
Special Use Permit #2024-00014 

3950 Wheeler Avenue 

  Temporary Trailer at Port City Brewery 

_________________________________________________ 

Application General Data 

Public hearing and consideration of a 

Special Use Permit for a temporary 

trailer 

Planning Commission 

Hearing: 

June 24, 2024 

City Council 

Hearing: 

July 2, 2024 

Address: 

3950 Wheeler Drive 

Zone: Industrial (I) 

Applicant:  

North Lock, LLC, represented by M. 

Catherine Puskar, attorney 

Small Area Plan: Strawberry Hill/Seminary Hill 

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: Sean Killion, sean.killion@alexandriava.gov 

Ann Horowitz, ann.horowitz@alexandriava.gov 
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PLANNING COMMISSION ACTION, JUNE 24, 2024: On a motion by Commissioner 

Lyle, seconded by Commissioner Koenig, the Planning Commission voted to recommend 

approval of Special Use Permit #2024-00014, subject to an amendment to amendments to 

Condition #3, and all conditions, code requirements, and ordinances. The motion carried on a 

vote of 5-0, with Chair Macek and Commissioner Manor absent. 

Reason:  

The Planning Commission generally agreed with staff analysis and edited Condition #3 as it felt 

it was necessary to restrict the number of years the trailer could operate to maintain the use as 

temporary.  

Discussion: 

Commissioner Lyle expressed her concern over the approvals made by the commission over the 

last few months for other trailers and the review of this case as truly meeting the definition of 

temporary. She added that the use of trailers for commercial purposes as opposed to a brick and 

mortar space reduce the commercial tax income and that the Port City Brewery building could 

be used to provide kitchen and serving space.  

Commissioner Brown and Vice Chair McMahon agreed with Commissioner Lyle’s comments. 

Mr. Brown stated that temporary does not mean indefinite and the vice chair added that the 

temporary trailer Zoning Ordinance requirements should be revisited. Planning Director Karl 

Moritz responded that the staff will develop a proposed policy and present it to the commission 

in the fall. 

Speaker: 

Lauren Riley, applicant’s attorney, spoke in favor of the request and expressed the need for the 

trailer to provide on-site food for the existing brewery customers. She noted the popularity of 

the food trucks that have frequented the business. Ms. Riley also brought up that the applicant 

would like to use the trailer for over five years as it is making a significant investment by 

building out a prep kitchen within the brewery space to augment the food service in the trailer. 
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I. DISCUSSION

The applicant, North Lock, LLC, represented by attorney Cathy Puskar, requests Special Use 

Permit approval to use a temporary trailer at an existing brewery. The temporary trailer would 

provide space to accommodate a restaurant to serve patrons of the Port City Brewery.  

SITE DESCRIPTION 

The subject property is one lot of 

record with over 200 feet of 

frontage along Wheeler Ave, 172 

feet of depth, and a lot area of 

32,129 square feet. The site is 

developed with a two-story 

commercial building covering 

over 21,500 sq. ft. The building is 

located 44 feet from Wheeler 

Avenue. The structure currently  

houses Port City Brewery. The  

building is served by an on-site 

parking lot, seen in Figure 1, as 

well as by an additional parking 

lot across the street. 

The subject property is 

surrounded by commercial and 

industrial uses, including 

Comcast to the east, an industrial 

park to the west, railroad tracks to 

the south, and a parking lot to 

the north. Farther west of the 

subject property are single and 

two-unit dwellings (Figure 2). 

BACKGROUND 

Real estate records show that the building on the subject property was constructed in 1982. It was 

built under Site Plan #81-0046. The brewery has been on site since 2011, producing beer on the 

property since its opened and adding a tasting room in a little over 3,000 sq, ft. in 2012 to serve 

their product.  

PROPOSAL 

The applicant is proposing to use an 8.5 foot wide by 25 foot long by 12.5 foot high trailer to 

accommodate a restaurant operation within the temporary trailer for patrons of the brewery 

(Figures 3 and 4). The applicant plans to increase the availability of food for brewery patrons 

beyond the food trucks that occasionally visit the site. Patrons would eat the food prepared at the 

Figure 1: View of the site from Wheeler Avenue 

Figure 2: Site context from an aerial view 

oximate osed trailer 
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temporary trailer either in the outdoor dining area or inside the brewery (Figure 5). The restaurant 

in the trailer would serve roughly 100 patrons a day and would operate from 11 a.m. to 12 

midnight, seven days a week.  

The 212.5 square-foot trailer would be located on the northwest side of the parking area (Figure 

6). The applicant is requesting use of the temporary trailer until July 1, 2026. Figure 7 provides a 

site plan view of the area in front of the brewery building where the trailer would be located. 

Figure 5: View of the front patio  Figure 6: Proposed location of the trailer 

   Figure 7 Site plan with proposed location of trailer in red 

Figure 3:  Example of the exterior of the trailer Figure 4: Interior layout 

5



SUP #2024-00014 

3950 Wheeler Avenue 

 

PARKING 

The subject property is served by an on-site 18 space parking lot and is located in the enhanced 

transit area. An additional 80 spaces are available to the applicant across the street. The Zoning 

Ordinance Section 8-200(A)(21) provides that industrial uses beyond long term storage, must 

provide a minimum of one parking space for every 600 square feet of floor area. The existing 

manufacturing use of 21,500 square feet requires 36 parking spaces. In addition, Zoning Ordinance 

Section 8-200 (A)(17)(a) requires that the restaurant provide a minimum of one space for each 

1,000 square feet of floor area. The 218 square foot trailer used as a restaurant would require one 

parking space. The 23 picnic tables account for 92 seats. According to Section 8-200(A)(17)(c) of 

the Zoning Ordinance, the first 20 seats of outdoor dining are exempt from a parking requirement. 

The remaining 72 seats are multiplied by 15 square feet, determining that the square footage 

attributable to a parking requirement is 1,080 square feet, equating to two parking spaces. The 

three uses combined are required to provide 39 parking spaces. This requirement is met by the 

provision of 98 parking spaces.  

ZONING/MASTER PLAN DESIGNATION 

The subject property is zoned Industrial (I). Section 7-1101(C) of the Zoning Ordinance allows 

temporary trailers for non-residential purposes with City Council approval of a Special Use Permit. 

The trailer use is designated as a restaurant, which is a permitted use in the Industrial zone pursuant 

to Section 4-1202(V.1). Outdoor dining is also a permitted use subject to the same Zoning 

Ordinance section.  

The subject property is located within the Strawberry Hill/Seminary Hill Small Area Plan which 

designates the property for industrial and commercial uses compatible with adjacent office and 

residential uses. 

II. STAFF ANALYSIS

Staff supports the applicant’s request for a temporary trailer to provide space for a restaurant use 

on private property in an area surrounded by commercial and industrial uses. The use would 

support Port City Brewery by providing food service to its patrons. The proposed use is very 

limited in scope, with operations not anticipated to result in impacts.  

Given that the Zoning Ordinance allows trailers to be used for temporary nonresidential purposes 

such as food service only on a temporary basis, a condition with an expiration date is required. 

The temporary trailer would be permitted for up to two years and expire on July 1, 2026, with the 

option to approve for an additional three years via approval through an Administrative Special Use 

Permit, as stated in Condition #3.  

Subject to the conditions stated in Section III of this report, staff recommends approval of the 

Special Use Permit request. 
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III. RECOMMENDED CONDITIONS

Staff recommends approval subject to compliance with all applicable codes and ordinances and 

the following conditions: 

1. The Special Use Permit shall be granted to the applicant only or to any corporation in

which the applicant has a controlling interest. (P&Z)

2. The location and specifications of the temporary trailer shall be substantially consistent

as proposed in the application dated April 18, 2024. (P&Z)

3. CONDITION AMENDED BY PLANNING COMMISSION: The temporary trailer

shall be permitted until July 1, 2026, with an opportunity to increase the term for three

additional years until with an SUP expiration date of July 1, 2029, through an

Administrative Special Use Permit. (P&Z) (PC)

4. Kitchen equipment, including floor mats, shall not be cleaned outside, nor shall any

cooking residue or wash water be washed into the streets, alleys or storm sewers. (T&ES)

5. All waste products including but not limited to organic compounds (solvents), shall be

disposed of in accordance with all local, state and federal ordinances or regulations.

(T&ES)

6. The applicant shall control cooking odors, smoke and any other air pollution from

operations at the site and prevent them from leaving the property or becoming a nuisance

to neighboring properties, as determined by the Department of Transportation &

Environmental Services. (T&ES)

7. All loudspeakers shall be prohibited from the exterior of the building and no amplified

sounds shall be audible at the property line.(T&ES)

8. Supply deliveries, loading, and unloading activities shall not occur between the hours of

11:00pm and 7:00am. (T&ES)

9. Cleaning of trailer shall not create a discharge to streets, alleys or storm sewers. (T&ES)

10. 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)
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11. 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.

STAFF: Tony LaColla, Division Chief, Land Use Services, 

Department of Planning and Zoning; 

Ann Horowitz, Principal Planner 

Sean Killion, Urban Planner II 

___________________________________________________________________________ 

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.  

IV. CITY DEPARTMENT COMMENTS

Legend:     C - code requirement    R - recommendation    S - suggestion    F - finding 

Transportation & Environmental Services: 

R-1 Kitchen equipment, including floor mats, shall not be cleaned outside, nor shall any 

cooking residue or wash water be washed into the streets, alleys or storm sewers. (T&ES) 

R-2  All waste products including but not limited to organic compounds (solvents), shall be 

disposed of in accordance with all local, state and federal ordinances or regulations. 

(T&ES) 

R-3 The applicant shall control cooking odors, smoke and any other air pollution from 

operations at the site and prevent them from leaving the property or becoming a nuisance 

to neighboring properties, as determined by the Department of Transportation & 

Environmental Services. (T&ES) 

R-4 All loudspeakers shall be prohibited from the exterior of the building and no amplified 

sounds shall be audible at the property line.(T&ES) 
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R-5 Supply deliveries, loading, and unloading activities shall not occur between the hours of 

11:00pm and 7:00am. (T&ES) 

R-6 Cleaning of trailer shall not create a discharge to streets, alleys or storm sewers. (T&ES) 

C-1 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: 

C-1  A building permit is required. 

Fire: 

C-1 This new use temporary trailer with a propane fed kitchen will require a fire prevention 

permit. A fire protection system will be required. 

Health: 

Food Facilities 

C-1 An Alexandria Health Department Permit is required for all regulated facilities.  A permit 

shall be obtained prior to operation, and is not transferable between one individual, 

corporation or location to another.  Permit application and fee are required. 

C-2 Construction plans shall be submitted to the Health Department located at 4480 King 

Street and through the Multi-Agency Permit Center.  Plans shall be submitted and 

approved by the Health Department prior to construction.  There is a $200.00 plan review 

fee payable to the City of Alexandria- fee must be paid separate from any other 

departmental fees.  

C-3 Construction plans shall comply with Alexandria City Code, Title 11, Chapter 2, The 

Food Safety Code of the City of Alexandria.  Plans shall include a menu of food items to 

be offered for service at the facility and specification sheets for all equipment used in the 

facility, including the hot water heater.  

C-4 A Food Protection Manager shall be on-duty during all operating hours. 

C-5 The facility shall comply with the Virginia Indoor Clean Air Act and the Code of 

Alexandria, Title 11, Chapter 10, Smoking Prohibitions.  

C-6 In many cases, original wooden floors, ceilings and wall structures in historical structures 

may not be suitable for food service facilities.  Wood materials shall be finished in a 

manner that is smooth, durable, easily-cleanable, and non-absorbent.      

C-7 Facilities engaging in the following processes may be required to submit a HACCP plan 

and/or obtain a variance: Smoking as a form of food preservation; curing/drying food; 
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using food additives to render food not potentially-hazardous; vacuum packaging, cook-

chill, or sous-vide; operating a molluscan shellfish life-support system; sprouting seeds or 

beans; and fermenting foods. 

C-8 Starting on 1/1/2023, The Virginia Department of Agriculture and Consumer Services 

(VDACS) is the point of contact for the following type of establishments: grocery stores, 

convenience stores, ice cream stores, wine shops, or bakeries.  The divisions of Food 

Safety can offer further guidance. Please use the following contact information:  

VDAC’s Food Safety Program 

804.786.3520 

804.371.7792 

foodsafety@vdacs.virginia.gov 

Recreation, Parks and Cultural Activities: 

No comments received. 

Police: 

No comments received.  
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City of Alexandria, Virginia 

MEMORANDUM 

DATE:  JUNE 24, 2024 

TO: CHAIR NATHAN MACEK  

AND MEMBERS OF THE PLANNING COMMISSION 

FROM: KARL W. MORITZ, DIRECTOR 

DEPARTMENT OF PLANNING & ZONING 

SUBJECT: (A) DOCKET ITEM #2 – SUP #2024-00014

3950 WHEELER AVENUE

(B) DOCKET ITEM #8 – SUP #2024-00033

201 EAST DEL RAY AVENUE,

2207 AND 2213 MOUNT VERNON AVENUE

This memorandum proposes two condition amendments which were raised at the Planning 

Commission briefings. 

(A) Commissioner Lyle recommended amending SUP #2024-00014 Condition #3 for the

temporary trailer request at Port City Brewery. She believed limiting the term limit to a total of

five years would allow time for the business to build out space for a kitchen inside the brewery,

replacing the need for the trailer. The proposed amendment would read:

3. CONDITION AMENDED BY PLANNING COMMISSION: The temporary trailer

shall be permitted until July 1, 2026, with an opportunity to increase the term for three

additional years until with an SUP expiration date of July 1, 2029, through an

Administrative Special Use Permit. (P&Z) (PC)

(B) Regarding SUP #2024-00033 for Gustave Boulangerie and Brasserie and Gustave Le Jardin,

Chair Macek suggested that the outdoor dining should be subject to the statewide building code.

Given that patrons often stand and congregate in Gustave Le Jardin, staff added a reference to

overall outdoor occupancy for the commission’s consideration of amended Condition #26:

26. CONDITION AMENDED BY PLANNING COMMISSION: A maximum of 104 seats

Outdoor occupancy limits, including number of for outdoor dining seats are permitted shall

be determined by the statewide building code. may be located at outdoor tables. (P&Z)

(SUP2022-00060) (PC) 
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Staff continues to recommend approval of SUP #2024-00014 with the amendment to Condition 

#3 and of SUP #2024-00033 with an amendment to Condition #26. 
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OWNERSHIP AND DISCLOSURE STATEMENT
Use additional sheets if necessary 

1. Applicant.  State the name, address and percent of ownership of any person or entity owning an
interest in the applicant, unless the entity is a corporation or partnership, in which case identify each
owner of more than t  percent. The term ownership interest shall include any legal or equitable interest
held at the time of the application in the real property which is the subject of the application.

Name Address Percent of Ownership
1.

2.

3.

2. Property. State the name, address and percent of ownership of any person or entity owning an
interest in the property located  at ________________________________________________ (address),
unless the entity is a corporation or partnership, in which case identify each owner of more than t
percent. The term ownership interest shall include any legal or equitable interest held at the time of the
application in the real property which is the subject of the application.

Name Address Percent of Ownership
1.

2.

3.

3. Business or Financial Relationships.  Each person or entity indicated above in sections 1 and 2, with
an ownership interest in the applicant or in the subject property are require to disclose any business or
financial relationship, as defined by Section 11-350 of the Zoning Ordinance, existing at the time of this
application, or within the12-month period prior to the submission of this application with any member of
the Alexandria City Council, Planning Commission, Board of Zoning Appeals or either Boards of
Architectural Review. All fields must be filled out completely. Do not leave blank. (If there are no
relationships please indicated each person or entity and “None” in the corresponding fields).

For a list of current council, commission and board members, as well as the definition of business 
and financial relationship, click here.

Name of person or entity Relationship as defined by 
Section 11-350 of the Zoning 

Ordinance

Member of the Approving 
Body (i.e. City Council, 

Planning Commission, etc.)
1.

2.

3.

NOTE: Business or financial relationships of the type described in Sec. 11-350 that arise after the filing of 
this application and before each public hearing must be disclosed prior to the public hearings. 

As the applicant or the applicant’s authorized agent, I hereby attest to the best of my ability that 
the information provided above is true and correct. 

__________ __________________________ __________________________
Date Printed Name Signature
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Dragonfly, LLC 
3950 Wheeler Avenue 
Alexandria, Virginia 22304 

Karl Moritz 
301 King Street 
City Hall, Room 2100 
Alexandria, Virginia 22304 

Re: Consent to File for a Special Use Permit 
3950 Wheeler Avenue, Tax Map No. 060.03-03-07(the "Property") 

Dear Mr. Moritz: 

Dragonfly, LLC, as owner of the above-referenced Property, hereby consents to the filing 
of an application for a Special Use Permit on the Property and any related requests by North 
Lock, LLC. 

Very truly yours, 

Dragonfly, LLC 

By�ldi:zL•;i,-1 ,$ 
Its: �1&-[L 
Date: z/Zb/ Z'-\
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North Lock, LLC 
3950 Wheeler A venue 
Alexandria, Virginia 22304 

Karl Moritz 
301 King Stred 
City Hall, Room 2100 
Alexandria, Virginia 22314 

Re: Authorization to File for a Special Use Permit 
3950 Wheeler Avenue, Tax Map No. 060.03-03-07 (the "Property") 

Dear Mr. Moritz: 

North Lock, LLC hereby authorizes Walsh, Colucci, Lubeley & Walsh, P.C. to act as 
agent on its behalf for the filing and representation of an application for a Special Use Permit on 
the Property and any related requests. 

Very truly yours, 

North Lock, LLC 

By��� 

Its: Y�\ vfrl \

Date: ?-/ Zk}2.l.\ 
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{A1216575.DOCX / 1 Applicant Disclosure Information 635 Upland Place 010041 000009}

APPLICANT OWNERSHIP BREAKDOWN 

Owner of 3950 Wheeler Avenue (TM No. 060.03-03-07)

Dragonfly, LLC (Title Owner) 
3950 Wheeler Avenue 
Alexandria, Virginia 22304 

Member: Percent Ownership: 

Karen Butcher & G. William Butcher 
(Jointly Owned) 

Applicant of 3950 Wheeler Avenue (TM No. 060.03-03-07) 

North Lock, LLC 
3950 Wheeler Avenue 
Alexandria, VA 22304 

Member:

Karen Butcher & G. William Butcher

Percent Ownership: 

(Jointly Owned) 

Note: North Lock, LLC made a donation to Councilmember John Chapman in the form of event 
space provided and the estimated value of the event venue is $400.   
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Narrative Description

The Applicant, North Lock, LLC (d/b/a Port City Brewing Company), requests a special use permit for a 
temporary trailer to be located on site.  Port City Brewing Company is an award-winning brewery serving 
the D.C. and Mid-Atlantic markets.  The longest operating craft brewery in metropolitan Washington, 
DC, the brewery offers regular tastings, tours and public/private events at its state-of-the-art facility on 
Wheeler Avenue.  Port City is family and pet friendly, and offers a casual setting to enjoy their award-
winning beers as well as local fare from visiting food trucks, which rotate regularly.  The brewery has 
abundant parking on site and in the parking lot across the street from the brewery and has plenty of 
space to gather with friends and family both indoors and outside. 

Given the popularity of the food trucks and increased demand, Port City plans to partner with a 
restaurant operator to open a restaurant at the brewery serving tacos from an onsite trailer.  The 
proposed trailer is approximately square feet and will include a kitchen to operate in conjunction
with the remainder of the by-right restaurant operation in the building.  The trailer will operate 
consistent with the hours of operation for the brewery, within the hours of 11 am to midnight, 7 days a 
week.  Given the location of the brewery in an Industrially zoned area, adjacent to the railroad tracks 
and other industrial uses, there will be no negative impacts from the proposed trailer.  The addition of 
the trailer will be an additional amenity for the patrons of the brewery and Port City looks forward to 
attracting even more visitors than they already host, with the addition of a quality restaurant partner in 
the near future. 
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EXISTING CONDITIONS PHOTOS29
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PORT CITY BREWERY
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OWNER
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Temporary Trailer – EXAMPLE PHOTO
NOTE: PHOTO SHOWN TO DEMONSTRATE TYPICAL FIT AND FINISH ONLY 

Proposed Trailer is  24' 11" x 8' 6" x 9'. The overall height of the 
trailer will be 12' 6" to accommodate the expected rooftop equipment

32




