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Staff Report 

 

Zoning Text Amendment: To amend Chapter 70 of the Town Code, The Town of Dumfries 
Zoning Ordinance to: 1) amend Sec. 70-1 (Definitions), to add four (4) new housing type definitions 
and the definition of Floor to Area Ratio, 2) amend Sec. 70-13 (Off Street Parking), to establish 
regulations for shared parking within the Main Street Small Area Plan,3) amend Sec. 70-14 (Signs) 
to establish guidelines for the approval of sign permits within the Planned Main Street Zoning 
District ,  and 4) amend Article III, to establish a new Residential Zoning District, Division 15, 
Residential Off Main Street (R-OMS), and to establish a new Mixed Use Zoning District, Division 
16 , Planned Main Street District (PMSD) 

 

To: Town of Dumfries Town Council  
From: Nick Cicero, Planner, Department of Planning and Community Development 
Date: February 16, 2021 
  

 

 
 
PURPOSE 
 

On January 19, 2021, in accordance with VA Code § 15.2-2230, The Town Council adopted 
amendments to the Comprehensive Plan which included modifications to the Land Use Chapter, 
specifically as it pertains to the Main Street Small Area Plan (SAP). To facilitate the goals of the 
Comprehensive Plan, the Town Council initiated several zoning text amendments to Chapter 70 of 
the Town Code and directed both Staff and the Planning Commission to review the zoning text 
amendments and provide recommendations. The zoning text amendment as presented in this 
report will include amendments to: 1) Sec. 70-1 (Definitions), to add four (4) new housing type 
definitions and the definition of Floor to Area Ratio, 2) Sec. 70-13 (Off Street Parking), to establish 
regulations for shared parking within the Main Street Small Area Plan,3) Sec. 70-14 (Signs) to 
establish guidelines for the approval of sign permits with the Planned Main Street Zoning District , 
and 4) Article III, to establish a new Residential Zoning District, Division 15, Residential Off Main 
Street , and to establish a new Mixed Use Zoning District, Division 16 , Planned Main Street 
District. 
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STAFF RECOMMENDATION 
 

Staff recommends the Town Council approves the aforementioned amendments to Chapter 70 of 
the Town of Dumfries’ Zoning Ordinance. 

 

 
 

SUMMARY OF AMENDMENTS  
 

On January 19, 2021, the Town Council adopted amendments to the  Land Use Chapter of the 
Town of Dumfries Comprehensive Plan, specifically the Main Street SAP, which is centered around 
the Route 1 widening project to which ownership of Main Street will be reverted to the Town of 
Dumfries. The Comprehensive Plan amendments established new land use activity within the Main 
Street SAP directly along and immediately adjacent to the Main Street Corridor. The new land use 
designations are designed to provide a variety of new housing types and to create neighborhood 
scale mixed use development along the Main Street corridor. To facilitate the vison and goals set 
forth in the Main Street SAP, the plan established two (2) new Zoning Districts to regulate land use 
and development within the limits of the SAP.  

 
Zoning Provisions 

 
Permitted Uses: 
 
The Planned Main Street District (PMSD) is intended to create a sense of place by encouraging 
mixed-used development and an urban center design concept in the area within the Main Street 
SAP along and immediately adjacent to the Main Street Corridor as shown in Figure 1. The PMSD 
zoning district will allow for a greater variety of uses than the current B-2 (Neighborhood Business) 
Zoning District permits, which is depicted in Table 1. 
 

 

Table 1 
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In addition, the PMSD zoning district also employs the following design elements: 

a. Buildings are intended to be mid-rise. 
b. A range of uses to activate the ground floor is permitted. 
c. Permitted ancillary uses include places of assembly, public utilities and libraries. 
d. The maximum FAR is 3.0.  

 
 
The Residential Off Main Street Zoning District (R-OMS) will allow for an increase in density for 
residential dwelling units in the area within the Main Street SAP directly north of Main Street as 
shown in Figure 1.  The R-OMS zoning district allows for the expansion of various housing types in 
the Main Street SAP while preserving and enhancing the current housing stock that is generally 
found in the R-2 (General Residential) Zoning District. A comparison of the uses currently 
permitted in the R-2 district and the proposed uses in the R-OMS district are shown in Table 2. 
 
 
 
 
 
 

Figure 1 
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The R-OMS zoning district also employs the following design elements: 

a. Medium density residential uses. 
b. Permitted ancillary uses include places of assembly, public utilities and libraries.  
c. Minimum lot area is 7,500 sq. ft. and the maximum density is 12 d.u. per acre. 

 
Definitions: 
 
The proposed zoning text amendments include new definitions to Sec. 70-1 of the zoning code that 
establishes new housing types and design standards that are permitted in the R-OMS zoning 
district. The new housing types includes: 

 
1. Threeplex- a building containing three (3) dwelling units with not more than one family 

occupying each dwelling unit. 
 

2. Fourplex- a building containing four (4) dwelling units with not more than one family 
occupying each dwelling unit. 
 

3. Courtyard Cottage House- a cluster of freestanding single-family houses constructed on the 
same land parcel (as opposed to a residential subdivision, which has multiple parcels). The 
number of the units, which is typically between 3-6, will be regulated by the allowable 
density. 

Table 2 
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The proposed zoning text amendment also includes the definition of Floor to Area Ratio (F.A.R) 
which is defined as the ratio of the total constructed floor area (including all floors in all buildings) to 
the total land area of any given parcel. Figure 2 further explains this concept and demonstrates 
how F.A.R is used in the configuration of building form and design.  
 

 
Figure 2 

Source: Town of Dumfries Comprehensive Plan, last adopted January 19, 2021 
 
 
Parking: 

 
To further facilitate the goals of the Main Street SAP, the proposed zoning text amendments 
establish design standards for Sec. 70-13 (Minimum Off-Street Parking), specifically provides code 
modifications that are designed to regulate off street parking for uses permitted in PMSD zoning 
district.  

 
The proposed off-street parking standards allow for flexibility in meeting the parking requirements 
through the design of mixed-use development and shared parking standards. Shared parking 
reduces the amount of pervious surface through the development of a single parking facility that 
meets the needs of various land uses with different peak period demand at various times of the 
day. 
 
 
Signs: 
 

The proposed zoning text amendments also provides modifications to Sec. 70-14 (Signs) of the 
Town Zoning Code. Specifically, the  code amendment outlines the process for obtaining sign 
permits in the PMSD zoning district. The provisions for  obtaining sign permits within the PMSD 
zoning district are outlined below: 

 
(1) A master sign plan for all commercial and residential applications shall be developed in 
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accordance with the Architectural Review Board Design Guidelines. The plan shall be subject 
to the approval of the Architectural Review Board, and the applicant shall obtain a Certificate 
of Appropriateness. 

(2) The size of each sign and the total area of signs shall be consistent with the character of the 
building and the character of the Historic District.  

(3) Projecting signs must maintain a minimum clearance of ten (10) feet over any pedestrian 
area.  

(4) Whenever an application for proposed signage is filed under these regulations for a sign or 
signs in the PMSD, the application shall be subject to the approval of the Town’s Zoning 
Administrator and shall be prepared in accordance with Sec. 70-14 (b). 

 
 

SUMMARY & RECOMMENDATION 
The proposed zoning text amendments as provided in this report will further facilitate and enhance  
the goals  set forth in the Comprehensive Plan. As such, Staff recommends the Town Council 
approve the aforementioned amendments to Chapter 70 of the Town of Dumfries’ Code. 

 
STAFF CONTACT: Nick Cicero, Planner, Department of Planning and Community Development 
(703) 221-3400, ext. 140 
 


