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Staff Report 

 

Comprehensive Plan Amendment:  In accordance with VA Code § 15.2-2223, the Town of 

Dumfries’ Planning Commission has prepared and recommends amendments to the Town of 

Dumfries Comprehensive Plan to: 1) amend the Main Street Small Area Plan  section of the 

Land Use Chapter; 2) amend the Housing Chapter, 3) to include updates to the Community 

Profile chapter; 4) to include updates to the Transportation Chapter; 4) to include updates to the 

Natural Environment Chapter; 5) to include updates to Infrastructure Chapter,  and 5) to make 

minor editing amendments to Comprehensive Plan.  

 

To: Town of Dumfries Town Council  

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

Date: January 19, 2020 

  

 

 

 
PURPOSE 

In 2019, the Town of Dumfries’ Planning Commission in accordance with VA Code § 15.2-2230, 

conducted a five (5) year review of the adopted 2014 Comprehensive Plan (“The Plan”) to 

determine if it was prudent to amend sections of the Plan to meet the community’s visions, goals, 

and objectives for future land use strategies. The amendment to the Plan was a collaborative 

effort involving citizens, business leaders, community leaders and other Town stakeholders. The 

proposed amendment to the Plan considers changes to the Land Use Chapter, specifically as it 

pertains to the Main Street Small Area Plan, changes to the Housing Chapter, and several 

updates and minor editing changes to other chapters of the Plan. 

 

STAFF RECOMMENDATION 

Staff recommends the Town Council adopt the amendments to the Town of Dumfries’ 

Comprehensive Plan. 
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SUMMARY OF AMENDMENTS  

 
1. LAND USE 

 
Main Street Small Area Plan (SAP) 
 

Description: The amendment to the Main Street SAP is centered around the planned and fully 

funded Route 1 Widening Project to which Fraley Boulevard will be reconfigured to allow both 

northbound and southbound traffic on a single facility, and ownership of Main Street will be 

reverted to the Town of Dumfries.  The vision of a new Dumfries Main Street will welcome 

new businesses, a new mix of land uses, and new forms of multi-family housing. The Main 

Street SAP captures the elements necessary for transforming the area into a vibrant, 

walkable town center, and establishes the future Main Street as a “complete street” that 

supports mixed-use development in the heart of Dumfries. 

 

In line with the Town’s broader Comprehensive Plan vision, the Main Street SAP will: 
 

▪ Be a vibrant and walkable area that supports a mix of businesses, provides a range of 
housing types for a variety of incomes, and serves as an attractive and inviting town 
center. 

▪ Reintroduce a building form and scale in line with the historic built environment along 
Main Street  

▪ Showcase the history of Dumfries by retaining the original street grid and improve to 
include multiple modes and safe crossings 

▪ Encourage a diverse set of land uses, building forms and architectural styles 
▪ Emphasize Dumfries’ civic roots by creating a civic loop that connects the Town’s 

municipal offices, Garrison Park, Dumfries Elementary School, Merchant Park and 
Weems-Bott Museum  

▪ Celebrate the current demographics by providing public places and spaces for everyone 
 

Existing Conditions:  The Main Street SAP plan is generally located in the heart of the Town of 
Dumfries along the Main Street corridor as shown in Figure 1. The current land composition of 
the Main Street SAP consists primarily of commercial buildings, two of which house the Town’s 
municipal offices and Police Department. Some older single-family homes (detached and semi-
detached) are located along Main Street. Businesses located along Main Street include a range 
of non-profit organizations, antique stores, car repair shops, and a store focusing on outdoor 
living space. There are several vacant parcels along Main Street.  
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 Located within the Historic Overlay District, the SAP also includes the Town’s only elementary 
school, and historic features including Weems-Bott and Dumfries Public Cemetery. Parcels along 
Main Street are zoned Business, Neighborhood District B-2. The intent is to provide for a limited 
range of retail, commercial and conveniences businesses at the neighborhood level and is 
intended to encourage a mix of living and working areas 
 
Parcels located north of Main Street along Fairfax St. and Cameron St. are zoned Residential, 
General District R-2. The intent of this zoning district is to provide for medium-density residential. 
Besides single-family homes, it allows duplexes and other community-oriented uses.  Currently, 
the residential area north of Main Street consists largely of single-family homes and some 
multifamily buildings 
 
In regards to transportation facilities in the Main Street SAP, Main Street currently serves as 
southbound US 1 and is classified as a major arterial roadway. The geometric design of Main 
Street consists of a 70’ right-of-way (ROW), which allows for two southbound lanes, one 
northbound lane, and a center two-way left turn lane (TWLTL). While sidewalks along Main Street 

Figure 1 
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are fairly consistent, there are no designated pedestrian crossings and no bike facilities along Main 
Street. 
 
 
Proposed Amendments:  The Principles guiding the development of the Main Street SAP embody 
key elements of Traditional Neighborhood Design (TND) and Complete Streets. The intent of the 
amendments to the Main Street SAP is to: 
 

▪ Provide a variety of housing types, such as duplexes, fourplexes, small apartment 
buildings and medium density multi-family, including apartments over shops.  

▪ Plan for an inclusive community by developing housing at a variety of price points, within 
the Main Street area and in the adjacent residential area to the north.  

▪ Provide for an integrated mix of complementary land uses, such as mixed-use with 
neighborhood-oriented commercial, including retail, restaurants, and cafes.  

▪ Design for an active center with a walkable design. Promote active and healthy lifestyles 
through variety of interconnected paths within Main Street area with connections to 
adjacent neighborhoods and communities.  

▪ Design a network of streets that safely support multiple modes including pedestrians, 
bikes and scooters made more attractive through enhanced streetscapes and landscape 
treatments.  

▪ Plan for future public transportation connections 
▪ Design for a variety of public open spaces, such as parks, plazas, and other community 

gathering places that are connected through clear wayfinding. 
 
Figure 2 shows the area where mixed use development will be encouraged along Main Street with 
the intent to provide a vibrant urban environment that combines retail, entertainment, residential 
and civic functions. This new approach to Main Street is meant to create a sense of community 
character at the heart of the historic Town of Dumfries. It also shows the residential area adjacent 
to the Main Street corridor (primarily along Fairfax Street and Cameron Street) whereby permitted 
housing types have been expanded as a means to promote housing choices while preserving the 
existing residential fabric. 
 
The proposed Main Street SAP also includes improvements to the existing open space facilities, 
such as Garrison Park and also enhancing connections to other open space and civic uses through 
public realm and commemorative paths that will contribute to creating a sense of place and 
encouraging healthy and active living.  
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Main Street is envisioned to be a comfortable route for pedestrians, cyclists, and cars, with a 
variety of parking solutions. These solutions include on- and off-street parking, including surface 
parking and structured parking. Changes to Main Street will occur within the current right-of-way 
(from curb to curb). While currently there are two southbound lanes, a turning lane, and one 
northbound lane, in the future Main Street will have two travel lanes, bike lanes and on-street 
parking. Sidewalks will incorporate enhanced public realm and landscaping, including street trees 
and lighting. Additional roads are proposed north and south of Main Street to improve access in 
line with the historic grid. New active paths that connect Main Street with Quantico Creek will 
facilitate non-motorized access and connectivity.  
 
 

Figure 2 
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Zoning Provisions: The new land use designations are designed to provide a variety of new 
housing options and to create neighborhood scale, planned urban mixed-use development.  To 
facilitate the vision of the Main Street SAP, the Plan establishes two (2) new zoning districts to 
enable the land use patterns along and immediately adjacent to the Main Street corridor.  
 

▪ R-OMS: Residential, Off Main Street-This district was developed specifically for use in 
the existing residential area adjacent to the Main Street corridor (primarily along Fairfax 
Street and Cameron Street). The intent of this district is to enhance and preserve the 
existing residential fabric, while promoting the expansion of housing choice by allowing 
development of certain types of “missing middle” housing. The R-OMS zoning district will 
include 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. 

▪ PMSD: Planned Main Street Development-Designed for use in the Main Street area with 
the intent to provide a vibrant urban environment that combines retail, entertainment, 
residential and civic functions. The intent is to create a sense of community character at the 
heart of the historic Town of Dumfries. The PMSD zoning district will include 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 new zoning districts will facilitate the goals established in the Main Street SAP but is subject to 
the approval of a zoning text amendment by the Town of Dumfries Town Council. 
 
Building Form/Parcel Configuration and Density: The anticipated buildout of Main Street is based 
on a number of prototypical building configurations.  The prototypical building configurations and 
density goals are established in the accompanying Planned Main District Pattern Book provided in 
Appendix A. An illustrative rendering of the planned density and building scale is depicted in figure 
3.  
This approach allows for a range of development opportunities based on typical parcel 
configuration within the Main Street area.  Depending on the development goal, parcels could be 
developed individually or consolidated. All buildings that front Main Street will have a setback 
between 0 feet and 15 feet. Use of the typical parcel depth found in the Main Street area 
(approximately 250ft) will allow for different parking solutions.  
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The principles that are built into these prototypes are as follows: 
 

▪ Buildings and streets are constructed at a human scale. On Dumfries Main Street, this means 
development up to five stories by establishing a specific maximum building height in the 
Zoning Ordinance.  

▪ Buildings face the street. This will be regulated through a mandatory setback range (“setback 
zone”) in the amended zoning code. 

▪ Uses that activate the street will be encouraged in the setback zone. These uses include 
outdoor dining, outdoor seating on a patio associated with residential or commercial 
buildings. Property owners can choose to extend the sidewalk to a patio on private property 
or use their setback area for landscaping or other purposes. 

▪ The existing 8-foot-wide sidewalks (6 foot sidewalk plus 2 foot landscape panel) will be 
expanded to 12 foot wide sidewalks composed of a 6 foot clear sidewalk and a landscape 
amenity panel that includes trees in large planters, separated by additional sidewalk area. 

▪ A fine-grained development pattern is preferred. That is, siting multiple buildings on a single 
block is preferred to developing one large building per block. That said, large buildings can 
use massing features along the street façade that break down their perceived size (bays, 
alcoves, courtyards, etc.) A diversity of architectural styles and building forms are 
encouraged. This is consistent with Dumfries identity as a place that values diversity. 
Dumfries seeks to become a modern urban village, not a recreation of a colonial village. 
Modern, contemporary and traditional architectural styles are all acceptable along Dumfries 
Main Street. This aligns with the Town’s Architectural Review Board Design Guidelines, as 
confirmed below.  

Figure 3 
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▪ As stated by the Architectural Review Board Design Guidelines, the Town wishes to re-
establish a thread of continuity in the historic district, particularly where the existing structures 
dictate certain elements of design and set the tone for subsequent construction. These 
guidelines are meant to encourage creativity and innovation by defining the more 
fundamental issues of a community’s composition and scale with which a property owner or 
builder should be familiar. In this manner, new buildings will readily become a part of the 
community’s continuing history. 

 
The Main Street SAP enables the mix of residential and commercial uses on an individual parcel 
immediately fronting and adjacent to the Main Street corridor with a minimum FAR of 1.5 and 
maximum FAR of 3.0.  
 
Transportation:   The Plan amendments are largely centered around the Route 1 Fraley Boulevard 
widening project that will revert the ownership of the Main Street ROW to the Town of Dumfries.  
As established in the goals of the Main Street SAP, the Main Street corridor will become a vibrant, 
mixed-use area, and Main Street itself will in the future become a complete street, accommodating 
vehicle, pedestrian and bicycle traffic. 
 
The Main Street SAP establishes the future Main Street corridor as a complete street with 
improved pedestrian connectivity, bicycle facilities and a low volume-controlled roadway within the 
limits of the Main Street SAP limits.  A typical cross-section of the planned Main Street corridor is 
provided in Figure 4. The concept design for the future Main Street will be provided within the 
existing right-of-way from curb-to-curb, the design avoids street modifications, and is therefore 
cost-effective. 
 

 

Figure 4 
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In addition to the future configuration of the Main Street Corridor, the plan also creates a future 
mobility plan for the Main Street SAP as shown in Figure 5. The plan preserves and enhances the 
existing street network, especially the grid network in the Historic Overlay District. With the 
exception of a few buildings, the grid in the town center is the most significant legacy of Dumfries’ 
important history. The plan calls for additional streets to reinforce and extend the grid pattern; one 
new street runs parallel to Main Street on the north side, and another runs parallel to Main Street 
on the south side. This new proposed street to the south only continues just past the Town Hall to 
the east and supports future mixed-use development in this area. In addition, the plan 
reestablishes the link between Duke Street and Dr. David Cline Lane via a new bridge across 
Quantico Creek., a connection that existed in the past as well. A proposed connection via a 
pathway under the bridge at Quantico Creek will connect the Dumfries civic center (Garrison Park, 
the Town Hall) and the Williamstown residential community located to the east of Fraley Boulevard.  
 
 

 
 
 

 
 
 
 
 
 
 

Figure 5 
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2. HOUSING CHAPTER 
 

Description: The Comprehensive Plan amendment considered the review of the existing 
housing inventory in the Town of Dumfries and established various demographic information 
to further assess the goals for future housing options in the Town. The Plan establishes three 
(3) new housing policy goals: 
 
Housing Goal: To promote the development of decent, safe and affordable housing. 
 

I. Housing Policy 1- Identify substandard and/or deteriorating housing and pursue avenues for 
upgrading and renovating, to assure that housing is available to a broad range of income 
groups. 

Action Strategies: 
 

▪ H-1-Conduct a windshield inventory of substandard and/or deteriorating housing. 
 

▪ H-2-Encourage development of single-family attached units and age restricted 
condominiums in order to balance the housing stock to match the changing 
population composition in the Town. 

 
▪ H-3-Develop a community home performance energy conservation program, such 

as the Home Performance with Energy Star program, to benefit older  homes and 
uncover potential health and safety issues (i.e., mold, asbestos and flue gas 
emissions/backdrafting problems). 

 
II. Housing Policy 2- Preserve the housing stock of the Town. 

 
Action Strategies: 
 

▪ H-4-Encourage and assure uniform maintenance of housing in residential 
neighborhoods through enforcement of property maintenance and building codes. 

 
▪ H-5-Review and amend ordinance provisions to address standards for 

manufactured housing. 
 

III. Housing Policy 3- Promote inclusive and affordable housing 
 
Action Strategies: 
 

▪ H-6-Develop and implement an inclusionary zoning policy for new residential 
development in Main Street area  

 
▪ H-7-Promote the construction of small-scale multifamily dwellings described in the 

new Residential Off Main Street (R-OMS) district of the amended Zoning Ordinance. 
Prepare design guidelines, brief landowners, and provide constructive feedback on 
development applications. 
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▪ H-8- Build on existing relationships with state agencies and non-profit housing 

developers and managers to deliver subsidized low-income housing. 
 

The existing housing demographics data obtained for the Town of Dumfries and proposed 
implementation strategies provided in the Comprehensive Plan amendment were established 
through the development of the Town of Dumfries Housing Report by AECOM last dated April 15, 
2020. The Housing Report is provided in Appendix B. 
 
 
 

SUMMARY OF UPDATES/MINOR EDITING CHANGES  
 
 
As outlined in VA Code § 15.2-2230, a comprehensive review of the Plan is required to be 
conducted every 5 years. In an effort to provide adequate reporting of the Town’s Land use goals, 
and to ensure that the Town’s Comprehensive Plan is current with local, state and federal 
polices, several updates and minor editing changes were made to various chapters of the Plan.   
The following provides a summary of the updates and minor editing changes that were conducted 
as part of the Plan amendment: 
 

1) Community Profile Chapter 
▪ Updated all demographic information provided in this chapter based on local, state 

and federal survey data. 
▪  Updated and added new tables, pie charts and other visual aids to better convey 

the information provided in this chapter and for easier use of understanding the 
Town’s demographics. 
 

2) Natural Environment Chapter:  
▪ Update Action Strategies to make them consistent with current water quality 

legislation and regulation. 
▪ WQ-3 - Virginia Department of Environmental Quality’s (VADEQ’s) Best 

Management Practices 
▪ WQ-5 –Virginia Pollutant Discharge Elimination System (VPDES) Municipal 

Separate Storm Sewer System (MS4) General Permit 
▪ WQ-6 - State Administrative Code 9VAC25-830-140 
▪ WQ-7 - Public Education and Outreach activities per VPDES MS4 General Permit 

requirements 
▪ Other Action Strategy updates 
▪ Update Action Strategy WQ-11 to include current stream restoration projects.  

 
 

3) Infrastructure Chapter:  
▪ Added new section on green infrastructure specific to Main Street area, including a 

mitigation strategy for flood plain intrusion by Main Street development.  
▪ Added new section on Town’s existing stormwater infrastructure system.  
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▪ Update Action Strategies to include actions related to Main Street redevelopment: 
▪ I-6 – new action strategy regarding stormwater and future Main Street 

development 
 
 

4) Transportation Chapter:  
▪ Updated section State Code requirements to include a reference to Homeland 

Security Emergency Evacuation.  
▪ Updated “Households with Vehicles” data table with current ACS data 
▪ Clarified status of “paper streets.”  
▪ Updated NVTA funding allocation for Town of Dumfries.  
▪ Updated “List of Significant Transportation and Alternative Transportation Projects” 

to reflect current status 
▪ Updated Roadways section, as related to Route 1 changes  
▪ Updated Alternative Transportation Facilities section for current conditions as 

related to transit 
▪ Updated Assumptions section to reflect current data and conditions 
▪ Updated Transportation Priorities table to match latest CIP  
▪ Updated Action Strategies to reflect: 
▪ New Main Street Action Strategies 
▪ Parking strategies  

 
AGENCY, STAKEHOLDERS & PUBLIC COMMENT 

 
Notice of the proposed amendments to the Comprehensive Plan were provided to the Virginia 
Department of Transportation (VDOT) in accordance with VA Code § 15.2-2223. B.4 on May 1, 
2020. VDOT accepted the Comprehensive Plan amendments and provided additional feedback 
and comments that were incorporated into the Comprehensive Plan amendment.  
 
The development of the Comprehensive Plan amendment included several community outreach 
and visioning charrettes to integrate citizen and stakeholder feedback in the development of the 
Comprehensive Plan amendment. The community charrettes were held on the following dates: 
 

▪ DATE 1 
▪ DATE 2 

 
In addition, the project team provided several presentations to update the Town of Dumfries’ 
Planning Commission and Town Council through out the duration of the project. Presentations 
were provided on the following dates: 
 

▪ DATE 1 
▪ DATE 2 

 
In an ongoing effort to obtain stakeholder feedback on the plan amendments outside of 
community charrettes and public meetings, the draft comprehensive plan updates and 
supplemental documents have been posted on the Town of Dumfries’ website and Department of 
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Planning and Community Development webpage since February 2020. 
 
 
 
SUMMARY & RECOMMENDATION 

The approval of the Comprehensive Plan amendment will: 1) amend the Main Street Small Area 

Plan section of the Land Use Chapter; 2) amend the Housing Chapter, 3) to include updates to 

the Community Profile chapter; 4) to include updates to the Transportation Chapter; 4) to include 

updates to the Natural Environment Chapter; 5) to include updates to Infrastructure Chapter, and 

5) to make minor editing amendments to Comprehensive Plan. 

 

The proposed amendments to the Town of Dumfries’ Comprehensive Plan further advance the 

Town’s vision of a vibrant and mix land use Main Street Corridor. The proposed updates to several 

chapters of the Plan adheres to local, state and federal regulations, and will enhance service 

delivery and efficiency in future development in the Town. Staff recommends the Town Council 

approve the amendments to Town of Dumfries’ Comprehensive Plan as amended in November 

2020. 

 

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


