
Special Use Permit #2025-00054 
601 & 619 South Patrick Street 
_________________________________________________ 

Application General Data
Public hearing and consideration of a 
request for a Special Use Permit for 
an outdoor recreation and 
entertainment use. 

Planning Commission 
Hearing: 

February 3, 2026 

City Council  
Hearing: 

February 21, 2026 

Address: 601 & 619 South Patrick 
Street  

Zone:  CSL/Commercial Service Low 

Applicant:  
Valhalla Property Holding, LLC 

Small Area Plan: Southwest Quadrant 

 
 

 
 
Staff Recommendation: APPROVAL subject to compliance with all applicable codes and 
ordinances and the recommended permit conditions found in Section III of this report. 
Staff Reviewers: Catherine McDonald, catherine.mcdonald@alexandriava.gov 

Sam Shelby, sam.shelby@alexandriava.gov  
PLANNING COMMISSION ACTION, FEBRUARY 3, 2026: This item was pulled from the 
Consent Calendar and heard before Docket Item #6. On a motion by Vice Chair Koenig, 
seconded by Commissioner Ramirez, the Planning Commission voted to close the Public 
Hearing. The motion carried on a vote of 7-0. 

On a motion by Vice Chair Koenig, seconded by Commissioner Ramirez, the Planning 
Commission voted to recommend approval of Special Use Permit #2025-00054. The motion 
carried on a vote of 7-0.

Discussion: 
In response to concerns over noise and lighting, Chair McMahon confirmed with the applicant’s 
representation, Duncan Blair, attorney, that the rooftop layout was oriented away from the 
neighboring residences. Mr. Blair also explained that no lights would be aimed at residences and 
that glass sound barriers as well as special flooring materials would be utilized to reduce sound 
impact.  Chair McMahon also highlighted that the use of solar shades on the roof would also 
help to shield any lighting. Vice Chair Koenig recommended to Mr. Blair that his client explore 
using translucent glass for the sound barrier to increase privacy.  

Regarding the site’s access and alley traffic, Chair McMahon asked if fencing was possible to form 
more separation between the alley and the subject property. Mr. Blair indicated that additional 
fencing could be installed. Commissioner Brown also asked about traffic patterns and 
vehicular access to the site. Mr. Blair recognized that the site’s access was somewhat odd given 
the traffic patterns of surrounding streets and identified a few ways someone driving could access 
the site. 
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Speakers: 

Samuel Brandt, 600 S. Henry Street, spoke in opposition of the request. His concerns surrounded 
certain noise levels and lighting being permitted until 11p.m. He also mentioned concerns over the 
traffic on the adjacent alley. 

Shelley Castle, 612 S. Henry Street, spoke in opposition of the request. Ms. Castle expressed 
concerns over noise and lighting later into the evening. 

Karen Kazimer, 620 S. Henry Street, spoke in opposition of the request. Ms. Kazimer expressed 
concerns over noise and lighting later into the evening. In addition, she mentioned security and 
privacy concerns. 

Jeff Erickson, 612 S. Henry Street, spoke in opposition of the request. Mr. Erickson was mainly 
concerned about noise and light later in the evening. He also mentioned concerns over the traffic 
in the adjacent alley. 
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I. PROPOSAL 
 

The applicant, Valhalla Property Holding, LLC, requests Special Use Permit (SUP) approval for 
an outdoor recreational and entertainment use. The applicant proposes converting an existing retail 
building at 601 South Patrick Street to a health and athletic club with a rooftop outdoor workout 
space. The rooftop facility will contain various exercise equipment including weight machines, a 
running track around the perimeter of the roof with glass railings, and turf in the center. The 
outdoor workout space is considered an outdoor recreation or entertainment use and requires SUP 
approval. Staff recommends approval of this request. 
 
 SITE DESCRIPTION 
 
On May 7, 1963, the Planning Commission approved site plan SIT #63-0037 for the construction 
of an auto accessories store, Auto Accessories Company, Inc. Various retailers have operated out 
of the site since its construction and West Marine Supply currently occupies the space. 
 
The subject property is one lot of record having 146 feet of frontage on Gibbon Street and 238 feet 
of frontage on South Patrick Street. The lot is 32,749 square feet and contains a one-story, 15,035 
square foot building currently occupied by a West Marine retail store. A surface parking lot with 
40 spaces is located on the south side of the building. The building’s main entrance faces the 
parking lot and is shown in Figure 1, below. 
 

 
Figure 1 – Subject property façade  

 
The subject property is surrounded by both commercial and residential uses. The adjacent 
properties to the north and west contain townhouse dwellings. To the south is a commercial 
building containing a convenience store. Across Route 1 to the east is a Speedway gas station and 
more townhouse dwellings.  
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Route 1, on which the subject property fronts, is a six-lane, major north-south arterial that provides 
access to the Beltway. The immediate area experiences heavy vehicular traffic. 
 

 
Figure 2 – Subject property site location 

 
 PARKING 
 
Tenant Space Parking Requirement Required Spaces Spaces Provided 
30,070 Sq. Ft. 1 space/1,000 Sq. Ft. 31 43 (including 2 ADA spaces) 

 
ZONING/MASTER PLAN DESIGNATION 

 
Use Requirements 
The subject site is located in the CSL/Commercial Service Low zone. Health and athletic clubs are 
a permitted use in the CSL zone pursuant to Section 4-302(F.1). Section 4-304(W.1) allows 
outdoor recreation or entertainment use – in this case, an outdoor workout facility – with approval 
of an SUP only.  
 
Master Plan Requirements 
The subject site is within the Southwest Quadrant Small Area Plan (SAP) and near the South 
Patrick Street Housing Affordability Strategy boundaries. The SAP designates the subject property 
for commercial uses that are compatible with the surrounding residential neighborhood. In general, 
the SAP also encourages a balance between commercial and residential spaces to create a dynamic 
mixed-use neighborhood. 
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II. STAFF ANALYSIS 
  
Staff supports the applicant’s request to operate the outdoor workout space component on this 
CSL-zoned property. This section of South Patrick Street contains another retail use (a 
convenience store), two automobile-oriented uses (gas stations), and adjacent residential uses.  
 
The applicant’s proposal would increase activity at the subject property which would create 
additional vitality in the neighborhood as envisioned by the SAP. The proposed use would be 
consistent with the SAP as the facility would be a “neighborhood-serving retail/commercial” use 
and could be easily accessed on foot by nearby residents. The SAP also recommends transitional 
uses and buildings between Route 1 and adjacent residential areas. The building already provides 
a visual break between Route 1 and the townhouses behind it. Given that the existing building 
would remain, an appropriate transition between higher and lower intensity uses would be 
maintained. 
 
The proposed rooftop space would accommodate running and weightlifting activities. While some 
noise would be generated from these activities and associated equipment, they are not inherently 
noisy because they involve individualized exercises that do not require amplified sound, vocal 
instruction, or motorized equipment.  
 
Route 1 is a very busy roadway with substantial truck and general vehicular volume throughout 
the daytime and evening hours. Given the existing ambient noise levels generated by Route 1, any 
noise generated by the proposed outdoor activities would likely be negligible. Nevertheless, the 
applicant must observe the City’s noise ordinance which limits noise levels to 65 decibels between 
7am and 11pm, and to 60 decibels after 11pm. In addition, the applicant’s proposal includes glass 
walls screening the entire roof to aid in noise mitigation. Staff has also recommended several 
conditions to ensure that noise impacts are minimized. Should recurrent noise complaints arise, 
however, further noise mitigation efforts may be required. Condition #10 enables staff to monitor 
the impact of the proposed use on the adjacent residences and to docket the matter for further 
consideration by Planning Commission and City Council if further noise mitigation is found 
necessary.  
 
Subject to the conditions stated in Section III of this report, staff recommends approval of the 
Special Use Permit request. 
 
III.  RECOMMENDED CONDITIONS 
 
Staff recommends approval subject to compliance with all applicable codes and ordinances and 
the following conditions:  
 
1. The operator shall conduct employee training sessions on an ongoing basis to advise 

employees of these conditions. (P&Z) 
 

2. Outdoor hours of operation shall be limited to 7:00 a.m. to 11:00 p.m., daily. (P&Z) 
 
3. All rooftop outdoor lighting shall be shut off by 11:00 p.m., daily. (P&Z) 
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4. Instructor-led classes using amplified sound are not permitted on the rooftop. (P&Z) 

 
5. Screening along the rooftop shall be required on the sides of the building that abut 

residential properties. (P&Z) 
 
6. Supply deliveries, loading, and unloading activities shall not occur between the hours of 

11:00pm and 7:00am. (T&ES) 
 
7. Chemicals, detergents or cleaners stored outside the building shall be kept in an enclosure 

with a roof. (T&ES) 
 

8. Trash and garbage shall be stored inside or in sealed containers that do not allow odors to 
escape, invasion by animals, or leaking. No trash or debris shall be allowed to accumulate 
outside of those containers. Outdoor containers shall be maintained to the satisfaction of 
the Directors of P&Z and T&ES, including replacing damaged lids and repairing/replacing 
damaged dumpsters.  (P&Z) (T&ES) 
 

9. The Special Use Permit shall be granted to the applicant only or to any business or entity 
 in which the applicant has a controlling interest. (P&Z) 
 
10. The Director of Planning and Zoning shall review the special use permit one year after it 

has been operational, and then again every three years for compliance with all conditions 
and may docket the matter for consideration by the Planning Commission and City Council 
if there have been documented violations of the permit conditions which were not corrected 
immediately, constitute repeat violations or which create a direct and immediate adverse 
zoning impact on the surrounding community; or the Director has determined that new or 
revised conditions are needed to offset land use impacts not addressed in the City Code. 
(P&Z) 

 
STAFF: Tony LaColla, AICP, Division Chief, Land Use + Preservation, Department of 

Planning and Zoning;  
Sam Shelby, Principal Planner 
Catherine McDonald, Urban Planner 

 
 
 
_____________________________________________________________________________ 
Staff Note: In accordance with section 11-506(c) of the zoning ordinance, construction or 
operation shall be commenced and diligently and substantially pursued within 18 months of the 
date of granting of a special use permit by City Council or the special use permit shall become 
void.   
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IV.  CITY DEPARTMENT COMMENTS 
 
Legend:     C - code requirement    R - recommendation    S - suggestion    F - finding 
 
Transportation & Environmental Services: 
F-1 Based on the close proximity of residential units to the site building, TES/OEQ has 

concerns that the applicant will not be able to meet the requirements of the noise code, 
especially after 11pm, when the requirements become more stringent.  TES/OEQ 
recommends all patrons be cleared of the roof top gym by 11pm to mitigate the potential 
for violating the noise code. (T&ES) 

 
C-1 The applicant shall comply with the City of Alexandria’s Solid Waste Control, Title 5, 

Chapter 1, which sets forth the requirements for the recycling of materials (Sec. 5-1-99).  
In order to comply with this code requirement, the applicant shall provide a completed 
Recycling Implementation Plan (RIP) Form within 60 days of SUP approval.  Contact the 
City’s Recycling Program Coordinator at (703) 746-4410, or via e-mail at 
commercialrecycling@alexandriava.gov, for information about completing this form.  
(T&ES)   
 

C-2 Section 5-1-42- Collection by Private collectors. (c) Time of collection. Solid waste shall 
be collected from all premises not serviced by the city at least once each week. No 
collections may be made between the hours of 11:00 p.m. and 7:00 a.m. (6:00 a.m. from 
May 1, through September 30) if the collection area is less than 500 feet from a 
residential area. (T&ES)   

 
C-3  The applicant shall comply with the City of Alexandria's Noise Control Code, Title 11, 

Chapter 5, which sets the maximum permissible noise level as measured at the property 
line. (T&ES)   

 
Code Enforcement: 
No comments. 
 
Fire: 
C-1 This new use will require a fire prevention permit. (Fire) 
 
Health:  
No comments. 
 
Recreation, Parks, and Cultural Activities:  
F-1 For site plan, provide more details on how the proposed trees on US Route 1 will be 

planted. (RPCA) 
 
F-2 For site plan, provide landscaping plan information outlined in the 2019 Landscape 

guidelines. (RPCA) 
a. Include required plant tabulations (plant schedule, urban tree determination, 

biodiversity, native plant, and crown cover).  
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Ref. Landscape standards and details. 
b. Include planting and tree protection details that conform to the standardized 

installation of plants and tree protection measures 
 
F-3 For site plan, provide more details on ADA access to the proposed roof plan. (RPCA) 
 
Police Department: 
No comments. 
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