source

Project Name
#
Interstate Projects
1 Celebrate Virginia South Interchange and Ramps
2 Interstate 95 Northbound Off-Ramp at State Route 3
3 Interstate 95 VCR Trail Pedestrian Crossing
Roadway Projects
1 Lafayette Boulevard Roundabout at Kenmore Avenue and Safety Improvements
2 Lafayette Boulevard Reconfigure Roadway w. roundabouts south of St. Paul Street
3 U.S. Route 1 / State Route 3 / Spotsylvania Avenue Interchange Improvements
4 U.S. Route 1 STARS Operational Improvements - Princess Anne Street Intersection
5 U.S. Route 1 STARS Operational Improvements - Augustine Avenue Intersection Re-alignment
6 U.S. Route 1 STARS Operational Improvements – Fall Hill Avenue Intersection Improvements
7 William Street STARS Operational Improvements
8 Gateway Boulevard from William Street to Cowan Boulevard and Route 3 Intersection
9 Gateway Boulevard from Cowan Boulevard to Fall Hill Avenue
10 Lansdowne Road / Dixon Street Widening to 4 Lanes from Route 2 to the south City limits
11 Lansdowne Road Intersection at Dixon Street
12 New Collector Street between Gordon W. Shelton Boulevard and Carl D. Silver Parkway
13 New Collector Street between Fall Hill Avenue and Cowan Boulevard
14 Stafford Avenue Reconstruction and Traffic Calming
Bridge Projects
1 U.S. Route 1 Hazel Run Bridge Replacement
2 U.S. Route 1 – Falmouth Bridge Replacement
3 Pedestrian Bicycle bridges over the Blue and Gray Parkway and U.S. Route 1
4 U.S. Route 1 Canal Bridge Replacement
Pedestrian / Bicycle / Transit / Trail Projects
2 Expand FRED by Adding Capacity
Improved Pedestrian Crossings at State Route 3 and Gateway Intersection, as well as Greenbrier
3 and Westwood Shopping Center Intersections
4 Springwood Drive on-road bicycle lane
5 Pathways Plan Trails

Funding Status / Budget Page #

3-6
3-6
3-6

Federal
Federal / State
Federal / State / Local

Not funded
VDOT Funded / Construction Pending
Not funded

3-6
3-6
3-7
3-7 / 11(6)21
11(5)5 (Area 5)
11(6)21
3-7
3-6
3-6
3-7
3-7
3-7
3-7
11(5)5 (Area 5)

VDOT
VDOT
VDOT
VDOT
State
State
State / Local
State / Local / Private
State / Local / Private
State
State
Private Development
Private Development
State / Local

Listed in VDOT Six Year Improvement Plan FY 20-22
Study in Progress – Funding to be pursued
FY 21 Smart Scale Funding Application
Highway Safety Improvement Program
FY 21 Smart Scale Funding Application
Listed in Six Year Improvement Plan 2021-25
Listed in Six Year Improvement Plan 2021-25
R.O.W. Acquired FY2018; Not funded
Not funded
Not funded
Listed in Six Year Improvement Plan
To be considered at time of redevelopment
To be considered at time of redevelopment
Revenue Sharing Funds application pending

3-7
3-7
3-17
3-7

State
Federal / State
State / Local
VDOT

Completed
Preliminary Study Underway
Study Funded through FAMPO
State of Good Repair funds to be pursued

3-17
11(3)11 (Area 3)

Federal / State / Local
State/ Local

199 (Area 10)
3-7

Local
State / Local

On-Going
At grade to be considered with Gateway Blvd. Improvements; long term
planning for grade separation
Smart Scale Funds Available – PE FY 2020
To be considered as funding / opportunity allows

TABLE 2 - CAPITAL IMPROVEMENTS PLAN FY 21
3 - Transportation
#

Project Name

Comp. Plan Page #

CIP / Budget Page #

Funding Year / Notes/ Council Priorities

See Transportation Table for Non-Locally Funded Projects
Pedestrian Bridge Replacements

PW GF

FY 22

VCR Trail Bridge Over Hazel Run

PW GF

FY 22

Reclaim and maintain City's alleyways

3-16

Area 2 - Pedestrian Improvements

Not Listed

10 (2) – 5

CDBG

Evaluate a targeted streetscape program within Area 6

11(6)-21 – Area 6 Plan

Not Listed

N/A

Maintain and enhance pedestrian connections from neighborhoods in Area 6 to the River

11(6)-21 – Area 6 Plan

Not Listed

N/A

Area 5 - Westwood Drive / Keeneland Road Traffic Calming

11 (5)-5

Not Listed

N/A

Area 6 - Washington, Fall Hill, Maury Street one way to two way conversion

11 (6)-12

PW GF

FY 23 Asphalt and Concrete Repair Program - but program does not specifically list projects.

Area 7 – Brick Sidewalk and Streetlight Expansion

11(7) 20

PW GF

FY 22

Area 7 – Corridor Lighting Expansion

11(7)-20

See 7

Area 7 – Expand the Off-Street Trail Network

11(7)-20

PF GF

Bankside Trail FY 24 - 25

Area 7 – Expand Bicycle Boulevards

11(7)-20

PF GF

Downtown Engineering FY 23

Area 7 – Implement Shared Roadways

11(7)-20

See Transportation Section

Area 7 – Convert One-Way Pairs to Two-Way Streets

11(7)-24

PF GF

Area 7 – Existing Trolley Line

11(7)-24

Not Listed

Area 7 – Train Station Expansion / Imrovements

11(7)-26

Not Listed

Area 7 – Multi-modal Station Access

11(7)-26

Not Listed

Area 7 – Train Station Parking

11(7)-26

Not Listed

-

PW GF

Asphalt and Concrete Rehab Program

FY 22 - 23

Historic District Improvements listed below are to upgrade existing streelights in historic district

Downtown Engineering FY 23

This section of the Capital Improvements Plan will be the primary driver of pedestrian improvements / bike lanes / one way pair conversions. The fund is still listed as a generalized annual fund, though it has been referred to as a
means of funding the conversion of Washington Ave and Fall Hill Ave within Area 6 in FY 23

4 - Public Services, Facilities, and Preserved Open Space
#

Project Name

Comp. Plan Page #

CIP / Budget Page #

Funding Year / Notes/ Council Priorities
School Capital General Fund

Buses, Technology, Equipment, and Capital Maintenance

4-15 - Initiative 4

School Capital GF

Annual $1.2 million +/-

Enrollment Projections

4-15 - Initiative 4

School Capital GF

FY 23

New Elementary School

4-15 - Initiative 4

School Capital GF

Fy 22 - 23 $41 million

Rehabilitate Old Walker Grant

4-15 - Initiative 3

Complete

-

Water Enterprise

FY 26-27

Project complete and occupied.

Water Enterprise Fund
College Heights Water Line Replacement
Internal System Improvements

-

Water Enterprise

Annual

4-5

Water Enterprise

FY 22-25 $10.4 Million

Pressure Release Valve Repalcement / Rehab

-

Water Enterprise

Annual

Telegraph Hill Loop

-

Water Enterprise

FY 22

Water Meter Replacement

-

Water Enterprise

FY 22 $4 million

NPS / Farrell Lane Line Replacement

-

Wastewater Enterprise

FY 22-24 $2.725 Million

Princess Anne (Upper) Sewer Replacement

-

Wastewater Enterprise

FY 24

Sewer System Improvements

-

Wastewater Enterprise

Annual

WWTP Capital Maintenance

-

Wastewater Enterprise

Annual

4-5

Wastewater Enterprise

FY 22-24 $57 million

Public Safety vehicles

-

PS GF

FY 22-24 $6.14 Million

Crisis Negotiation Vehicle

-

PS GF

FY 23

Fire Station 1 Renovation

4-14 - Policy 1

PS GF

FY 22

4-15 - Initiative 5

PS GF

FY 22 - 23 $10.5 Million

Public Safety Body Cameras, Tasers, and Interview Room

-

PS GF

Annual

Public Safety Radio Replacements

-

PS GF

FY 22-23

Public Works Integration to Public Safety Radio System

-

PS GF

FY 24

OEMS Grant

-

PS GF

FY 22

Motts Run Water Plan Expansion

Wastewater Enterprise Fund

WWTP Upgrade and Consolidation

Public Safety and Court General Fund

New Fire Station

Animal Shelter

-

PS GF

Annual

4-14 - Policy 1

Cour Maintenance GF

FY 22

-

PF GF

FY 23 - 24

4-15 - Initiative 1

PF GF

FY 22

Facility Security

4-15 - Initiative 1

PF GF

FY 23

Fiber Network Expansion

4-15 - Initiative 12

PF GF

FY 22 - 24

-

PF GF

FY 22 -24

4-14 - Policy 1

PF GF

FY 24

City Shop Improvement

4-15 - Initiative 1

PF GF

FY 23

ADA Renovations

4-15 - Initiative 1

PF GF

FY 26

Cybersecurity

4-15 - Initiative 1

PF GF

FY 22

Technology Replacements

4-15 - Initiative 1

PFGF

FY 22 - 23

4-14 - Policy 6

Underway

Construction Underway

Public Acquisition of upstream Riparian Lands

4-14 - Policy 8

Not Listed

N/A

Enhance Trails with Amenities

4-14 - Policy 10

8

Dixon Park Community Center

4-15 - Initiative 2

Not Listed

N/A

Construct the New Fire Station 3

4-15 - Initiative 5

Not Listed

N/A

Establish a new 100 - Acre park on Fall Hill

4-15 - Initiative 6

Not Listed

N/A

Establish 11 acre Smith Run Park

4-15 - Initiative 7

Not Listed

N/A

Develop Pocket Parks throughout the City

4-15 - Initiative 13

PF GF

Area 2 – Neighborhood Center Open Space Improvements

10 (2) – 5 - Area 2

Not Listed

N/A

Area 2 – Riverfront Access

10 (2)-7- Area 2

Not Listed

N/A

Area 2 – Wild Riverfront Park

10 (2)-8- Area 2

PF GF

FY 27

Area 2 – Fall Hill Riverside / Butler Brayne Park

10 (2)-8- Area 2

Not Listed

N/A

Area 7 - Riverfront Activation

11 (7)-9 - Area 7

PF GF

Area 7 – Expanding the Uplands Open Space Network

11 (7) -18 - Area 7

Not Listed

Area 7 – Linking the Open Space Network

11(7)-18 - Area 7

PF GF

Area 7 – Expanding the George Street Walk

11(7)-18 - Area 7

Not Listed

N/A

Alum Springs Park Access

-

PF GF

FY 23

Motts Run Reseveroir Recreational Improvements

-

PF GF

FY 23 -26

11(6)-9 - Area 6

PF GF

FY 23 -25

-

PF GF

Fy 23 - 27 $1.31 Million

JD & R Courthouse HVAC
Public Safety IT Replacement

Public Facilities
Executive Center Plaza - Electrical Upgrades

IT Disaster Reilience Plan Implementation
City Hall renovation

Parks and Open Space
Riverfront Park

Old Mill Park Improvements
PRE Capital Maintenance, Repairs, and Renovations

Pathways Improvements / Pedestrian Bridges --- CIP Page 8

Canal Street Wharf - FY 26

Parks Mobile Stage FY 23, Riverfront Park (above), Canal Street Wharf FY 26-27
N/A
Memorial Park Improvements FY 24

Other
ERP - Additional Modules

FY 22 -24

Small Area Plans

10-4

PF GF

FY 22 - 24

Comprehensive Plan Update

10-4

PF GF

FY 23

Comp. Plan Page #

CIP / Budget Page #

5 - Environmental Protection
#

Project Name

Funding Year / Notes/ Council Priorities

5-16 - Policy 8
Retrofit Existing Stormwater Systems to comply with Total Maximum Daily Load Requirements

11(3)12 – Area 3

PW GF

FY 22 - 24 $9.65 Million

11(6)9 – Area 6
Actively pursue reduction of the City's carbon footprint…

5-16 - Policy 13

PF GF

Energy Retrofits FY 22 - 27 $3.45 Million

Canal Improvements

11(6)-9 - Area 6

PW GF

Annual

Culvert Replacement

-

PW GF

FY 22 - 27 $1.97 Million

Great Oaks Acid Soil Remediation

-

PW GF

Comp. Plan Page #

CIP / Budget Page #

6-10 - Policy 3

PW GF

FY 22 Downtown Pedestrian Enhancements

6-10 - Policy 5
6-12 - Initiative 33-35

PF GF

FY 22-24 Small Area Plans Funding

6-12 - Initiative 17

Complete

6 - Business Opportunity
#

Project Name
Actively pursue streetscape improvements
Develop Corridor Plans and Guidelines
Create a Parking Plan of Action

Funding Year / Notes/ Council Priorities

Complete

Identify a venue and funding sources for a performing arts center

6-12 - Initiative 23

Not Listed

N/A

Route 3 / Interstate 95 Gateway Improvements

11(3)10 - Area 3 Plan

Not Listed

N/A

Route 1 / Princess Anne Street Gateway Improvements

11(6)-21 – Area 6 Plan

Not Listed

N/A

Comp. Plan Page #

CIP / Budget Page #

7-8 - Policy 3

PW GF

FY 23 Downtown Engineering / FY 23 Washington and Fall Hill Ave conversion
Neithborhood Enhancements Program

7 - Residential Neighborhoods and Housing
#

Project Name
Implement traffic calming measures in neighborhoods w cut-through traffic

Funding Year / Notes/ Council Priorities

Ensure Neighborhood Infrastructure Needs are Met through the CIP

7-9 - Initiative 3

PW GF

Study, re-open, and re-establish alleys as necessary

7-9 - Initiative 4

Not Listed

-

PW GF

Comp. Plan Page #

CIP / Budget Page #

Provide support for neighborhood resource surveys and the creation of pattern books

8-10 - Policy 5

Not Listed

N/A

Supplement Main Street Grants program w/ City Funds for maint. and repair of hist. buildings

8-11 - Policy 5

Not Listed

N/A

Implement interpretive tools to tell the story of underrepresented groups…

8-14 - Policy 4

PF GF

Canal Street Wharf FY 26-27

Reg. maintenance and assessment of City-owned historic properties

8-16 - Policy 6

PF GF

City Hall Renovation FY 24

11(3)9 - Area 3 Plan
11 (7) 20

PF GF
PW GF

FY 22 - 23
FY 22

Comp. Plan Page #

CIP / Budget Page #

Wheeled Refuse Carts

N/A
FY 23 - 24

8 - Historic Preservation
#

Project Name

Conversion of the Downman House to a Community Events Site
Historic District Improvements

Funding Year / Notes/ Council Priorities

9 - Institutional and Jurisdictional Partnerships
#

Project Name

Funding Year / Notes/ Council Priorities

CHART 2 – PERMIT, DEVELOPMENT, AND CONSTRUCTION MEASURES FY 21
Application/Permits

FY
2014
Actual

FY
2015
Actual

FY
2016
Actual

FY
2017
Actual

FY
2018
Actual

FY
2019
Actual

FY
2020
Actual

FY
2021
Actual

56

61

64

71

94

90

61

89

1

5

3

4

2

0

2

3

45

53

51

50

57

30

42

39

DESIGN REVIEW (ARB / Corridor Overlay)
Certificate of Appropriateness
Corridor Design Review
DEVELOPMENT REVIEW
TRC Pre-Submission Applications
Preliminary Subdivision Plat

2

2

0

1

1

2

0

0

Final Subdivision Plat

13

25

16

16

20

22

22

28

Residential Lot Grading Plan

50

88

38

83

50

62

66

61

Major Site Plan

9

13

7

9

12

14

19

13

Minor Site Plan

1

7

10

12

13

11

8

8

LAND USE APPLICATIONS (BZA / PC / Council)
BZA Appeal / Variance

1

1

5

1

3

4

5

2

Comprehensive Plan Compliance Review

4

3

5

5

0

3

1

0

Right-of-Way Vacation

1

1

0

2

0

0

1

0

Special Exception

2

0

3

7**

3

2

3

4

Special Use Permit

14

8

5

1**

4

4

6

5

UDO Text Amendment

11

9

5

6

4

7

6

8

Zoning Map Amendment (Rezoning and
Proffer Amendment)

7

2

3

3

2

4

4

5

ZONING
Accessory Structure Permits

0*

0*

16

29

17

20

43

13

Administrative Modification

1

2

1

1

0

0

0

1

0*

0*

3

6

1

0

0

0

250

216

186

225

182

237

225

215

Determination / Verification Letters

30

37

31

16

38

46

18

20

Enforcement / Notices of Violation

85

100

120

117

137

123

99

55

Fences

52

84

69

88

112

92

86

87

Home Occupation

59

63

61

70

65

54

47

47

Non-Conforming Use, Change

2

0

2

1

1

0

0

1

Non-Conforming Use, Expansion

0

0

0

0

0

2

0

0

Sidewalk Café

9

19

12

8

6

3

6

11

110

103

105

136

121

107

120

118

19

20

25

29

22

22

25

23

Antenna Structure
Certificate of Zoning Use

Signs
Temporary Activity

FY 18

FY 19

FY 20

FY 21

Actual

Actual

Actual

Actual

7,718

8,902

9,701

10,054

Construction
Plans Reviewed

975

975

1,257

1,332

Walk-In Plan
Reviews

260

260

* N/A

* N/A

1,575

1,685

1,633

1,493

$75,630,425

$51,931,972

$110,384,029

$80,769,322
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Construction
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Construction
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Construction
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MAP 1 – REZONINGS, SPECIAL USE PERMITS, SPECIAL EXCEPTIONS, AND BZA ACTIONS FY 20

MAP 1 – SITE PLAN AND SUBDIVISION PLATS FY 20

MEMORANDUM
TO:
FROM:
DATE:
RE:

Rene Rodriguez, Planning Commission Chairman
Mike Craig, Senior Planner
October 7, 2021 (for the October 13 Council Meeting)
US Route 1 / Fall Hill Ave Intersection

BACKGROUND
Planning Commissioner Lynch recapped the public hearing VDOT held on the proposed changes to the
US Route 1 / Fall Hill Avenue intersection last meeting. The Planning Commission discussed providing a
public comment to VDOT on the project. For that discussion, the following documents are attached:
1. The 2018 STARS US Route 1 / Fall Hill Avenue intersection concept.
2. The updated VDOT concept for the US Route 1 / Fall Hill Avenue intersection.

ROUTE 1 CORRIDOR STUDY

IMPROVEMENT CONCEPT: FALL HILL AVENUE INTERSECTION (2030 PREFERRED ALTERNATIVE)

Existing Conditions




Major Collector (Fall Hill Ave)
4-leg signalized intersection
Posted speed limit (Fall Hill Ave) = 25 mph

Proposed Improvements








Add an exclusive southbound right turn lane
Add eastbound dual left turn lanes, making the approach layout
dual lefts, through, right
Add an exclusive westbound right turn lane, making the approach
layout left, through, right
Extend northbound right turn lane storage length to 250’
Extend southbound left turn lane storage length to 205’
Modify signal phasing to remove split-phased operation
Close median opening at Wellford St making it right in/right out

Planning Level Cost Estimate
Total Cost =

Project Benefits
Intersection Traffic Operations Measures

$7,200,000

Note: The estimate shown for the proposed Route 1/Fall Hill Ave
intersection improvements includes the data developed for the
SMART SCALE application and contains a greater level of detail and
precision than the concept-level estimates shown for the other
locations. This estimate is inflated to the 2024 construction year.

2030 No-Build Delay*

193.4 hours

2030 Build Delay*

121.8 hours

Δ Delay (% Change)

-71.6 (-37.0%)

20-Year Operations
Savings

$9,655,648

*Compounded AM and PM weekday travel delay in the influence
area of all the proposed improvements within the corridor

Southbound Approach (Route 1)

Conceptual Layout: Year 2030 Preferred Alternative (Fall Hill Avenue)

Crash Reduction
2030 No-Build Crashes*

12.62

2030 Build Crashes*

8.73

Δ Crashes (% Change)

-3.89 (-31%)

20-Year Crash Reduction
Savings

$13,302,426

*Projected Crashes in the influence area of the intersection

Provides additional lane capacity for
southbound right turn movement.
Provides additional lane capacity for
eastbound and westbound movements.
Reduces intersection delay.
Reduces crashes at intersection.




Add Graphic(s) here

Northbound Approach (Route 1)




Project Schedule
Preliminary Engineering
ROW and Utility Relocation
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ROUTE 1 CORRIDOR STUDY
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Aerial Overview

Virginia Department
of Transportation

Route 1 at Fall Hill Ave Intersection Improvements

Project Location
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Byrd Holloway, P.E.
Project Manager
Virginia Department of Transportation
87 Deacon Road
Fredericksburg, Va 22405
Comments may also be sent to:
Fred.Comments@VDOT.Virginia.gov
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relocations may be required beyond the proposed right-of-way shown on these
plans.
Imagery Courtesy of the Commonwealth of Virginia copyright 2021.
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ITEM #10A

MEMORANDUM
TO:
FROM:
DATE:
RE:

Timothy J. Baroody, City Manager
Mike Craig, Senior Planner
October 4, 2021 (for the October 12 Council Meeting)
Area 1 Small Area Plan

ISSUE
Should the Council initiate public hearings for the Area 1 Central Park / Celebrate Virginia Small Area Plan?
RECOMMENDATION
Approve the resolution initiating the public hearing process.
BACKGROUND
Area 1 Central Park/Celebrate Virginia is the City’s largest planning area. The majority of Area 1 is made
up of 1,200 acres north of US Route 3 (Plank Road) and west of Interstate 95. In addition, 25 acres of Area
1 are located southwest of the Fredericksburg I-95 interchange with US Route 3. This planning area was
annexed into the City in 1984. It is bordered on the north and west by the Rappahannock River and
Stafford County, on the south and west by Spotsylvania County, and on the east by the rest of the City.
The Small Area Plan contains two main components: a Transect Plan and a Regulating Plan. The Transect
Plan serves as a guide for the permitted intensity of future development. The Regulating Plan identifies
different network policies (for example, the transit system or watersheds) or infrastructure improvements
(such as transportation upgrades or new open spaces) that are necessary to ensure that as things grow
and change the City’s desired future states are achieved.
On September 28, 2021 a joint work session was held with City Council and Planning Commission to
discuss a draft of this proposed amendment. Follow up to the discussion is included in the attached
appendix to this memo.
PUBLIC ENGAGEMENT AND THE PLANNING PROCESS
The planning process for Area 1 included substantial outreach to the community. The planning process
started with a four-day charrette, in October 2019, held in a storefront (now the Lazy Daisy) in Central
Park. The charrette included designated meeting times with stakeholders and major property owners in
the area, open hours for the public to work along the staff, and public meetings in the evenings. At the
charrette, participants completed value-line surveys, placemat exercises, and joined discussion to
envision the desired future of the neighborhood. Those present included local residents, property owners,
and interested stakeholders from across the City. The lead up to the charrette included two mailers sent
to business owners and residents in the area. On-line surveys were released in conjunction with the Area
1 planning effort aimed to solicit as much public feedback as possible. Ultimately, Streetsense, the City’s
land use consultant, produced a report on Area 1 that was transmitted to the City Council and Planning
Commission in a joint work session in August 2020. The Planning Commission and City Council held an
additional joint work session in September 2020 to discuss the proposed Area 1 and Area 2 Small Area
Plans.
The Planning Department and Planning Commission then went to work generating a proposed Small Area
Plan based on the foundation provided in the Streetsense report. The work included creating a “Central
Square Committee” consisting of Planning Commissioners Chris Hornung and Tom O’Toole as well as

members of the Planning and Economic Development and Tourism Departments to meet with
representatives of Rappaport, the predominant property owner and property manager for the core of
Central Park. It included reviewing plan concepts with jurisdictional partners including the Virginia
Department of Transportation, Spotsylvania County, and the Fredericksburg Area Metropolitan Planning
Organization. Individual meetings were also held with other landowners including the Silver Companies
and the Silber Family, who operate the Fredericksburg Exposition Center and Stadium.
The Planning Commission held an additional community meeting at the Stadium on July 14, 2021. Over
500 meeting notices were mailed to all business owners and residents in the area. Fifty people attended
the meeting. The input received throughout this process has been included in the Small Area Plan. The
Plan has been an item of discussion on each Planning Commission agenda since March. The Plan has been
thoroughly reviewed and is ready for the final public hearing process.
PLAN OVERVIEW
Challenges and Opportunities: The plan identifies seven main challenges facing Area 1 and pairs seven
opportunities to address them.
Transect Based Land Use Plan: The Area 1 Plan contemplates the appropriate level of use in the different
portions of Area 1. The transect designations form a spectrum, starting at the Rappahannock River’s edge
with T-1 Preservation and increasing in the vibrancy of use up to a new T-6 Modern Urban Core Transect
in the areas adjacent to Interstate 95 Exit 130. The Plan includes Civic designations around the future Wild
Riverfront Park and a proposed Interstate Interchange. The Plan also includes the Special Tourism and
Events District focused on the Fredericksburg Exposition Center and Stadium.
Regulating Plan - Systems: The regulating plan includes a look at three different systems within Area 1
including Interstate 95, the Transit Network, and the Watersheds Network in the Area.
Regulating Plan – North and Riverfront, Central Area, and South End: Area 1 is geographically diverse
and is also the largest planning area in the City. It was split into three parts – the North and Riverfront,
the Central Area, and the South End – in order to provide the necessary focus on each area. Within each
area, the plan reviews the transportation network, utility systems, open spaces, etc. in order to identify
necessary upgrades needed as these areas evolve. The North and South Ends also have focus areas
including the Riverfront, the Special Tourism and Events District, and the Central Square with additional
detail provided for each based on their special dispositions.
Historic Resources: The Plan includes a delineation of known historic resources.
Implementation: The implementation section includes specific action steps to be taken to bring the Plan
to fruition.
NEXT STEPS
The City Council should adopt the attached resolution to begin the public hearing process for the Area 1
Central Park / Celebrate Virginia Small Area Plan. If adopted, then a public hearing will be held with the
Planning Commission on November 10. It will then return to the City Council for public hearing and Action.
Attachments:
Appendix 1 – Discussion from the Joint Work Session on September 28, 2021
Area 1 Central Park / Celebrate Virginia Small Area Plan
Resolution
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APPENDIX 1 --- Discussion from the Joint Work Session on September 28, 2021
The City Council and Planning Commission held a joint work session on September 28, 2021. The following
section of the report is intended to follow up on the discussion held. The comments have been
summarized in italics and the responses follow each in regular text:
1. What other action steps / coordination can the City undertake with Fredericksburg Regional Transit to
increase transit service and ridership in the short and long term? How can transit better serve the
Special Tourism and Events District?
Based on discussion at the community meeting on July 14, a special focus area was developed to take a
look at transit needs in this area (pages 11-13 and 11-14). The focus area contemplates the existing types
or routes run by FRED, potential Transit Boulevard locations, and policies related to Major Trip Generators
such as the Special Tourism and Events District and the Central Square. After discussion on the 28th,
additional meetings have been set up to discuss this item with Planning Commissioner Lynch and Jamie
Jackson, Director of Transit and Transportation. Options will be provided to the Planning Commission in
the public hearing staff report.
The transportation strategy for the Special Tourism and Events District is to maximize the efficiency of
existing asphalt and enhancing transportation alternatives accessing these facilities. The strategy includes
emphasizing sharing existing paved parking spaces and adding parking maximizing available parking on
already paved surfaces in close proximity to the stadium. It also includes expanding transit service into
the Special Tourism and Events District (something FRED is taking up with their upcoming strategic plan)
and creating a circulation plan for ride-share vehicles (Uber and Lyft, for example) so that those trips are
as quick and efficient as possible. Unfortunately, based on the restrictions in their funding FRED cannot
operate “shuttle services” between parking lots. However, they are actively looking at how to implement
frequent service within these areas at peak even times. Finally, the Plan contemplates an expanded
shared use path network feeding this area to enhance walk and bike-ability to the Special Tourism and
Events District. The purpose of these transportation strategies, discussed with the owners and operator
of the Stadium and Fredericksburg Exposition Center, is to permit maximum utilization of these two key
tourism generators while ensuring that the optimal balance is provided between meeting the short term
existing single family car transportation paradigm and the long-term vision of a more compact urban
district.
2. Is the size of the T-6 Transect sufficient? Should it be extended to the Cowan Boulevard / Carl D. Silver
Parkway intersection?
The T-6 Transect is currently 134 acres in size. By comparison, the City’s downtown core (the area
between Amelia Street in the north, Prince Edward Street in the west, Lafayette Blvd. in the south and the
Rappahannock River to the east) is roughly 85 acres. Based on Streetsense’s pre-Covid market analysis,
the size of the Transect may be greater than the near-term market potential for Area 1, but provides longterm flexibility and is of sufficient size to enable larger scale redevelopment projects. The T-4 Transect on
its periphery is of a sufficient intensity to permit infill redevelopment as well as things evolve.
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3. Have the transportation elements in this plan been discussed with regional stakeholders including the
Virginia Department of Transportation and the Fredericksburg Area Metropolitan Planning
Organization?
Early discussion with the City Council and Planning Commission included a request to coordinate
transportation elements of the plan with neighboring localities. The plan was circulated to Spotsylvania
County. They focused on the land use and transportation elements and provided some feedback, which
has been incorporated into the North and Riverfront, Central Area, and Southern End Regulating Plans.
Earlier this year, discussion with the Planning Commission led to the development of an individual focus
section on the Interstate 95 system in Area 1. The concept development included a potential additional
interchange at the north end of Gordon Shelton Boulevard, an additional Interstate access point directly
into Central Square from the current Rt. 3 ramp on to Commerce Street. Also, proposed is a potential
bridge (between the Plank Road and Cowan Boulevard bridges) over Interstate 95 to serve transit and
bicycles and pedestrians connecting the Gateway project and the future extension of Gateway Boulevard
to Central Square and Carl D. Silver Parkway. These concepts were reviewed with Stephen Haynes,
Fredericksburg District Planner for the Virginia Department of Transportation, who concurred that
improvements would be needed over time to relieve pressure on Interstate Exit 130. Recent
improvements to Exit 130 represent some of the last feasible expansions in capacity that can occur
immediately at that intersection. He was encouraged by the proposed improvements as they would serve
to disperse east – west traffic around Exit 130 in a way that would be regionally advantageous by reducing
pressure on Route 3.
The improvements were discussed with Ian Ollis, Director of Transportation Planning for the
Fredericksburg Area Metropolitan Planning Organization. He had a similar take on the potential positive
effects of the improvements and encouraged the City to request that the items be included in an up and
coming east – west mobility study that FAMPO is undertaking. City representatives attended the kickoff
meeting for that study and the proposed improvements were included in the initial scope for the study.
4. Have the land use and Central Square portions of this plan incorporated feedback from larger property
owners?
After review of the first draft of the plan, the Planning Commission established a Central Square
committee made up of Chris Hornung and Tom O’Toole who, along with Planning and Economic
Development and Tourism staff met with Rappaport, the principle owner/lessor of commercial property
in Central Park. The purpose of the committee was to understand the complicated overlapping web of
development agreements (ownership patterns, easements, and other cross-property restrictions placed
on the property at the time of development) and whether or not those restrictions precluded larger
redevelopment projects in the big box portions of Central Park. The discussion had a strong influence on
the Plan. The Central Square section was expanded to focus first on policies related to the short and midterm change that the ownership of the center envisioned (11-24 through 11-26). The Planning
Commission discussed different regional development centers around the state to gauge what would be
needed to implement a longer-term vision of an urban retrofit within Central Park. Those developments
included the Williamsburg Premium Outlets (Williamsburg, Virginia), Atlas Walk (Gainesville, Virginia), and
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Mosaic (Merrifield, Virginia). Through the discussion with Rappaport and the Planning Commission, it was
understood that implementing a longer-term urban retrofit in Central Park would not be achieved
piecemeal, that it would take a concerted public – private partnership, and that investments in things like
expanded transit service, structured parking, and urban plazas, squares, and other open space must be
part of that plan. A suggestion was made by Mr. Lynch at the work session on the 28th to add an
implementation step to explore this concept further with the City’s Economic Development Authority and
that will be introduced to the Planning Commission for discussion as part of the public hearing staff report.
5. Area 1 is the product of major public and private investment overtime and should continue to be the
spoke of the wheel that is our region. The Area 1 Small Area Plan should provide the policy direction
needed to ensure this area remains a Regional Hub.
Agreed.
6. Does this plan ensure that the City balances residential growth with the need for space for future PostCOVID commercial needs? Does it ensure residential growth mitigates its impacts on public services
and facilities?
The Plan makes an honest assessment of the market demand within Area 1 and recognizes that residential
growth will be absorbed within the Area. However, it does not recommend that Area 1 be pro-actively
rezoned to permit residential growth by-right. The residential strategy, outlined on page 11-6, states that
the zoning ordinance needs to be updated to strengthen the form based criteria within Planned
Development Districts and that additional residential use should be permitted by Special Use Permit in
the Planned Development – Commercial District. The Plan states that substantial residential or mixeduse projects proposed within Area 1 would still require an entitlement (either a rezoning or special use
permit with public hearings before the Planning Commission and City Council) to ensure the proposal
adhered to the Transect and Regulating plans in the Area 1 Small Area Plan and appropriately mitigated
the project’s impacts on public facilities and services. Based on the discussion on the 28th, the section has
been updated with text (highlighted in green on page 11-5 through 11-6) that:
- Proposes an overall cap on the total amount of residential land that could be requested for residential
use by special use permit in the Planned Development – Commercial District.
- Proposes new residential proposals include a minimum amount of commercial use compatible with
the recently modified definition of a “mixed-use development”.
- Recommends phasing of a project be included in the entitlement request to ensure that commercial
use is incorporated into the development prior to the completion of the proposed residential use.
7. Does the implementation section of the plan sufficiently lay out the resources needed to get this plan
done?
The Area Plan will be implemented over a ten to twenty-year horizon. The implementation steps must
provide sufficient detail where appropriate to make take concrete short term steps to set the plan in
motion. Longer term implementation steps need to be worded more generally to recognize the reality
of the evolving environment. Planning staff is reviewing the implementation steps and will provide
recommendations on modifications, additions, or subtractions in the staff report prior to the Planning
Commission public hearing.
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MOTION:

October 12, 2021
Regular Meeting
Resolution No. 21-__

SECOND:
RE:

Initiating an Amendment to the 2015 Comprehensive Plan to Adopt a New Small
Area Plan for Planning Area 1

ACTION:

APPROVED: AYES: 0; NAYS: 0

The purpose of this resolution is to initiate amendments to the 2015 Comprehensive Plan to
amend Chapter 11, "Planning Areas," to adopt a new small area plan for Planning Area 1. To
create this small area plan, staff conducted community meetings and completed a land suitability
analysis to guide the future of land use within Area 1. The findings and recommendations were
presented to the Fredericksburg Planning Commission and City Council who have studied the
amendments.
City Code §72-22.2 and Code of Virginia §15.2-2229 require amendments to a comprehensive
plan to be recommended, approved, and adopted, respectively, as required by §15.2-2204. The
governing body may prepare an amendment and refer it to the planning commission for public
hearing within 60 days or such longer time frame as may be specified. In acting on any
amendments to the plan, the governing body shall act within 90 days of the local planning
commission’s recommending resolution. In this case, it is appropriate to provide 90 days for the
planning commission’s public hearing and recommendation.
Therefore, the City Council hereby resolves to initiate amendments to the 2015 Comprehensive
Plan to adopt a new small area plan for Planning Area 1. The proposed amendments are
described in an exhibit entitled “Comprehensive Plan Amendments, Area 1,” dated October 6,
2021. The amendments are referred to the Fredericksburg Planning Commission for public
hearing and recommendation within 90 days.
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. 21- , duly adopted at a meeting of the City
Council meeting held October 12, 2021 at which a quorum was present and voted.
___________________________________
Tonya B. Lacey, MMC
Clerk of Council

AREA 1 DRAFT SMALL AREA PLAN
OCTOBER 6, 2021

LAND USE PLANNING AREA 1: CELEBRATE VIRGINIA / CENTRAL PARK

Part III

General Character

Area 1 Central Park/Celebrate Virginia is the City’s largest planning area. The majority of Area 1 is made up of 1,200
acres north of US Route 3 (Plank Road) and west of Interstate 95. In addition, 25 acres of Area 1 are located southwest
of the Fredericksburg I-95 interchange with US Route 3. This planning area was annexed into the City in 1984. It is
bordered on the north and west by the Rappahannock River and Stafford County, on the south and west by Spotsylvania
County, and on the east by the rest of the City.
Access to Area 1 is primarily by car from arterial and collector streets such as State Route 3 (including access from
interchange 130 on Interstate 95), Carl D. Silver Parkway, Central Park Boulevard (which becomes Cowan Boulevard
to the east), River Road, and Fall Hill Avenue. Internal circulation is often cited as a challenge. Most businesses and
residential areas are individual land bays branching off the arterial road network with limited cross connections.
Regional connectivity resulting from direct access to Interstate 95 has driven much of the land use development in Area
1 over the last forty years. The most prominent development pattern is large format box commercial. Area 1 has also
proven suitable for regional tourism destinations like the Fredericksburg Exposition and Convention Center and the
Fredericksburg Nationals Baseball Stadium.
Most parcels within Area 1 range between 1.5 and 20 acres in size. Commercial buildings are typically single story
rectangular boxes with flat roofs. Multifamily residential buildings are generally arranged as three to four story walk-ups
surrounded by surface parking. The arrangement and scale of use coupled with the organization of use into isolated
pods creates a utilitarian auto-dependent environment. The result is that potential synergies created by the proximity
and scale of land uses (and the attractiveness of a wealth of nearby natural amenities) are unrealized. The development
pattern forces people into their cars.
Area 1 is likely to undergo the most substantial change of any planning area in the City over the next twenty years.
Substantial economic and market changes will test the viability of the existing built environment. Technological and
transportation changes will alter the way land uses are organized and may even alter the basic tenets of “using” land as
its is now understood it. To chart a course into the future for this area, many lessons are taken from the community,
from the input gathered at the on-site charette, and also from the City’s own history.
Area 7 Downtown, the City’s other “core,” provides the quintessential “experiential” urban environment that today’s
consumers want in a character-rich, walkable and historic commercial core. At its root, Downtown is the opposite
paradigm of Area 1. Parcel sizes rarely reach half an acre. Buildings are typically multi-story. Land use is clustered in a
way that provides a vibrant synergy. These aspects have proved sustainable over many decades. As Area 1 evolves, the
principles behind these aspects should be used to inform what a more sustainable future can be within Area 1. Within
Area 1, they will have the opportunity to be applied at a much larger scale.
Area 1 is uniquely situated at the entrance to the City from Interstate 95. Thirty years ago that location sparked the
development of regional “retail power center” that enabled the City to capture distinction in an emerging big-box
retail economy. Since, this segment of the retail market became increasingly saturated, especially along Interstate 95.
Evolving interest in experiential retail, entertainment, and walkable urban spaces will spur the regeneration of Area
1 to capture a new market distinction. This evolution of Area 1 will not happen overnight. Incremental steps would
permit a mix of uses, create a synergy of activity, and establish a “place.” Existing infrastructure can be upgraded and
modified to create a more sustainable transportation network. Challenges, such as diversified parcel ownership and
complicated legal relationships crossing parcel boundaries must be recognized and will require a community approach
to enact change. However, with a shifting market and development paradigm, substantial land and infrastructure, Area
1 has great potential as a transformative prominent destination.

The Challenges

− Development in Area 1 was primarily designed for a single use retail market that is now evolving due to changes
in shopping habits, the development of several competing regional shopping centers, and the desire for an experiential multiple use precinct.
− The Rappahannock Riverfront (inclusive of the adjacent environmental network) within Area 1 is wild and
spectacular with many intact upland features including tributary streams, wetlands, and connective tree canopy.
However, these areas have limited accessibility and, especially in the upland areas, are subject to nearby development pressure.
− The transportation network in Area 1 is oriented towards a select few major arterial highways, which concentrate
traffic creating confusion, congestion, and the reinforcement of a disparate land use pattern. The use of autos
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will remain primary, but transportation modes should become more diverse.
− It is difficult to walk, bike, or ride transit around Area 1 due to a combination of existing single use development
patterns, a transportation network designed primarily to move a high volume of automobiles at a high rate of
speed, and limited transit service with infrequent headways.
− Area 1 is one of the principal gateways to the City, yet it remains undistinguished other than by traffic and commercial signage.
− Existing developments have much potential based on their location, access to Interstate 95, and sufficient room
to build upon open spaces. The land, especially in the Central Area and South End (as defined on page 11-10),
is made up of large flat parcels that can easily be redeveloped. However, disparate ownership patterns and a
lack of amenities or cohesive public open spaces require a strong vision to create momentum and incentive for
individual property owners with potentially the public in partnership to participate in the Area’s evolution.
− Area 1 is separated from the rest of the City by Interstate 95, has had a relatively short lifespan as a physical part
of the City, and has been built out as a series of independent developments predicated on automobile traffic.

The Opportunities

− Area 1 contains viable parcels viable for new and re-development and is uniquely situated for continued commercial as well as a variety of other uses. Existing buildings can be repurposed or replaced for new non-residential employment uses as the economy continues to evolve. The existing infrastructure (street volume and utility
services) in place is one of the City’s greatest assets.

Land Use
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− The Area 1 Rappahannock Riverfront can be better preserved and accessed through protection and transitional land use patterns in the uplands adjacent to the River. Sustainable access and use of the Riverfront can be
enhanced by working closely with community and institutional partners to strengthen natural trail connections,
guide passive recreation, and to create a Wild Riverfront Park using the existing access from Wicklow Drive.
− The existing street network has the potential for greater connectivity by adding new streets as infill development
occurs and upgrading selected drive aisles within shopping center parking lots to complete streets.
− There is sufficient under-used right-of-way as well as surplus surface parking that can be repurposed into a cohesive network of multi-use paths and provide room for circulation and bus stops for expanded transit service.
− The City has completed a branding process and is ready to implement a new system of Gateway signage and
monumentation.
− Several portions of Area 1 are contiguous and malleable, are free of natural or man-made barriers, and have the
potential for dynamic economic evolution into a sustainable modern urban core.
− Integration of Area 1 into the remainder of the City through multi-modal transportation connections and a
more urban development pattern will better connect Area 1, and its current and future residents, into the rest
of the City.

Part III

A Unique Challenge and Opportunity

The primary tool in accomplishing the goals of transect land use policies is through zoning regulations. Approximately
880 acres of the 1200 acres in Area 1 are in the Planned Development-Commercial Zoning District. Planned development
districts are a planning tool developed in the late 20th century as an alternative to traditional regulatory zoning districts
with lists of specific permitted uses as well as setback and height limits. Planned development districts typically provide
for ‘good planning’ through performance objectives with general parameters for height and density (expressed in floor
area rations [FAR] for commercial uses and units per acre for residential uses). These elements are expressed through
general development plans that are tailored to each site.
Planned development districts work well when applied in a “general” way. Such districts, in essence, create a land
bay pattern of development with centralized, auto-dominant transportation infrastructure. Planned development
districts as traditionally designed do not work well in encouraging redevelopment or more fine-grained development
that is designed to accommodate changes in use overtime because redevelopment plans necessitate on-going change
to an initial general development plan that overtime covers multiple parcels under different ownership. This results in
repeated multiple lengthy review processes without predictability as to outcome.
A more effective zoning tool is a blending of a traditional planned development zoning district, addressing the ‘what’
aspects of development (permitted uses and special uses), and a form based code, addressing the ‘how’ aspects through
bulk and size standards as well as arrangement of uses. The addition of a form based code provides the design elements
to guide a renewal of General Development Plans. The City’s Planned Development Zoning Districts should evolve
to include form based code and other mixed-use elements. The Area 1 Small Area Plan includes an overall transect
plan and regulating plans broken into three different portions. Read together, these elements should form the basis
for new form based code elements to be incorporated into Planned Development Zoning Districts or implemented by
individual landowners as they propose new development or redevelopment projects. More description regarding the
overall phasing of residential project components and the mitigation of their impacts on public facilities and services
follow in the Market Analysis section.

Market Analysis
The Citywide 2018 Market Analysis prepared by the City’s Area Plan consultant, Streetsense, assessed the potential
for several market categories for the succeeding five years. The Market Analysis’ findings are a snapshot of market
conditions at the time of its production. Since its publication, the COVID-19 Pandemic substantially impacted the
local and national economy. The data in this section is thus supplemented by information from the Fredericksburg
Area Association of Realtors provided in 2020, and the on-going analysis of residential absorption in the City’s Status
of Land Use Annual Report. An updated Market Analysis will be included as part of the 2022 / 2023 Comprehensive
Plan update. The COVID-19 Pandemic may increase the pace of the trends and will continue to impact the economy
in new ways. Several of those trends are identified in the sections below.
Residential - As of 2021, the Weldon Cooper Center anticipates that the City will grow by 9,000 people over the
next twenty years. Failure to address this anticipated residential demand will increase housing costs, constrain the
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local consumer market for commercial goods and services, and encourage unnecessary congestion by separating living
from other daily activities. Some of that growth will occur through infill in the more urban areas west of Interstate 95.
However the City’s infill policies in those areas are geared toward permitting gentle increases in density utilizing missing
middle housing, accessory dwelling units (potentially), and other similar methods in concert with existing character
rather than wholesale increase in mass, scale, and intensity of existing neighborhood and commercial areas. Area 1 is
not only uniquely situated to absorb the bulk of the City’s anticipated residential growth but also needs that residential
growth to stabilize and feed its portions of the City’s commercial market. The City has nearly absorbed and occupied
all of the new units that were in the development pipeline in the ‘teens. The result of that constrained supply is an
un-affordable increase in the cost to purchase housing or rent housing within the City limits. Another emerging trend
is that the proliferation of telework and on-line shopping infrastructure has changed the nature of residential use. The
home is now also often a point of sale and a place of work, which yields additional local tax revenue.
The transect map and the regulating plan together identify the appropriate level of residential use and the corresponding
infrastructure upgrades needed in each section of Area 1. The current market for residential use in Area 1 is currently
suppressed by the existing zoning. No additional residential is permitted in the Planned Development – Commercial
areas of Central Park (due to restriction in the General Development Plan) or Celebrate Virginia South (based on a
maximum level of development permitted in that zoning district that has been reached). New residential use above
what is permitted currently by-right should be permitted as a component of the developments within Area 1, however
it should, generally, require an approval through a special use permit.
The entitlement processes is the appropriate vehicle to ensure the project utilizes the concepts within the Small Area
Plan. New projects should incorporate the concepts in the transect and regulating plans. They should mitigate their
impacts on public facilites and services. They should identify commercially viable land within and adjacent to the project
boundary. Commercial use should be mixed-into the project as appropriate and different uses should be funcitionally
integrated through a network of streets and blocks. Projects should be phased so that a balance between commercial
and residential use is maintained. Residential components should include a variety of housing types and that variety
may be achieved through different unit types (such as single family homes or multifamily) or through a variety of market
segments (such as senior housing, condominiums, or other market types).
The City should consider modifying the Planned Development – Commercial zoning district to permit additional
residential use over existing limits by special use permit in accordance with the Unique Challenge and Opportunity on
the previous page. An overall cap on the amount of residential permitted by special use permit should be established as
part of that process. Additionally, the City should adopt a T-5C Transect Map for the portions of Area 1 south of State
Route 3 to require adherence to the Form Based Code if residential development is proposed in that area.
Retail - The 2018 Market Analysis identified that the City supports almost 2.5 million square feet of retail space
through spending from local and regional customers of which, Area 1 has approximately 2.2 million square feet. The
Market Analysis identified that this represented a significant oversupply of retail. On-line sales have provided some
new competition for these use, but the proliferation of super-regional big box anchored shopping centers have had
more impact in limiting the City’s ability to draw from a regional customer base. Area 1’s retail offerings are in need of
reposition. Adding hotel, residential, entertainment, recreational, and offices uses would allow Area 1 retail to build an
adjacent customer base with a regular and reliable source of demand. This repositioning would strengthen Area 1 and
bring an equilibrium that supports the overall vision of the city as a place to live, work, visit, and play. Additionally,
traditional retail boxes are already beginning to be modified to accommodate a focus on distribution of products from
increased on-line sales and to put more emphasis on drive-through or curb pick up points of sale.
Hospitality - The 2018 market study found that hotel occupancy rates in Fredericksburg had recently reached a healthy
65% suggesting that the market is stabilizing as the occupancy rate continue to rise. Area 1 is well-positioned to
capture hospitality demand based on the accessibility from regional roadways in the post-COVID market especially as
entertainment and tourism uses are added to Area 1.
Office - The city’s recovering office market is limited by competitive clusters in neighboring jurisdictions and the slow
growth of office-generating employment industries. The COVID Pandemic will also continue changing the office
market through the normalization of work from home activities. However, Fredericksburg’s location along Interstate-95
is an advantage, further amplified by the Atlantic Gateway infrastructure project that will extend Express Lanes to
Fredericksburg and add I-95 capacity across the Rappahannock River. Modest new office development and Buildto-Suit opportunities may continue as the market absorbs, demolishes, and re-purposes the existing office inventory
if the City can leverage points of market distinction and competitive advantage, while diffusing or mitigating any site
conditions that may hinder development potential.
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Transect Map

The transect map illustrates the zones used to identify current settlement and commerce patterns and to direct new development, infill development, or redevelopment within Area 1. This is based on the existing and anticipated future built
environment. Area 1, which is served by public transportation, includes opportunities for revitalization with integrated
mixed-use and some areas for higher density development.
Area 1 consists of six standard transect zones and one special district.

KEY

te 95

T-1
l
Fal

T-2

ve
lA

Intersta

Part III

Civic

Hil

T-3
Cowan Blvd

T-4

Bragg

Rd

T-5c
T-6

rl
Ca

SD

te 3

Rou

11-7

CITY OF FREDERICKSBURG

S
D.

er
ilv

w
Pk

y

Area 1Transect Zones

T-1 (PRESERVED OPEN SPACE) This T-1 Zone is focused on the protection of currently preserved or planned

open space. Particular attention should be paid to protecting environmental areas, steep slopes, and the tree canopy
connecting these sensitive features adjacent to the Rappahannock Riverfront together. Large scale changes of use are
not intended or encouraged. Improvements are focused on enhancing the public access and enjoyment of these natural
spaces. Recreational activities should be managed through responsible partnerships with community and institutional
organizations that promote awareness of the Riverfront as an important asset of the city and protect the history and
environmental sensitivity of the area.

T-2 (RURAL ZONE) The 21 acres shown as rural zone consists of a large lot single family subdivision with limited
access and utility services. The water and sewer on these lots is provided through individual well and septic systems.
No additional subdivision in this area should be permitted.

T-3 (SUB-URBAN) The T-3 Sub-Urban Transect in Area 1 contains transitional areas between the ecologically sensi-

tive river fringe and more developed areas. New development in this area should focus on transitional residential uses
that adhere to existing topography and use creative design to protect existing environmental features. Recreational amenities in these developments should be a mix of passive spaces such as greens and trails that integrate the development
into adjacent natural areas and formal /active spaces like parks, squares, and playgrounds. The boundary between the
T-3 and T-4 Transects is generally located at the limits of gravity sanitary sewer service. Within Area 1, new development should be implemented through the Planned Development - Residential zoning district or as a component of a
larger Planned Development - Mixed Use project. During this process, viewsheds from the Rappahannock River should
be evaluated in addition to the standard impact analysis.

T-4 (GENERAL URBAN) The T-4 General Urban Transect in Area 1 consists of the most concentrated commercial

T-5C (GENERAL URBAN) This T-5c Zone consists of the area located southwest of the Interstage 95 / Route

3 interchange. Several old hotels and restaurants in this area were demolished in the 2010’s. The result is that a large
portion of this Transect is vacant land. Redevelopment should include a diverse set of uses that should be arranged in a
way that ties the area into the redevelopment occurring at the Spotsylvania Mall. A variety of open spaces including the
re-establishment of environmental features as well as more formal spaces like courtyards and plazas are approrpriate.
Access and visibility are paramount to tenant success, however, the intersection of Mall Court, Plank Service Road, Carl
D. Silver Parkway, and State Route 3 carries a high volume of traffic and includes many complex movements as vehicles
access the nearby interstate. Access to and from this area must be coordinated with adjacent development and regional
road plans to ensure that the transportation network in the area sufficiently carries additional proposed traffic.

Land Use

use in the City as well as some newly developing mixed-use and residential neighborhoods. The character of these areas
varies between individual land bays developed in a suburban arrangement around large roadways and a more cohesive
network recently implemented between Fall Hill Avenue and Cowan Boulevard with a gridded network of streets and
blocks set up to extend to the west as new development occurs. The T-4 Transect in Area 1 is suited for commercial,
mixed-use, and residential developments that should increase in intensity as they approach the existing Interstate 95
interchange. As new and re-development occurs it should be molded into a sustainable, integrated, and walkable pattern
with a mix of medium and high density housing types and a connective network of open spaces made up of greens,
squares and plazas. The regulating plan concepts for the North, Central, and South End described on the following
pages should be referred to when evaluating the layout, access, and levels of inter-connectivity of a proposed project.

T-6 (MODERN URBAN CORE) The T-6 Modern Core transect identifies Fredericksburg’s modern regional com-

mercial district. Concentrated development must include integrated transportation options including transit, pedestrian,
and bicycle facilities. Minimal building setbacks should compliment and enhance wide sidewalks lined with street trees
along selected drive-aisles. Formal open spaces such as courtyards, plazas, squares, and roof gardens should be integrated into redevelopments providing points of focus. Density expectations for residential, commercial, and mixed-use
development will be determined by proposed development plans and the mitigation of their impacts on public services
and facilities. New form based elements should be developed to guide future development in the T-6.

SPECIAL TOURISM AND EVENTS DISTRICT The Special Tourism and Events District includes the Fredericksburg Nationals Stadium, the Fredericksburg Expo and Convention Center, and the adjacent hotels and commercial
areas within North End. Buildings and spaces for assembly should be designed as an integrated whole. Formal open
spaces including plazas, squares, and roof gardens should be integrated into the District. Pedestrian friendly streetscapes should connect formal open spaces and different uses to create a cohesive destination for visitors.

CIVIC The Civic Transect in Area 1 includes the land likely needed for a future interchange from Interstate 95 and the
extension of the City’s Wild Riverfront Park.

COMPREHENSIVE PLAN
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Area 1 Regulating Plan - Overall Reference Map
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Area 1 Regulating Plan
For the purposes of clarity, Area 1 has been divided 1 into four regulating plans - the Riverfront, the North End,
Central Area and South End. The general character of each is described, and specific challenges and solutions are
identified in the following regulating plans. The overall map on the previous page provides a reference map showing
how the specific solutions tie together across Area 1.
RIVERFRONT

The Riverfront consists of open space along nearly two-and-a-half miles of the Rappahannock River
frontage, currently continue to be used for hiking and mountain biking trails. Most of this frontage is
permanently preserved and special attention should be paid to gaps in the protection.

NORTH

North End includes regional commercial destinations and entertainment uses, residential development,
local commercial and office development, and large vacant parcels. Water, sewer, and transportation
infrastructure in the North End was built to serve a land use concept that has changed overtime and
is expected to continue evolving. The infrastructure in this area needs upgrading.
The North End inlcudes the Special Tourism and Events District made up of the
Fredericksburg Nationals Stadium, the Fredericksburg Expo and Convention Center, and
the adjacent hotels and commercial areas within Celebrate Virginia South.

CENTRAL

South End currently consists of retail space, mainly made up of big and medium-box retail anchors,
some dating to the mid-1990’s, within a suburban strip-center configuration. A significant portion
of the land area is covered in surface parking lots. The South End has similar internal access and
open space issues as the Central Area. However, the location of the South End at the City’s major
interchange with Interstate 95 provides this area with some of the greatest potential for the next level
of economic development in the City.
The South End includes the Central Square Focus Area. The Central Square focus area
will remain a modern urban core for the City.

Land Use

SOUTH

Central Area primarily consists of retail and auto-centric commercial uses. Recent additions to the
area include car dealerships, multifamily, and attached housing bringing a larger number of residents to
the neighborhood and creating an emerging grid of public and private streets. This area also includes
suburban strip-center retail with significant land area covered in surface parking lots. Access patterns are
largely based off singular driveways off the arterial road network rather than a hierarchical circulation
network. Sidewalks are present in some places, but the area is dominated by the automotive scale.
There are currently no public open spaces and the private ones are disconnected and under-utilized.

Breaking Area 1 down into four zones allows focus on specifics relative to each. The overall map categorizes the
various solutions into three groups to reinforce the bigger picture: Open Space and Recreation, Access and Mobility,
and Special Districts and Infrastructure.
Open Space and Recreation elements are colored green on the overall map. These improvements include
recreational trails, special recreational areas such as the Quarry, and Lake Area Enhancements. Many of
these features are an extension of the Wild Riverfront Park outlined in Area 2. These elements should be
implemented as part of adjacent development or redevelopment or as capital improvements by the City.
Access and Mobility elements are colored red (for street improvements), gold (for trail improvements),
on the overall map. These improvements include new streets, street conversions, multi-use trail locations,
intersection improvements, an additional interstate ramp, and a new interstate interchange. Street and street
conversions should primarily be implemented as part of adjacent development or redevelopment. The multiuse trails and intersection improvements should be implemented with adjacent development or redevelopment
but also may be considered as capital improvements by the City or as transportation elements in regional or
statewide plans. A focus section on the City’s interface with Interstate 95 follows this map.
General Infrastructure are colored purple on the overall map on the adjacent page. These improvements
include gateways and the Celebrate Virginia South Pump Station. Gateways should be coordinated by the City
to apply the City’s branding initiatives.

COMPREHENSIVE PLAN
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Regulating Plan: Interstate 95
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Regulating Plan: Interstate 95
Interstate 95 forms the eastern boundary of Planning Area 1. Access to and from Interstate 95 is a major factor in
determining appropriate land use and the future design of public infrastructure within the Area. Access to the Interstate
is a major driver of the economic potential of Area 1, but without careful management could create undesirable levels
of congestion and environmental degradation. The City’s current sole access point to Interstate 95 is at State Route
3, which also carries a substantial amount of regional east-to-west traffic. Alleviating pressure on State Route 3 and
Interstate Exit 130 are of primary regional importance. This focus area contains a mix of local, regional, and state
projects and the following items should be considered to make sure these projects remain coordinated as they move
through separate approval and funding processes.
Collector and Distributor Interstate Lanes. Interstate 95 is being reconfigured to have three
through lanes and three collector / distributor lanes in each direction The Virginia Department of
Transportation is scheduled to complete the three south bound lanes between Route 17 in Stafford
County and State Route 3 in May 2022. Construction is to begin on the three north bound lanes in
2021 with completion in 2024. Collector / distributor lanes are intended to alleviate demand on the
main Interstate through lanes. They also provide the potential opportunity for additional access points
between City land and the Interstate.
Northside Interstate Interchange. A North End interstate interchange should be pursued. Street
connections should be included as part of that project to integrate the interchange into the City’s
transportation network. The interchange should provide for full directional access between the
interstate and Gordon W. Shelton Blvd. as well as the extension of Gordon W. Shelton Blvd. from
Fall Hill Avenue to Cowan Blvd. The interchange will improve access to Interstate 95 and relieve
congestion on State Route 3. Consideration should also be given to connecting the Virginia Welcome
Center into this interchange to provide direct bus service from the Welcome Center to Downtown.

The planning and development of the interchange should avoid sensitive environmental features
including streams and steep slopes amongst others as much as possible. Any impacts should be
mitigated as part of the project.
Additional Interstate Access. The Interstate 95 collector / distributor lanes that allow more
frequent access points to the Interstate than along the same stretch of the main Interstate throughway. Direct access to the Central Square or another portion of the South End of Area 1 would help
spur economic revitalization within the Central Square Area and potentially relieve congestion by
separating local traffic from through traffic heading west into Spotsylvania County. Exploration of a
conceptual access should be pursued in partnership with the Virginia Department of Transportation,
to determine the viability of additional access, the type of access, and the location of limited access
limits and other features that would affect the use and reuse of property with the South End.

Land Use

Two of the City’s most valuable resources are the Riverfront and the Special Tourism and Events
District (see pages 11-19 and 11-20). The location of the interchange will be between these two
amenities. A grade separated pedestrian / bicycle connection, whether improved or natural, should
be maintained to ensure that the stadium and the future Wild Riverfront Park remain tied together.

Additional East / West Network Connection. A transit, bicycle, and pedestrian bridge over
Interstate 95 should connect the South End and the future Gateway Boulevard east of Interstate
95. The Interstate serves as a significant barrier to east / west connectivity in the City, which results
in a concentration of trips and congestion on State Route 3. Adding this connection provides an
additional critical link in the City’s pedestrian, bicycle, and transit networks in addition to enhancing
the dispersion of local automobile traffic.
Gateway Features. Implement Gateway features at the primary entrance to the City at the exit 130
interchange with Interstate 95.
Additional consideration - Viewsheds and Sound Walls. Views to and from the interstate for commercial projects
should be a consideration during the review of development projects adjacent to the interstate. For commercial and
mixed-use projects, a balanced approach should be taken to ensure appropriate visibility is provided for economic
success. The architecture of buildings, locations of service areas, frequency of signage, and presence of landscaping
should be considered when evaluating a viewshed. For residential projects, noise attenuation should be provided if a
project is proposed adjacent to the interstate right-of-way.

COMPREHENSIVE PLAN
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Regulating Plan: Transit Network
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Regulating Plan: Transit
FRED Regional Transit provides bus service for the City of Fredericksburg, Spotsylvania County, and Stafford County.
FRED completes its own strategic planning as part of its unique mission, organizational, and funding structure. The
data in this section comes from the 2017 Transit Development Plan. FRED is updating its strategic plan in 2021-22.
The purpose of this section of the Area 1 Plan is to identify the areas where the FRED system intersects with the land
use and regulatory plans developed within this Small Area Plan. Area 1 is projected to add business, entertainment,
employment, and residential uses. Also, the focus areas identified later in this plan (the Special Tourism and Events
District on page 11-18 and the Central Square concept on pages 11-22 / 11-24) will require enhanced transit service to
realize their potential. The concepts identified below should be used as a touchstone to join FRED strategic planning
with the City’s vision for a more vibrant and sustainable Area 1 to ensure that FRED Transit retains sufficient capacity
within the infrastructure network to accomodate increased demand for its services.
Existing Routes:
Existing Bus Routes. There are two standard bus routes currently serving Area 1. F1 (shown in
red) connects FRED Central, residential areas along Cowan Blvd., Spotsyvlania Towne Center, and
Central Park. F4 (shown in green) connects the Downtown, FRED Central, the Hospital, residential
areas along Fall Hill Ave., Celebrate Virginia, and Central Park. Both routes run Monday through
Friday and generally operate between 7:30 AM and 8:30 PM.
Existing Eagle Express Routes. FRED operates three routes in partnership with the University of
Mary Washington. The routes focus on connecting the University to Area 1 and the Downtown, but
also available for general ridership. E1 (shown in pink dots) and E2 (shown in yellow dots) run at the
end of the week / weekends throughout the day and evening. E2 Late Night (shown in orange dots)
runs on Firday and Saturday nights until 1 AM.
Transit Boulevards:

Additional East / West Network Connection. A transit, bicycle, and pedestrian bridge over
Interstate 95 should connect the South End and the future Gateway Boulevard east of Interstate 95.

Land Use

Cowan Blvd. and Fall Hill Avenue. Cowan Boulevard and Fall Hill Avenue are major collectors that
provide east - west connectivity throughout the City. The existing bus routes serving the substantial
shopping and employment opportunitiesArea 1 run on either Fall Hill Ave. or Cowan Blvd. These
corridors should be designated transit corridors for the City due to their abiliity to connect Area 1,
Mary Washington Hospital, the University of Mary Washington, the Downtown, the Creative Maker
Districts, and the residential areas within the City along these corridors. Virginia Railway Express
feeder routes currently run part way up Cowan Blvd. As growth in Area 1 occurs, VRE Feeder service
should extend along these routes.

Carl D. Silver Pkwy. Carl D. Silver Parkway is a critical north south link for transit vehicles operating
west of Interstate 95. As transit use increases in the area, consideration should be given to utilizing
the outer lanes of Carl D. Silver as bus-only-lanes.
Major Trip Generators:
Special Tourism and Events District. Transit service should be extended into the Special
Tourism and Events District. Transit circulation should be planned so that it may run separate from
automobiles queuing for parking. Service times and headways should provide efficient transportation
to stadium and convention center events. A “hotel connector” should also be considered to connect
the substantial number of hotels in the tourism destinations, institutions, shopping and entertainment
uses throughout the rest of the City.
Central Square. The Central Square focus area will remain a modern urban core for the City. Transit
service will be a critical component necessary to ensure that the land use in that area reaches its
potential. FRED should be a parnter in any economic development plans developed for the Central
Square. Service should be planned both to and from the Central Square and consideration should be
given to creating a transit hub within the Area to serve as a transfer point for service lines running in
the western portion of the City and in Spotsylvania County.
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Regulating Plan: Watersheds Network
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Regulating Plan: Watersheds
Area 1 has three distinct watersheds. The northern portions of Area 1 generally drain directly into the Rappahannock
River via small streams. South of Fall Hill Avenue, much of Area 1 drains through two connections under I-95
into a network of streams that becomes Smith Run. Smith Run is a major tributary to Hazel Run. The southwestern portions of Area 1 feed into a network of streams that also add to Hazel Run. Surface asphalt is one of the
predominant features of Area 1 today. 85% of the land within Central Park is currently covered in surface asphalt.
Issues related to excessive surface parking are paramount within Area 1.
In general, the City should evaluate the maximum parking standards to ensure that the appropriate infrastructure is in
place to adequately treat the quantity and quality of stormwater runoff, especially where maximum parking allocations
are exceeded. Additionally, the City should review their standards for overflow parking, especially in regards to
entertainment uses that may have a a high peak demand for parking that occurs relatively infrequently throughout the
year. Temporary materials, like stone surfacing, and appropriate landscaping should be considered for use in overflow
parking areas in place of additional required asphalt. The following watershed focus should be used as developments
and land use in the Area evolves:
The immediate Rappahannock River shed:
Several stream protection and conservation areas were established to allow for the grading of the land
for the proposed Celebrate Virginia South development. These areas are both to the west immediately
adjacent to the Rappahannock River as well as along the main stream running through the development
to the east.
Construction within the Celebrate Virginia South development is on-going. Within this watershed, the
primary goal should be the preservation of streams, steep slopes, wetlands, and other environmental
features as well as the tree canopy that connects them within the sensitive areas designated T-1
Preserved Open Space.
The Central Park portion of the Smith Run watershed contains some of the largest, most underutilized
surface asphalt areas within Area 1. The large asphalt fields are drained by intricate piping systems
leading to a single large stormwater facility at the intersection of Cowan Boulevard and Interstate 95.
A significant portion of Central Park drains into Smith Run. The Smith Run shed feeds into a down
stream, in-stream regional storm water facility called “Pond D” (see the Area 3 Plan).
As sites redevelop, the stormwater infrastructure should be redesigned to be more environmentally
sensitive. Property owners should upgrade the infrastructure leading to and including the “Lake Area”
(defined on page 11-22) to treat 100% of the 100 hundred year storm within Area 1.

Land Use

The Smith Run shed:

The City should consider establishing a watershed improvement plan to review the current functionality
of “Pond D” and to identify any improvements necessary to the facility.
The Hazel Run shed:
The remainder of Central Park and the portions of Area 1 south of State Route 3 drain into a
series of tributaries that become Hazel Run. The main Hazel Run tributary within Area 1 forms the
border with Spotsylvania County. Portions of the stream have been placed in underground pipes.
Illustrated by the purple cross hatch, this area of the stream is designated as an “Intensely Developed
Area” under the City’s Chesapeake Bay Preservation Act, meaning that it lost its natural buffer areas.
Additionally, the Mall site, which drains to this feature, was developed without stormwater quantity
or quality controls. Consideration should be given to a coordinated effort between property owners,
Spotsylvania County, and the City to provide innovative techniques to treat the quality and quantity
of stormwater discharging from surrounding sites. Similarly, as sites redevelop within this area,
innovative stormwater techniques should be utilized to help improve the health of the Hazel Run
system while still permitting the redevelopment of the area into a more compact urban form.
The tributary crosses under Interstate 95 where it runs through large City-owned open spaces in
and around the Idlewild neighborhood. According to Friends of the Rappahannock the Hazel Run
system is the most impacted stream network within the City. The City should explore a watershed
improvement plan to review the need for environmental restoration within the Hazel Run system.
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Regulating Plan: North and Riverfront
The majority of the North End was master planned as "Celebrate Virginia," which as of 2021 includes a regional expo
center, several hotels, some multifamily apartments, and other commercial uses of various sizes. It also includes the
multi-purpose stadium that is the home of the Fredericksburg Nationals baseball team. Some existing townhome and
single family homes make up the southernmost portion of the North End, with the remainder being either vacant or
part of the environmentally sensitive riverfront.
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The North End Challenges

The land use plan for the North End has shifted over the last forty years. The four parcels making up the 544 acre area
now know as Celebrate Virginia South were zoned in the late 1980s as the never developed “Overlook” and “River’s
Edge” mixed-use projects that included a total of 2,025 residential units and +/- 400,000 square feet of commercial
use. In the 1990’s those projects were rezoned to Planned Development - Commercial to support a “world village”
shopping element and later a Kalahari Water Park. As of 2021, within Celebrate Virginia South, +/ - 600,000 square
feet of commercial use (including the 115,000 square foot Fredericksburg Expo and Convention Center) and a 5,000
seat baseball stadium was developed on 78 acres of land, 1,193 multifamily units were developed on 54 acres of land,
and 149 acres have been preserved as open space.
The infrastructure for Celebrate Virginia South is now approximately 20 years old and over that time some needed
upgrades have been identified. Gordon Shelton Boulevard and Carl D. Silver Parkway both have six lanes at different
locations within the North End and are emblematic of a transportation network designed to move a high volume
of automobiles at high speeds. Integration of existing uses was a secondary consideration and now needs to be
reestablished. Similarly, utility infrastructure must be evaluated and upgraded as development continues. Much of the
infrastructure in Celebrate Virginia South was financed through a special service tax district. Non-payment of the
special tax associated with this district has led to tax sales of properties in Celebrate Virginia South in 2019 adding more
owners to the area.

The North End Solutions

Increase mobility options for residents and visitors. Create an interconnected network of multi-use paths specifically
for pedestrians and cyclists. Enhance the trail so that it is both a transportation feature and contributes to the North
End’s network of open spaces. Link that system into the City’s existing trail network. .
Upland developments west of Gordon Shelton Boulevard should be integrated through a trails network
especially where environmental areas or other sensitive features preclude typical street grid connections.

The Fall Hill Avenue Trail should be extended as a 10 foot wide multi-use path to the west to incorporate
neighborhoods such as Riverside Manor into the City’s multi-use trail network.
Recreational trails should integrate the east and west sides of the North End and the Riverfront Area.
New streets should be utilized to create a secondary network integrating new and re-development together into a
more cohesive system. This will improve congestion, air quality, overall health, and public service response rates.

Land Use

A multi-use path network should be established to convey bicyclists through the North End and also connect
residents and visitors into the existing trail network, especially as new residential developments are proposed.

New development west of Gordon W. Shelton Boulevard should be linked through a secondary street network
where not precluded by conservation easements or environmental features The streets should form blocks
similar to the existing pattern around Willow Lane and Haven Terrace.
Carl D. Silver Parkway should be extended northward as a four lane divided roadway (including sidewalk and a
multi-use path) to Gordon W. Shelton Boulevard through the existing public right-of-way.
A new intersection on Carl D. Silver Parkway between Fall Hill Avenue and Gordon W. Shelton Blvd. will be
needed for access to GPIN 7769-47-1903 (known as the Rappahannock HP tract) at the time of its development.
A roundabout should be analyzed in that location as well as the Fall Hill Trail extension’s crossing of Carl D.
Silver Parkway. Other intersection improvements highlighted should be implemented to manage conflicts
between different modes of surface transportation. Upgraded pedestrian links between the North End and
Central Area are highlighted in the Central Area section.
The existing Celebrate Virginia South Pump Station is at or near its capacity. As new developments are proposed,
their impact on that facility must be evaluated. Developments should pay their share of the cost to upgrade the
facility if need be. The City may consider a Water and Sewer Improvement Program to ensure that new development
covers the costs of expanding public infrastructure.
The Stadium, Expo Center, associated hotels, and nearby commercial businesses should be integrated into a Special
Tourism and Events District. (See Below)
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The Riverfront
Area 1 includes nearly two and a half miles of Rappahannock River frontage, currently used for hiking and mountain
biking trails. The frontage is a prominent piece of a City-wide system constituting the Rappahannock River’s most urban
interface on its route from the Blue Ridge Mountains to the Chesapeake Bay. Most of the property directly bordering
the river from Interstate 95 to Culpeper County is owned by the City of Fredericksburg and is protected by conservation
easements. Environmentally sensitive features, including areas of steep slopes, streams, wetlands, and the existing tree
canopy connecting them extend eastward beyond what is protected onto private property. Similarly, the lands adjacent
to the Rappahannock have a long history. Sensitive artifacts, including Native American sites, homesteads, battlefield
features, and remnants of the Rappahannock Canal system are still present. Adjacent to the North End west of
Interstate 95, the Rappahannock River was designated by the Virginia Department of Conservation and Recreation as
a “Scenic River”.

The Riverfront Solutions

Complete the Riverfront Trail link from Mott’s Run Reservoir to City Dock Park within Fredericksburg. Work
with the owner of GPIN 7769-47-1903 to provide for a recreational trail connection adjacent to the River on
that site.
A Wild Riverfront Park is envisioned along the river frontage straddling Areas 1 and 2 and is discussed primarily
in the Area 2 Small Area Plan. The Wild Riverfront Park should include river access, pedestrian and bicycle trails,
and programming of activity. The City should consider obtaining the Rappahannock Quarry and including it
in the Wild Riverfront Park.
Improve and create access to open spaces and trails in balance with the preservation of the Rappahannock
Riverfront. The Area 1 Riverfront contains a substantial amount of recreational trails. They are frequently
used. Consideration should be given to separating hiking and biking activity with signage and mapping similar
to what was created around Mott’s Run.
Enhance the connectivity between upland development and the Riverfront. A new level of recreational trails
should be developed better integrating the upland uses with the Riverfront recreational trail system.
Conserve and preserve environmentally sensitive areas. Cluster development in uplands if necessary.
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Fall Hill Avenue

Carl D. Silver Pkwy
Fredericksburg
Exposition Center

Photo credit to Charlie Sarratt,
Photographer - SkySite Images

The Special Tourism and Events District

This District designation should be used to attract additional regional tourism draws and to fund streetscape,
lighting, signage, public art, and other cohesive improvements. Temporary uses and seasonal events should be
encouraged to locate within the District as much as possible.
There are 1,265 parking spaces located in and around the Exposition Center and Stadium arranged as a large shared
parking area. The volume of asphalt is currently a distinctive feature of the District, yet current parking rules cap
the occupancy of the stadium substantially below what the building and fire code regulations would permit. The
Exposition Center and the Stadium will continue to be major regional draws and under current transportation
conditions, a high volume of parking will be needed for large events. However, on a typical day the asphalt will be
vacant and, as transportation conditions continue to evolve, will be less necessary.

Land Use

The Special Tourism and Events District includes the Fredericksburg Nationals Stadium, the Fredericksburg Expo
and Convention Center, and the adjacent hotels and commercial areas within Celebrate Virginia South. The existing
buildings were developed as individual sites linked together by the arterial road network. Better integration of these
uses is needed to tap unrealized synergy in the District. The following tools are basic infrastructure improvements that
can tie these sites more strongly together. In addition, formal open spaces, public art and other amenitization should be
applied in the District to continue to enliven the area.

The use of existing asphalt should be shared as much as possible as additional uses or larger events occur within
the District. Excess lanes on Carl D. Silver Parkway should be explored for conversion to temporary on-street
parking, which would be reconsidered at the time an interstate interchange is built in the North.
Temporary parking areas should be permitted with non-paved, non-errosive surfaces to provide for overflow
parking in existing cleared portions of the District.
Modifications to stadium parking requirements to permit higher occupancy should be explored. Reduced car
storage requirements should apply where circulation for ride-share vehicles separate from traffic parking at the
stadium is provided and advertised and / or where transit service exists in accessible proximity to the stadium.
The District is adjacent to the Central Park commercial center, a collection of commercial uses in Celebrate Virginia,
and residential uses to the west and to the south. The City’s trail system currently runs in front of the district along
Fall Hill Avenue. New multi-use paths should be developed through the District and the rest of the North End to
create a density of multi-use trail paths and connections.
Recreational paths should be built to retain and enhance connections between the District and the Wild Riverfront
Park and other recreational activities along the Riverfront. Signage and potential trail heads should be considered
to reinforce the connection between these amenities.
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Regulating Plan: Central Area
Central Area consists primarily of a mix of retail, office, and auto-centric commercial uses with some more recently
developed residential uses. This area is dominated by suburban strip-center retail with significant land area covered in
surface parking lots. The area’s auto-centric character lacks clarity, compounded by a single, large road running through
it rather than a hierarchical circulation network. Sidewalks are present in some places, but need to be better connected
and the pedestrian network needs to be completed.
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The Central Area Challenges

The access pattern in the Central Area is dominated by the Carl D. Silver Parkway, a six-lane arterial roadway, and Fall
Hill Avenue and Cowan Boulevard, both four-lane collector roads. Funneling the majority of the traffic onto these
roads concentrates traffic congestion and, in addition, there is limited opportunities for mobility through the site.
The area needs a new vision to better incorporate transit, cyclists, and pedestrians. Open spaces, while present, are
underutilized and need to be better integrated into the built environment.

The Central Area Solutions

Increase mobility options by developing new trail links. A multi-use trail should be created on the west side of
Carl D. Silver Parkway to create a strong north south multi-use link throughout Area 1. The other should be
developed in accordance with the extension of Gordon W. Shelton Blvd. to link the Fall Hill Avenue Trail and
the Cowan Boulevard Trail.
Extend the Central Area Grid. with new streets as new development occurs. Use the streets to arrange new
development into a network of blocks extending the pattern established by the residential developments at the
eastern end of the Central Area. The street and block pattern should extend into Central Park as it redevelops.
Gordon W. Shelton Blvd. should be extended as a four lane divided street between Cowan and Fall Hill Ave.
Upgrade selected drive aisles by turning them into complete streets. Prioritize parallel parking, sidewalk
connectivity, and street tree planting. Connect the streets into the surrounding transportation network,
specifically at the future extension of Shadmoor Drive, Islip Lane, and the Fall Hill / River Road intersection.
Additional pedestrian links are necessary across Fall Hill Avenue to integrate the North End and Central Area.
They should be implemented at Fall Hill Avenue’s intersections with Carl D. Silver Parkway (on the south west
side of the intersection) as well as River Road. The functionality of the Cowan Boulevard / Carl D. Silver
Parkway intersection should be evaluated as new development is proposed focusing on level of service, turn
lane function, and pedestrian access.

Additional Central Area Form Based Concepts

Horizontal or vertical mixed-use is appropriate in the Central Area. Highway oriented commercial uses are appropriate
along Fall Hill Avenue, Carl D. Silver Parkway, and Cowan Boulevard. Other non-residential uses including distribution
uses and maker type uses may be viable alternatives for existing shopping center buildings in the short term. Residential
and mixed-uses should be expected as redevelopment and infill occurs and will provide the additional rooftops needed
to maintain locally oriented commercial uses in the area. The competing needs of these uses should be factored into
Form Based Regulations developed in accordance with the following principles:

Land Use

Enhance the Lake Areas. In the Central Area, the open spaces generally exist around stormwater facilities that
would benefit from increased access and maximization of their recreational potential. Expand the open space
around the lakes where appropriate particularly where they can replace surplus asphalt. Strengthen connections
throughout Area 1 by utilizing trails, pedestrian connections, or other linear facilities. Build on the existing
landscaping and recreational amenities and provide programming for these areas, especially as they grow.

Urban Fabric Standards - The Central Area is characterized by flat land with large parcels that should include
the street and block pattern of walkable urban places. Blocks should be the primary organizing principle. Block
widths and street locations should align with existing roads or with existing commercial driveways in Central Park
that evolve into streets as that section begins to redevelop. Formal open spaces should be included in new and redevelopment and should be arranged in a way that they form a network of green and open space linking multiple
development sites into a cohesive urban fabric and should provide purposeful respite from the built environment.
Frontage Standards - Public frontages will vary due to the variety in purpose of the existing and future roads
within the Area. Automobile oriented frontages may evolve along arterial and collector streets but they should
also be calibrated to extend key multi-modal transportation infrastructure. Private frontages should include a
cohesive built edge and building form even along automobile oriented roadways. Building forms should enhance
the pedestrian experience by requiring building fronts to engage the streets and sidewalks. Parking should be
carefully located and shared to the greatest extent feasible to reduce paved surfaces.
Building Type Standards - Buildings within the Central Area may vary in height, scale and mass. Buildings should
include active fronts facing roads and formal open spaces. Storefronts should be concentrated at key nodes with
active recreational, entertainment, or other similar uses to encourage a concentration of active first floors sufficient
to promote pedestrianism. Building materials should be oriented in a way and constructed in materials that are both
durable and sustainable.
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Regulating Plan: South End
The South End currently consists of large and medium-box retail anchors with more highway oriented commercial uses
located along the Interstate 95 and State Route 3 frontages. A significant amount of the land area in the South End is
dedicated to surface parking lots. So much land is dedicated to surface parking in the South End that much of it is rarely
used and is not cost effective to maintain. Scattered stormwater management ponds and environmental areas are embedded
within the shopping center but are typically located behind buildings with minimal visibility.
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The Southern End Challenges
The South End sits at the intersection of two of City’s primary arterial roadways - Interstate 95 and State Route 3.
Other than location, the area has little to distinguish it among other regional shopping opportunities along I-95. The
excessive amount of surface parking represents an underutilization of some of the most valuable land in the City. The
large-format layout is especially challenging, as customers visiting multiple stores need to drive their car from each stop
to the next, often by exiting out onto the main arterial.

The Southern End Solutions
Extend a trail on the west side of Carl D. Silver Parkway to create a strong north south multi-use link throughout
Area 1. Many canopy trees were planted during the original development of Central Park and they are now
reaching maturity. Preserve the mature trees by shifting the trail west and running it over surplus parking.
Upgrade drive aisles by turning them into complete streets. Support multiple transportation modes throughout
Area 1. Prioritize sidewalk connectivity, street tree planting, and, where feasible, parallel parking.
Establish new streets through the properties south of US Route 3. Coordinate a revised traffic pattern with
Spotsylvania County. The Mall Court circulation pattern needs some focus. Additional study should investigate
the appropriate travel direction south of US Route 3, movements at the intersection, and the locations of
connections to the ring road around the mall. A network of streets should be incorporated into any new
development south of Route 3 including a second connection to the Mall Ring Road to the east.
Investigate the efficiency of Carl D. Silver Parkway. As land use and transportation technology evolves, evaluate
the use of existing lanes and consider utilizing excess pavement for alternatives.

Enhance the Lake Areas. In the South End, the open spaces generally exist around stormwater facilities.
Some are amenitized and would benefit from programming. Others are substantial, but lack connection to
surrounding buildings and sidewalk networks and would benefit from increased access and maximization of
their recreational potential. They should be expanded where appropriate to replace surplus asphalt and their
existing connectivity and strong landscaping should be built upon.
Evaluate the functionality of intersections. Focus on level of service, turn lane function, and pedestrian access.

Land Use

Pursue a vision for a ‘Central Square’ concept. The Central Square Focus Area would reconfigure retail offerings
into a distinctive and concentrated, newly-viable retail center with a walkable scale and a comfortable character.
The Central Square should become a walkable urban place.

The Central Square Focus Area

The Central Square Focus Area is an incremental evolutionary approach to retrofitting the City’s main 1990’s era regional
shopping center. The future of the “retail power centers” developed in the late ‘80s and ‘90s is one of the sectors of
the economy most rapidly evolving. A variety of qualitative aspects will change over the next 5 to 10 years – and into
the future. These trends (including the recent pandemic) indicate that retail square footage will diminish and retail
success will become more dependent on things other than automobile convenience. This will be most visible in Central
Park, which should evolve into a more sustainable part of the City, while continuing to support shopping access and
convenience for its citizens.
The purpose of the Focus Area is to provide a vision for implementation of short-, middle-, and long-term opportunities.
This policy plan is designed to outline the infrastructure that needs to be preserved or upgraded as new uses are
implemented into the Central Square area. Sought-after uses should provide a synergy for existing commercial uses,
whether they be entertainment uses that attract new customers or hospitality, office, or residential uses that provide a
local demographic to support the levels of commercial use envisioned in this area.
The following four pages contain diagrams illustrating the policies to achieve a balanced and sustainable Central Square.
The diagrams are conceptual and illustrate opportunities to enact these policies where they exist. The first two, open
space expansions and critical infrastructure, particularly are meant to highlight existing features of the area that should
be preserved, expanded and modified as infill development, changes in use, and repurposing of existing buildings occur.
The second two, illustrating form elements for redevelopment and a vision for the future, should serve as a guide for
public and private investment as the Central Square evolves into an intense, vibrant, experiential, walkable urban place.
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Central Square Open Space, Green Infrastructure,
Critical Connections, and
Intersection Access Points

In the short term, Central Park should continue to offer shopping convenience and remain a place that accommodates
larger-format and national tenant types (quick service restaurants, large format shopping outlets, e.g.). New nonresidential infill and creative reuse of the Central Square should be encouraged. Buildings, tree canopy, open spaces,
and additional uses should be encouraged to be built over existing underutilized asphalt areas. As infill occurs, however,
valuable assets should be preserved and enhanced. These assets are Open Space, Green Infrastructure, Critical
Connections, and Intersection Access Points. The attached diagrams represent concepts that should be integrated into
redevelopment and infill as it occurs.
Open Space --- The lighter green color on the above diagram illustrates the location of the different types
of existing open space within the Central Square. Typically, open space comes in two forms: the Lake Areas
(explored earlier in this document) and parking lot or corridor landscaping. Substantial planting occurred with
the original development of Central Park. Much of those plantings have thrived and now provide a substantial
landscape.
Green Infrastructure --- The darker green color represents opportunities to expand on the existing open spaces.
The substantial landscaping along Carl D. Silver Parkway should be preserved and expanded, especially where this
plan contemplates a new bike / pedestrian trail on the north side of Carl D. Silver Parkway. New central park
areas, landscaping, innovative stormwater areas, and other green space types should also expand along secondary
access points or over excess parking areas to create green links throughout the Central Square. Sidewalks and
other pedestrian improvements should be included in the planning for these links.
Critical Connections --- The orange color represents the access aisles that currently interconnect the different
land bays, creating the Square in Central Square. The location of these connections may shift as infill occurs,
however, their connectivity and general configuration are critical elements to preserve. They will form the skeleton
from which a more walkable urban future will evolve.
Intersection Access Points --- The yellow color delineates the most critical intersection between the Central
Square and Carl D. Silver Parkway. These intersections need careful attention as redevelopment occurs. They
must be adequately sized to handle increased automobile access, but also must include sufficient pedestrian
infrastructure to ensure Carl D. Silver isn’t a barrier to walk and bike-ability throughout the Square. Pedestrian
signalization should be added to the legs of the intersections where they are missing and the crosswalks themselves
should be enhanced with material changes or other methods to increase their visibility and differentiation from
the travel lanes.
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Central Square - Short to Mid Term Evolution

The Central Square is part of the T-6, Modern Urban Core, that establishes a diversity of uses typically found in an
urban core and the form or development pattern for such uses. It is anticipated that in this area a more urban pattern
of development will develop over time. As property owners pursue the redevelopment their sites for entertainment,
residential, office, or hospitality uses they are encouraged follow the prescribed form outlined below. This form (in
addition to the mitigation of impacts on public facilities) would be used to evaluate the appropriateness of a project in
place of more traditional measures such as setback, residential density, commercial floor area ratio, etc.

Land Use

The current land use in the Central Square will evolve. During the transition between the short and mid-term that will
mean two things. Retail and restaurant uses currently dominate this area. The buildings and sites housing these uses
are expected to evolve. Their current configuration is based on a high turnover, heavy parking business model where all
sales occur within the store at a cash register. As the short term becomes the mid-term, these buildings will be adapted
to an emerging retail / service economy where dine-in restaurants replace on lot parking with drive-throughs and retail
uses replace parking with facilities geared towards last mile distribution. Mandatory off-street parking requirements in
these areas should be kept to a minimum and the priority for site design and development as these changes occur should
be pedestrian and vehicular safety and retaining and expanding landscaped open spaces.

Urban Fabric Standards - The South End is relatively flat land with a mix of medium and large parcels that are suitable
for reconfiguration into a more urban form: Blocks should be the primary organizing principle with new development,
however, consideration should be given to creative development patterns that concentrate development around formal
open spaces. Access upgrades should focus on the evolution of select drive-aisles into complete streets. Intersection
improvements should focus on providing safe passage to bicycle and pedestrian traffic across Carl D. Silver Parkway.
Open spaces should vary, with more natural greens and parks woven around the existing Lake Area transitioning to
more urban squares and plazas.
Frontage Standards - Public and private frontages will vary due to the variety in purpose of the existing and future
roads within the Area. Visible and easily accessible parking should be developed at the human scale and set in a pleasant
well landscaped environment if not consolidated with a structured parking plan. The primary purpose of the Carl D.
Silver frontage should remain providing vehicular access along with visibility to car storage. Complete streets should
be incorporated into the development and designed as walkable, pedestrian streets, with emphasis on providing an
active entertainment / retail storefront environment. Buildings within this area should front the new streets and infill
should be encouraged to reduce paved surfaces. If not managed carefully, built in or structured parking could produce
dead zones on the street. If located along a primary or secondary street within the Central Square, the first floors of
structured parking should contain storefronts or other uses that maintain the continuity of the building envelope.
Building Type Standards - Within the Central Square, overall building height and setback would be secondary to a
variety of building heights and building types. Building fronts should engage streets, sidewalks, and formal open spaces
(like plazas and squares) that should be prominent features of redevelopment. Storefronts and marquees should be
developed along the main Central Square to provide a density of active / destination entertainment and retail uses.
Building materials should be oriented in a way and constructed in materials that are both durable and sustainable.
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Part III

Central Square - A Long Term Vision

“Existing” buildings (shown in dark grey) constitute remaining box style retail. Based on market forecasts, this
represents a substantial contraction of large format big box retail that can be supported within Area 1 based on current
demographics and market dynamics from what is currently in place. Retail use will still be a viable component of the
Central Square, but it would be repositioned into a more experiential, urban form. Concentrating this retail in the South
End creates multiple opportunities: to right-size retail offerings to match today’s market; to repurpose remaining land
area; to introduce additional uses into the mix; to create a contiguous and programmable open space area; and to upgrade
the placemaking aspects of the new Central Square to encourage pedestrian activity and elevate the “experience” within
the center.
Phase I ---Phase I focuses on the repurposing of existing superfluous surface parking. Currently, property owners
find little value in maintaining acres of rarely used surface parking lots that are therefore breaking down. Infill
buildings (shown in pink) would enliven the Southern End and replace dead space, without the need to add any
additional parking at all. The establishment of an urban fabric, consistent walkable frontages, and an active building
envelope would be key to turning the automotive oriented landscape into a destination where people live, shop, and
assemble in third spaces, parks, squares, and gardens all designed in a connected network.
Phase II --- Phase II occurs as the City of Fredericksburg matures overtime. The value of the existing land at
the City’s interstate interchange, the visibility, and access it provides creates a market for the most intense form of
development in the City. Traditionally in urban design, building heights should equate to the width of the main
right-of-way serving an area - in this case the 130 foot wide Carl D. Silver Parkway. Vertical mixed-use, hotel,
office, retail, and residential uses are combined in buildings up to twelve stories tall (shown in purple). Structured
parking (shown in brown) should be provided as part of the development plan. Buildings should be developed in
accordance with proportional urban amenities such as plazas and roof top uses.
Due to the amount of available infrastructure existing within the site, redevelopment on the scale proposed within
Phase I may occur naturally overtime. The level of development envisioned in Phase II would require enhanced
transit service, potential new access points from Interstate 95, structured parking, and a substantial investment in
urban amenities such as plazas. Overtime, the City should pursue a public private partnership, including the economic
development authority or other similar groups or tools, to support this level of reinvestment in the City.
This vision is provided to provide a context for the amount of change anticipated within this area overtime. The current
use and arrangement of land use within the Central Square has been a huge positive for the City in terms of providing
convenience and daily needs for City residents and regional shoppers. It generates a tremendous amount of tax revenue
for the City and the purpose of providing this vision is to provide a vision for how to reposition this area to remain an
economic powerhouse over time.
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Historic Resources

Planning Area 1 includes a large number of Civil War sites as well as remains of a canal along the river. The uplands
include a scattering of archaeological sites that have either been left intact in designated protection areas or formally investigated, with reports filed with the Virginia Department of Historic Resources. Of special interest is the site known
as Banks Ford (at the western edge of the City), which was decisive terrain during the Civil War. The City owns the land
on both sides of this crossing, which includes not only the ford itself, but two nearby pontoon bridge sites, a canal and
its locks, wartime roads, and related earthworks. This planning area was also a battleground on May 4, 1863, but the
tactical terrain has been considerably altered.

TABLE 11-1

Historic Resources in Planning Area 1

SITE NAME

PERIOD OF SIGNIFICANCE

DESCRIPTION

Bank’s Ford, Scott’s Ferry

Used since earliest
settlement, Civil War
features

Taylor’s Canal,
Rappahannock Navigation

Built in 1830’s

Confederate Defenses

Civil War

Confederate encampment

Civil War

Three crossing points,
roads, earthworks, canal
and locks
Canal and locks, evidence
of a dam
Extensive earthworks on
slopes overlooking river
Hut holes near Fall Quarry
Run

Aboriginal Sites

Possibly Ante-bellum
origins, used into 20th
Century
Archaic/ Woodland Period

City
City
Private (VOF Easement)
Private

Stone Quarry

Private

Prehistoric Camp Sites

Private (VOF Easement)
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Implementation
Infrastructure
Evaluate the conversion of excess travel lanes in Celebrate Virginia South to other facilities including transit,
bicycle, pedestrian, or on-street parking.
Convert the exterior lanes along Carl D. Silver Parkway between Hospitality Lane and Jackie Robinson Way to
on-street parking
Develop a system of multi-use paths in the North End in conjunction with new development.
Develop a multi-use path on the west side of Carl D. Silver Parkway. Preserve the existing street trees along
the street.
Work with partners to improve and add to the natural recreational trails within the Riverfront Area.
Implement the Wild Riverfront Park. Consider obtaining the historic Rappahannock Quarry property.
Evaluate the efficiency of Carl D. Silver Parkway between State Route 3 and Cowan Boulevard.
Implement, expand, and program Lake Area Enhancements as redevelopment occurs.
Develop a Sewer Improvement Program for the CVAS Pump Station.

Part III

Where designated, require the construction of street connections as new development occurs.
Require the upgrade of drive aisles to complete streets as redevelopment occurs. Emphasize the preservation
of existing and addition of new canopy street trees where needed.
Coordinate with FRED to expand service to the Special Tourism and Events District.

Regulations
Evaluate, develop, and employ land use, parking, and transportation infrastructure policies and pragrams that
incentivize the reduction and right sizing of Area 1 land devoted to parking.
Review the City’s maximum parking, overflow parking, stormwater, and landscaping ordinances. Ensure that
they reflect best practices to limit stormwater runoff and ensure healthy watersheds.
Review the City’s Planned Development Zoning District regulations, update them, and add Form Based elements. Consider permitting additional residential use in the Planned Development - Commercial district by
special use permit.
Update the parking requirements for stadiums to permit full occupancy of the stadium where alternative transportation is planned.

Public Facilities
Create a Special Tourism and Events District for the area around the Expo Center Stadium in the North End.
Masterplan improvements and implement them.
Review gaps in riverfont access and preservation. Pursue closing those gaps.
Immediate
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Ongoing

As Resources Permit

Land Use
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Map 4

Fredericksburg Roads Showing Planned Improvements

Livable Community

16

17

Road Improvement Projects
1. Celebrate Virginia South interstate interchange and ramps
2. Falmouth Bridge replacement
3. Chatham Bridge replacement
4. Lafayette Boulevard roundabout at Kenmore Avenue and safety improvements
5. Lafayette Boulevard widening
6. U.S. Route 1 Bypass Canal Bridge replacement
7. U.S. Route 1 Bypass/State Route 3 interchange improvements
8. U.S. Route 1 Bypass Hazel Run Bridge replacement
9. U.S. Route 1 operational improvements
10. Princess Anne Street road resurfacing and drainage improvements
11. William Street widening
12. Gateway Boulevard construction (William Street to Cowan Boulevard)
13. Gateway Boulevard construction (Cowan Boulevard to Fall Hill Avenue)
14. New collector connection (between Grodon W. Shelton and Carl D. Silver Parkway)
15. New collector connection (between Fall Hill Avenue and Cowan Boulevard)
16. New bridge over I-95 (between Carl D. Silver Pkwy. and Gateway Boulevard)
15. New southbound exit into Central Park
18. Interstate-95 HOV/HOT Lanes (not shown)
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TRANSECT ZONES
Transect Zones - by Building Type Matrix

The Transect tool below diagrams how the Transect is applied to residential housing types and commercial buildings.
The generalized zone definitions below describe their typical urban character, calibrated to the particular conditions
of Fredericksburg: settlement pattern and density, residential makeup (form and type), thoroughfare types, and forms
of open spaces. In addition, Civic Zones and T-1 (Natural) Zones are used to describe land use patterns, but are not
included in this table, as they do not permit residential/commercial uses.

10-10

T-3e

Sub-Urban-Edge Zone consists of low density residential areas with single family detached homes.
Planting is a significant component of this zone, in a combination of regular and naturalistic. Setbacks are relatively deep. Blocks are regular shaped and reflect the terrain. Most streets have curbs and sidewalks, and roads
wind to incorporate topography and landmarks.

T-3

Sub-Urban Zone consists of primarily low-to-medium-density residential areas with some opportunity for
semi-detached and supplementary commercial activity; corner stores or live/work homes. Planting is a combination of regular and naturalistic. Setbacks are moderate and regular. Blocks are regular shaped. Most streets
have curbs and sidewalks.

T-4

General-Urban Zone consists of medium density in a vertical and horizontal mix of uses. May consist of a
wide range of building types: detached, semi-detached, and attached houses, small apartment buildings, as well
as mixed use buildings and commercial structures. Setbacks and landscaping are variable. A tighter network of
streets with curbs and sidewalks define medium-sized blocks.

T-4m

ural state with limited clearing for lawns. Additional planting shall consist of native species requiring minimal irrigation,
fertilization and maintenance. Buildings that cannot be connected to public utilities should only be permitted by special
approval.

General-Urban Maker Zone consists of medium density residential uses, including multi-family, mixed use, attached, multi-unit, and single family homes where appropriate, mixed with commercial and production spaces.
Landscaping and setbacks focus on creating a walkable network of blocks with enhanced pedestrian facility
concentrated in designated nodes of neighborhood activity.

T-5m

Core-Maker Zone consists of a higher density diverse mix of uses including mixed use, multi family, commercial, and production spaces designed around the existing building fabric and infrastructure. Blocks and setbacks
along the corridor are irregular with landscaping, building enclosures, and pedestrian enhancements concentrated within designated nodes. Third spaces throughout the area unify the district.

T-5

Urban Core consists of a high density of both a horizontal and vertical mix of uses to accommodate retail,
office, a variety of housing types. Emphasis in this transect is on defining the public realm with building facades.
Form and architectural compatability should control the intensity of use.

T-5c

Core-Corridor Zone consists of higher density mixed uses to accommodate retail, offices, attached and multifamily housing, as well as typically auto-oriented commercial uses. Access and visibility are paramount to tenant
success, but careful consideration must also be paid to the pedestrian environment.
Blocks reflect an urban character with regular street trees and plazas.

T-5w

T-5c

Core-Workplace Zone consists of a higher density office environment, with retail and/or service and a residential mix of uses Access and visibility are paramount to tenant success, but careful consideration must also be
paid to the pedestrian environment.

T-6

Part III

T-2

Rural zone consists of sparsely settled woodlands and natural areas. The balance of the land shall be left in its nat-

Modern Urban Core consists of a high density of vertically integrated uses to accomodate retail, office, and
multifamily housing. Emphasis in this transect is on defining the public realm with building facades. Blocks
should provide shared parking opportunities. Street provide multimodal acess.

CITY OF FREDERICKSBURG

Apartment
Building

Townhomes and in line structures, each unit with its own entrance fronting on streets and open space generally with only
front and rear yards with side yards on end units. and may have variation in design and form.

5 or more units in a single structure. Generally common entrance for all units. Usually fronts on a street or open space.

Commercial
Building

Land Use

Mixed-Use
Building

Office, retail, or production functions.

Single-Family
Attached

Typically offers some type of retail, office, or civic frontage with office, hotel, or residences above. Mixed use buildings have
minimal side yards and higher requirements for forming a street wall.

SemiDetached
Dwelling

Takes the form of a single family detached dwelling with front, rear, and side yards, generally fronting on a street or open
space, 2-4 unit buildings, typified as in-law suites, duplexes, triplexes, and quadplexes and may have associated out-buildings
with accessory dwelling units.

Stand alone structures containing one housing unit with front, side, and rear yards, generally fronting on a street.

Single-Family
Detached
Dwelling

COMPREHENSIVE PLAN
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T-6 Modern Urban Core

The T-6 Modern Urban Core identifies Fredericksburg’s regional commercial district, located near the intersection
of Interstate 95 and State Route 3, which are the City’s most traveled roadways. Concentrated development must be
accompanied by transportation options that reduce the vehicular volume within the district such as public transit combined with an integrated pedestrian and cycling network. Open spaces of varying character should provide points of
focus throughout. Density expectations for residential, commercial, and mixed-use development will be determined by
proposed development plans. The Transect is expressed through the Planned Development - Commercial and Planned
Development - Mixed Use zoning districts. General Development Plans for planned projects in these categories should
be constructed with form based code elements compatible with the City’s Form Based Code Appendix.

CHARACTER A balanced, high-density, vertically mixed urban environment with improved transit options, complete pedestrian infrastructure, and usable open spaces.

BUILDING TYPE Mixed single-use and multi-use buildings; commercial, and retail. Residential uses should be prioritized in vertically mixed-use buildings.

FRONTAGE Setbacks are minimal with wide sidewalks and canopy street trees, with an abundance of entryways
fronting onto the street / sidewalks.

PEDESTRIAN ACTIVITY High.
COMMERCIAL ACTIVITY High.
BUILDING HEIGHT 4-12 stories.
PUBLIC SPACE Streets, courtyards, plazas, squares, and roof gardens.

Land Use

USE Mixed-use but predominantly commercial on the ground floor.

Route

1

I-95

Route 3

COMPREHENSIVE PLAN
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Special Districts

The Special Tourism and Events District is an area with buildings that by their function, disposition,or configuration
cannot conform to one of the twelve normative transect zones.
The Special Tourism and Events District is designated to meet community needs whenever the uses are not applicable
in the transect zones. In this area, large scaled entertainment venues and associated visitor facilities: hotels, visitor centers, and restaurants are considered. Buildings and spaces for assembly shall be sited within close proximity to each other
as an integrated whole, rather than sparse across the area and separated by large parking fields. Parking requirements
should be minimized and shared wherever possible.

CHARACTER Large open air or interim venues for gatherings with overflow capacity.
BUILDING TYPE Entertainment venues and supportive uses.
FRONTAGE Dependent on surrounding uses.
PEDESTRIAN ACTIVITY Moderate to High
COMMERCIAL ACTIVITY Moderate to High.
BUILDING HEIGHT Variable.
PUBLIC SPACE Streets, plazas, squares, and roof gardens.

Part III

USE Predominantly commercial entertainment, tourism, and recreational activities.

11-1
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