
Special Use Permit #2024-00024 

5990 Duke Street  

Passport Mini of Alexandria 

Applications General Data 

Requests: 

Public Hearing and consideration of 

a request for a Special Use Permit 

for the expansion of a 

noncomplying automobile sales and 

repair use and for a change of 

ownership.  

Planning Commission 

Hearing: May 7, 2024 

City Council 

Hearing: 

May 18, 2024 

Addresses: 

5990 Duke Street 

Zone: CRMU-M 

Applicant: 

Passport Auto Group, represented 

by Duncan Blair 

Small Area Plan: Landmark/Van Dorn 

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 Reviewer: Tony LaColla, AICP, Division Chief Anthony.lacolla@alexandriava.gov 

Patrick Silva, Planning patrick.silva@alexandriava.gov  

Ann Horowitz, Principal Planner, ann.horowitz@alexandriava.gov 

PLANNING COMMISSION ACTION, MAY 7, 2024: By unanimous consent, the Planning 

Commission voted to recommend approval of SUP #2024-00024. 

Reason: The Planning Commission agreed with staff analysis. 
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Figure 1 – Subject Site

I. DISCUSSION  

The applicant, Passport Auto Group, doing business as Passport Mini of Alexandria, and 

represented by Duncan Blair, attorney, requests to amend Special Use Permit #0669-A to allow 

for the expansion of the legal noncomplying automobile sales and repair use at 5990 Duke Street 

and for a Change of Ownership from Passport Chrysler of Alexandria to Passport Auto Group. 

SITE DESCRIPTION

The subject property is one lot of record with approximately 280 feet of frontage along Duke 

Street, approximately 450 feet of depth, and a total lot area of 121,385 square feet (2.78 acres). 

The site is currently developed with 

a two-story structure and surrounded 

by commercial uses. The West End 

(formerly Landmark Mall) 

redevelopment site is located to the 

north across Duke Street and will 

contain four million square feet of 

mixed-use development including 

INOVA Hospital when complete. To 

the west, across South Walker Street, 

is a vacant big box retail site. To the 

east, adjacent to the subject property, 

is BJ’s Wholesale Club. To the south 

sits the Van Dorn Plaza.  

BACKGROUND 

When the Zoning Ordinance was rewritten in 1992, the zone, where the subject property is 

located, changed from C-2 to CRMU-M. The CRMU-M zone does not allow for automobile 

sales and repair uses, rendering the use as legal noncomplying.  

The Chrysler Motor Corporation originally operated at the site from 1966 until 1992 under 

SUP#0669. The applicant was granted a change of ownership to operate Passport Chrysler of 

Alexandria on July 2, 1992, under SUP#0669-A. A recent SUP zoning inspection revealed 

compliance with all conditions, however a change of ownership is required. There have been no 

zoning complaints since 2000.  

Mini is requiring all dealers to upgrade their facilities to accommodate sales and repair changes 

related to vehicle sales and to update its branding image through new interior and exterior 

design. The applicant is obligated to incorporate these changes into their business to continue as 

a Mini dealer.  
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Figure 2 –Proposed Building Addition (in red) 

PROPOSAL 

The applicant requests to expand the floor area by approximately 1,200 square feet for a total of 

19,655 square feet at the existing legal noncomplying automobile sales and repair use. As per 

Section 12-302 (A) of the Zoning Ordinance, the physical expansion, enlargement, or 

intensification of a noncomplying use requires a Special Use Permit.  

The added space would allow for the modernization of the building and include a larger glass 

façade and updated exterior building materials, as the manufacturer requires. The addition would 

serve as a display area. The expansion of the business would reduce the number of parking 

spaces onsite from approximately 250 marked spaces to approximately 240 marked spaces.  

4



SUP #2024-00024 

  5990 Duke Street 

  

Figure 3 –Floorplan for Proposed Building Addition (in red) 

 

 

 

 

 

Details of the applicant’s expanded automobile sales and service operations would be: 

 

Hours of operation:   7 a.m. to 7 p.m., Monday through Saturday (existing) 

 

Number of Employees:  Approximately 30 (existing) 

 

Number of Customers:  Approximately 50 customers per day (existing) 

 

Noise: No additional noise impacts anticipated. 

 

Odors: No additional odor impacts anticipated. 

 

Trash/Litter: No additional trash anticipated.  

Private trash removal for general trash. (existing) 

 

PARKING 
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As a miscellaneous commercial use, automobile sales and repair service require one space of 

parking for every 400 square feet, pursuant to Section 8-200(A)(18) of the Zoning Ordinance. 

The proposed 19,655 square foot Mini sales and repair use would require 49 spaces. The 

remaining approximately 240 onsite marked spaces will far exceed the minimum parking 

requirement.   

 

ZONING/MASTER PLAN DESIGNATION 

 

The subject property is located in the CRMU-M zone and operates as a legal noncomplying use 

which may continue indefinitely subject to Zoning Ordinance Section 12-302. Section 12-302(A) 

states that special use permit approval is required for any physical expansion, enlargement, or 

intensification of a noncomplying use.  

 

SUP-0669A included Condition #1, requiring that the special use permit is granted only to the 

applicant, which was Passport Chrysler of Alexandria, Inc. at the time. As such, Change of 

Ownership SUP approval from Passport Chrysler of Alexandria, Inc. to Passport Auto Group is 

required as a technical matter associated with this SUP review.  

 

The subject site is located in the Landmark/Van Dorn small area plan and within the 

Landmark/Van Dorn Corridor Plan overlay. While the Plan calls for high intensity uses 

including regional retail, office, and high-density residential uses in this area along Duke 

Street, it allows for the continuation of the car dealership (automobile sales and repair use).  

 

 

II. STAFF ANALYSIS  
 

Staff supports the applicant’s request to expand an existing legal noncomplying automobile sales 

and repair use and for a Change of Ownership to Passport Auto Group. The existing 

noncomplying use has operated without complaints since 2000 and no known negative impacts 

since 1966.  

 

The CRMU-M. zone allows for a maximum FAR of 0.75. The current 18,455 square foot 

structure has a 0.15 FAR. The 1,200 square foot expansion would equate to a nominal increase in 

FAR to 0.16.   

 

Staff have carried forward the conditions from SUP #0669-A and included current standard 

Special Use Permit conditions to mitigate the potential for environmental and parking impacts at 

the site.  

  

Subject to the conditions stated in Section III of this report, staff recommend 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 business or entity 

in which the applicant has a controlling interest. (P&Z) (SUP #0669-A) 

 

2. All vehicles displayed or parked on the site shall be arranged in a neat and orderly fashion 

at all times. (P&Z) (SUP #0669-A) 

 

3. No junked, abandoned or stripped vehicles er parts shall be displayed or located outside 

the building at any time. (P&Z) (SUP #0669-A) 

 

4. No vehicle parts, tires, or other materials shall be stored or permitted to accumulate 

outside, except in a dumpster or other suitable trash receptacle or enclosure. (P&Z) (SUP 

#0669-A) 

 

5. No repair, replacement or mechanical work shall be done outside the building at any 

time. (P&Z) (SUP #0669-A) 

 

6. CONDITION DELETED BY STAFF: No banners, streamers, flags, balloons or other 

unfixed signs or moving objects used for advertising purposes shall be displayed on the 

premises outside of the main building. (P&Z) (SUP #0669-A) 

 

7. No loading or unloading of vehicles shall occur on the public right-of-way at any time. 

(P&Z) (SUP #0669-A) 

 

8. The automobile sales and service business shall be open from 7:00 A.M. to 9: 00 P.M., 

daily seven (7) days a week. (P&Z) (SUP #0669-A) 

 

9. All loading and unloading of vehicles from tractor trailer shall take place only on-site 

from 7:00 A.M. to 10:00 P.M. daily seven (7) days a week. (P&Z) (SUP #0669-A) 

 

10. CONDITION AMENDED BY STAFF: The applicant shall provide maintain 

landscaping to screen the parking lot from the public rights-of-way, including the 

planting of trees and shrubs along Walker Street and along the driveway entrance from 

Duke Street to the satisfaction of the Director of Planning and Zoning. (P&Z) (SUP 

#0669-A) 

 

11. CONDITION SATISFIED AND DELETED BY STAFF: The applicant shall attempt 

to work with the adjacent property owner to fill in and landscape the swale area located 

along the Stevenson Avenue and Walker Street frontage subject to the mutual consent of 

the two owners.  (P&Z) (SUP #0669-A) 
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12. CONDITION SATISFIED AND DELETED BY STAFF: The applicant shall provide 

a replacement fence to protect customer vehicles on the property to the satisfaction of the 

Director of Planning and Zoning. (P&Z) (SUP #0669-A) 

 

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

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

 

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

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

 

15. Litter on the site and on public rights-of-way and spaces adjacent to or within 75 feet of 

the premises shall be picked up at least once a day and at the close of business, and more 

often if necessary, to prevent an unsightly or unsanitary accumulation, on each day that 

the business is open to the public. (T&ES) 

 

16. CONDITION ADDED BY STAFF: The Director of Planning and Zoning shall review 

the Special Use Permit one year after approval and shall docket the matter for 

consideration by the Planning Commission and City Council if (a) 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; (b) the Director has received a request from any person to 

docket the permit for review as a result of a complaint that rises to the level of a 

violation; or (c) the Director has determined that there are problems with the operation of 

the use and that new or revised conditions are needed. (P&Z) 

 

 

 

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

Department of Planning and Zoning;  

Patrick Silva, Urban Planner;  

Ann Horowitz, Principal 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. DEPARTMENT COMMENTS 

 

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

 

 

Transportation & Environmental Services: 

 

R-1.  Litter on the site and on public rights-of-way and spaces adjacent to or within 75 feet of 

the premises shall be picked up at least once a day and at the close of business, and more 

often if necessary, to prevent an unsightly or unsanitary accumulation, on each day that 

the business is open to the public. (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. 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)  

 

C-3. 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-4. 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: 

 

C-1.    A building permit is required 

 

Fire: 

No comments  

   

Recreation, Parks and Cultural Activities: 

No comments received 

 

Police Department: 

No comments  
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Health Department: 

No comments 
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