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Staff Report 

 

Zoning Text Amendment ZTA 2020-001: To amend Chapter 70, Division 7, Sections 70-282 

(A) or 70-282 (B) to permit the use of a Convenience Store with Gasoline Sales in the 

Neighborhood Business, B-2 Zoning District, either by right or with a conditional use permit. 

 

To: Town of Dumfries Town Council  

From: William Capers III, PTP, Director of Planning and Community Development 

Date: September 15, 2020 

  

 

APPLICANT 

Equestres, Inc. 

180005 Dumfries Shopping Plaza  

Dumfries, VA 22026 

 
PURPOSE 

To approve a Zoning Text Amendment (ZTA) to permit the use of a Convenience Store with 

Gasoline Sales in the B-2 Zoning District either by right or with a conditional use permit (CUP). 

 
STAFF RECOMMENDATION 

Staff recommends that the Town Council approve ZTA 2019-004-01 to permit the use of a 

Convenience Store with Gasoline Sales in the B-2 zoning district as an allowable use pursuant to 

a CUP in the Neighborhood Business, B-2 Zoning District.  

  

This report reflects the analysis and recommendations of staff; it does not reflect the position of 

the Council. 

 

ZONING ORDINANCE PROVISIONS 
 

The Town of Dumfries Zoning Ordinance, Sec. 70-1 (Definitions) currently defines 

“Convenience Store” as “ a retail establishment with less than 5,000 square feet (SF) in floor 

area selling food products, beverages, and a limited selection of household items (and 
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possibly gasoline, if pumps are provided. Does not include or offer any motor vehicle repair 

services.”   In this definition, the Zoning Ordinance establishes the parameters and intent in 

developing a Convenience Store use in the Town of Dumfries which includes establishments 

that provide the sale of gasoline where pumps are made available. 

 

Furthermore, the Town of Dumfries Zoning Ordinance states that the intent of the B-2 Zoning 

District “is to provide a limited range of retail, commercial and convenience business uses to 

serve the public need at the neighborhood level... and to create a sense of community 

character….” As shown in Figure 1, properties zoned within the B-2 District are generally 

situated along southbound  Rt. 1 (Main Street), which is bounded by residential zoned 

districts immediately to the north, east and west. A Convenience Store with Gasoline Sales is 

a neighborhood scale retail use which is compatible in nature and will contribute to the mix 

variety of neighborhood retail services currently provided in the B-2 District. The Convenience 

Store with Gasoline Sales use will further contribute to the diverse retail options within the 

Town by providing additional food and beverage options to the neighboring residential 

communities adjacent to the B-2 District.   

 

 

 

  

 

 

Figure 1 
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Allowable Uses by Right- Development projects that are permitted uses “by right” are 

considered without a discretionary review process through the Planning Commission and/or 

Town Council as long as the standards outlined in the Zoning Ordinance are met.  Uses that 

are allowable “by right” can be administratively permitted and processed and do not require a 

recommendation from the Planning Commission or approval from the Town Council.  

 

Allowable Uses Pursuant to a CUP- Development allowable with a CUP allows the Town 

Council to impose certain conditions that make the use no more intrusive than a use by right 

in the same district. The intent of a CUP is to provide the Town the flexibility to condition 

certain requirements in order to mitigate site- related effects generated by a use that may 

cause undue impacts to existing and proposed facilities and infrastructure. Such impacts, as 

they relate to this ZTA application, may include, but are not limited to, traffic congestion, 

safety and operations.  

 

ADDITONAL ANALYISIS 

 

The applicant asserts that 80% of motor fuel in the United States was sold at convenience 

stores in 2019, citing a study by the National Association of Stores (NACS) which showed that 

in 2019 there were 152,720 convenience stores operating in the United States of which 

122,176 (or 80%) of those stores sold motor fuel. 

 

In regards to traffic operations, the applicant indicates that the Institute of Transportation 

Engineers (ITE) showed a correlation between the size of the Convenience Store and the 

amount of trips that are generally generated with such use. The applicant asserts that the ITE 

data shows low average daily trips with Convenience stores 2,000 SF and less, and 

demonstrates that a higher rate of daily trips is typically generated with Convenience stores 

that are 3,000 SF or more. This assumption infers that the higher number of trips generated 

by stores greater than 3,000 SF or more, is attributed to the ability for stores with larger 

square footage to increase the number of fueling positions on site. As shown in Figure 2, the 

number of allowable gasolines fueling positions increases as the SF of the store increases. 

 

 

 

 

 

 Figure 2 
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Staff believes that any new vehicular trips generated by a Convenience Store with Gasoline 

Sales will be largely made by residents that live within the Town limits, and that new daily trips 

will be largely attributed to the convenience store component of this use. Trips made by the 

fueling stations component of the use will be largely “pass-by” trips, which are existing trips 

that are already on the network that will make a stop without making a major route diversion. 

The concept of pass-by trips is generally depicted in Figure 3. 

 

 

 

 

COMPREHENSIVE PLAN 
 

The Town of Dumfries Comprehensive Plan 2014, Commercial goals ( Page 95) “encourages 

commercial development that meets the needs of the community.”  The Convenience Store with 

Gasoline Sales use is unique to the current uses permitted within the B-2 district but implements 

the Plan goals in providing neighborhood scale retail goods and services that will meet the 

needs of the Town residents.   

 
 
 
 
 
 

Figure 3 
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SUMMARY & RECOMMENDATION 
 

Approval of ZTA 2020-001 will allow the development of Convenience Store with Gasoline 

Sales establishments to be a permitted use in the Neighborhood Business District either by right 

or with approval by the Town Council pursuant to a CUP. 

 

The parameters and intent of a Convenience Store with Gasoline Sales use is currently 

established and defined in Sec. 70-1 of the Town Zoning Ordinance. The proposed change to 

the Zoning Ordinance to allow the use of a Convenience Store with Gasoline Sales meets the 

intent of the B-2 Zoning District by providing a compatible use that contributes to the mix variety 

of neighborhood scale retail uses in that district. The proposed change to the B-2 Zoning District 

is in harmony with the Comprehensive Plan in fostering neighborhood scale retail options that 

meet the needs of the community.  

 

Given the nature of the proposed use and the potential effects that this use will have on existing 

facilities, staff recommends that Convenience Store with Gasoline Sales uses should be 

pursuant to a CUP so that there is detailed staff and Planning Commission review of the specific 

development, and the Town Council can impose conditions that ensure that the demand of the 

use will not have significant impacts to the site and the neighboring land uses. Staff 

recommends that the Town Council approve ZTA 2020-001 subject to the provision to allow the 

proposed use to be permitted pursuant to a CUP. 

 

STAFF CONTACT: William Capers III, Director of Planning and Community Development- 703-221-
3400 x 115.  


