
DOCKET ITEM #9  
Special Use Permit #2014-0108 

  1001 King Street – Blüprint Chocolatiers 
_________________________________________________ 
 

 

 

 
 
PLANNING COMMISSION ACTION, JANUARY 6, 2015: On a motion by Vice Chairman 
Dunn, seconded by Commissioner Wasowski, the Planning Commission voted to recommend 
approval of the request subject to compliance with all applicable codes, ordinances, and staff 
recommendations. The motion carried on a vote of 7 to 0. 
 
Reason: The Planning Commission agreed with the staff analysis. Although the easement issue 
raised in Condition 10 was resolved for 1001 King Street, the Commission decided to retain this 
condition as part of the SUP record. 
 
Speakers: 
Paul Linnell, 1003 King Street, expressed concern regarding the logistics of trash storage shared 
by the businesses and residents at 1001, 1003, and 1005 King Street. He also inquired about the 
existence of easement issues that could impact the 1003 and 1005 King Street properties. 
 
Kim Gustafson, applicant, spoke in support of the proposal and responded to the trash storage 
question of the 1003 King Street property owner. 
 

Application General Data 
Request to operate a restaurant. Planning Commission 

Hearing: 
January 6, 2015 

City Council  
Hearing: 

January 24, 2015 

Address:  
1001 King Street 

Zone: 
 

KR/King Street Urban Retail 

Applicant:  
Teaspoon, LLC by Kim Gustafson 

Small Area Plan: Old Town Small Area Plan 

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: Ann Horowitz, ann.horowitz@alexandriava.gov 
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I. DISCUSSION  

The applicant, Teaspoon, LLC by Kim Gustafson, requests Special Use Permit approval to 
operate a restaurant under the trade name of Blüprint Chocolatiers at 1001 King Street.  
 
 SITE DESCRIPTION 
 
The subject property is one lot of record with approximately 17 feet 
of frontage on King Street and 54 feet of frontage on North Patrick 
Street. The lot depth is 60 feet and the lot area measures 947 square 
feet. A three-story building exists at the site with commercial space 
on the first level and residential apartments on the second and third 
floors  
 
Eleven retail establishments (selling books, antiques, home 
furnishings, women’s apparel, and crafts), two salons, and eight 
restaurants provide a diverse commercial mix at street level along the 
1100 block of King Street. Residential and office uses are located on 
the upper floors of these buildings. 
 
 BACKGROUND      
 
The building at 1001 King Street was constructed as a residential property around 1900, at the 
same time as 1003 and 1005 King Street. The three properties were later consolidated to create a 
hotel and rooming house. In 1973, the City Council approved SUP#908 and SUP#2001-0092 for 
the Second Genesis residential rehabilitation facility at 1001-1005 King Street and for an 
increase in beds and a parking reduction, respectively.  
 
The Planning Commission approved SUB#2004-0001 to subdivide 1001-1005 King Street back 
into three lots, as originally developed. The current property owner for 1001 King Street also 
owned the properties at 1003 and 1005 King Street at the time of the subdivision. Residential and 
commercial uses were planned for the three properties after the buildings were restored as 
separate units.  
 
An antique furnishings store operated at the 1001 King Street since 2007 and closed in 2014. In 
2012, a zoning inspection revealed that retail merchandise had been displayed in the public right 
of way. The matter was subsequently corrected. 
 
On March 13, 2012, Code Administration notified the current property owner of 1001 King 
Street that unresolved building code issues existed after he had subdivided and renovated 1001, 
1003, and 1005 King Street. The property owner did not address the violations after being 
informed and the three properties remain out of compliance due to the lack of proper easements 
providing access at the rear of the properties to the handicap ramp, utilities, egress door, and 
external egress stairwell. The property owner has recently informed the Code Administration 
staff that he will submit the required easements and bring the properties into compliance. 
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 PROPOSAL 
 

The applicant proposes to operate a 10-seat restaurant that would provide specialty coffee drinks, 
tea, hot chocolate, artisan chocolates, gelato, and pre-purchased desserts within a 750 square foot 
tenant space. Hand-made chocolates would be made on the premises in the 750-square foot 
basement and would be also available for retail purchase in the restaurant area. Approximately  
200 pieces of chocolate would be produced each day that the business is open. 
 
Additional elements of the restaurant proposal are: 
 
Hours of Operation:   10 a.m. to 7 p.m., Tuesday, Wednesday, Sunday 
    10 a.m. to 9 p.m., Thursday, Friday, Saturday 
 
Number of seats:   10 indoor seats 
 
Number of customers:  150 a day 
 
Type of Service:   Counter service 
 
Alcohol:    No alcohol sales 
 
Live Entertainment:   No live entertainment 
 
Customer Delivery:   No delivery service  
 
Supply Delivery:  One hour each week 
 
Kitchen Equipment:   Small-scale commercial equipment used for hand-made chocolate  
    production 
 
Noise:  Equipment used for chocolate production would generate noise 

levels similar to household kitchens. Typical restaurant noises 
associated with specialty coffee shops are expected on first floor. 

 
Odors:    Minimal odors since no ovens would be used. 
 
Trash/Litter:  Napkins, ingredient packaging, and cardboard generating seven 

bags of trash a week and collected once a week. 
 
PARKING 
 

The subject property is sited within the Central Business District (CBD). Pursuant to Section 8- 
300 (B) of the Zoning Ordinance, restaurants located within the CBD are exempt from parking 
requirements. 
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ZONING/MASTER PLAN DESIGNATION 
 

The subject property is located in the KR/King Street Retail Zone. Section 4-503(W) of the 
Zoning Ordinance allows a restaurant in the KR zone only with a special use permit. The 
proposed use is consistent with the Old Town Small Area Plan chapter of the Master Plan which 
designates the property for commercial use. 

 
 

II. STAFF ANALYSIS 
 

Staff supports the applicant’s request to operate a restaurant at 1001 King Street. The restaurant 
would offer a dessert dine-in option that would add to the diversity of experiences along King 
Street. Although apartments are located on upper floors, the potential for noise and odor impacts 
is not expected since the business would not be open during early morning or late evening hours 
and live entertainment would not be offered. The level of noise generated from the chocolate 
production in the basement is similar to the noise of a household kitchen and is unlikely to affect 
building residents.  
 
Additionally, the proposed use is consistent with the Old Town Restaurant Policy, which 
considers parking and litter impacts, alcohol and late-night hours, as well as its contribution to a 
diverse commercial area. 
 
Parking 
Although parking impacts are possible, staff believes that these would be negligible since the 
restaurant would provide only ten seats. Its proximity to the King Street Metro, King Street 
Trolley, DASH and Metro buses, and Capital Bikeshare encourages pedestrian and bicycle 
access.  The applicant must publicize alternative transportation opportunities in its marketing 
materials as stated in Condition 11. Employees must park off-street and are also encouraged to 
use public transportation in Condition 12. Supply deliveries would occur only one hour a week 
and are not expected to impact parking. 
 
Litter 
The applicant’s use of permanent cups and dishes would minimize the amount of trash generated 
at the restaurant. Nonetheless, the applicant would include a trash receptacle in the restaurant and 
retail area to encourage patrons to dispose of potential litter before leaving the premises. Outdoor 
litter would be also reduced when the applicant monitors three times a day for litter within 75 
feet of the business, as directed in Condition 15. 
 
Alcohol and Late Night Hours 
The applicant would not sell alcoholic beverages and proposes to stay open no later than 9 p.m., 
negating the potential for impacts related to alcohol and late night hours. 
 
Diversity of Uses 
The restaurant would be compatible with the King Street Retail Strategy initiative through its 
focus on offering a specialized product--chocolates that are handmade on the premises--along 
with desserts, gelato, and specialty beverages. Although the restaurant would replace an antique 
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store, the applicant also includes retail sales into its proposal. Additionally, the majority of the 
businesses on the block would remain retail operations with eleven retail stores and nine 
restaurants if the applicant’s proposal is approved.  
 
Additional Considerations 
Due to the outstanding building code issues, the applicant may only proceed with its building 
permits for the tenant space after the landlord has submitted the required easements to Code 
Administration as stated in Condition 10. Further, staff has permitted operating hours of 10 a.m. 
to 10 p.m. each day to provide the applicant with the flexibility to expand the business hours in 
Condition 2. 
 
Subject to the conditions contained 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 hours of operation shall be limited to between 10 a.m. and 10 p.m., 
 each day. Orders placed before 10 p.m. may be served, but no new patrons may be 
 admitted and all patrons must leave by 11 p.m. (P&Z) 
 
3.  The maximum number of indoor seats shall be 10. (P&Z) 
 
4.  The applicant shall post the hours of operation at the entrance of the business. (P&Z) 
 
5.  No delivery of food to customers may operate from the restaurant. (P&Z) 
 
6.  The applicant shall conduct employee training sessions on an ongoing basis, including as 
 part of any employee orientation, to discuss all SUP provisions and requirements and on 
 how to prevent underage sales of alcohol to prevent the underage sale of alcohol. (P&Z) 
 
7.  No food, beverages, or other material shall be stored outside. (P&Z) 
 
8. No alcoholic beverages shall be sold. (P&Z) 
 
9.  No live entertainment shall be permitted at the restaurant. (P&Z) 
 
10. The applicant may be granted building permit approvals after the property owner of 1001 
 King Street has submitted the necessary easements for access to the satisfaction of the 
 Director of Code Administration. (P&Z) 
 
11. The applicant shall provide information about alternative forms of transportation to 

access the location of the use, including but not limited to printed and electronic business 
promotional material, posting on the business website, and other similar methods. 
(T&ES) 
 

12. The applicant shall encourage its employees and customers to use mass transit or to 
carpool when traveling to and from work, by posting information regarding DASH and 
METRO routes, the location where fare passes for transit are sold, and advertising of 
carpooling opportunities. (T&ES) 
 

13. The applicant shall require its employees who drive to work to use off-street parking. 
 (T&ES) 
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14. Trash and garbage shall be stored inside or in sealed containers that do not allow odors to 
escape or invasion by animals. No trash and debris shall be allowed to accumulate 
outside of those containers. Outdoor trash receptacles shall be screened to the satisfaction 
of the director. (T&ES) 
 

15. Litter on the site and on public rights-of-way and spaces adjacent to or within 75 feet of 
the premises shall be monitored and picked up at least twice during the day and at the 
close of the business, and more often if necessary, to prevent an unsightly or unsanitary 
accumulation, on each day that the business is in operation. (T&ES) 
 

16. The use must comply with the city's noise ordinance. No outdoor speakers shall be 
permitted. No amplified sound shall be audible at the property line. (T&ES) 
  

17. The applicant shall control odors and smoke from the property to prevent them from 
becoming a nuisance to neighboring properties, as determined by the department of 
transportation and environmental services. (T&ES) 
 

18. Deliveries to the business are prohibited between 11:00 p.m. and 7:00 a.m. (T&ES) 
 
19. 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) 
 

20. 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) 

 
21. The Director of Planning and Zoning shall review the Special Use Permit after it has been 
 operational for one year, 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 the 
 result of a complaint that rises to the level of a violation of the permit conditions, 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: Alex Dambach, Division Chief, Department of Planning and Zoning;  
 Ann Horowitz, 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: 
R-1 The applicant shall provide information about alternative forms of transportation to 

access the location of the use, including but not limited to printed and electronic business 
promotional material, posting on the business website, and other similar methods. 
 

R-2 The applicant shall encourage its employees and customers to use mass transit or to 
carpool when traveling to and from work, by posting information regarding DASH and 
METRO routes, the location where fare passes for transit are sold, and advertising of 
carpooling opportunities. 
 

R-3 The applicant shall require its employees who drive to work to use off-street parking. 
 

R-4 Trash and garbage shall be stored inside or in sealed containers that do not allow odors to 
escape or invasion by animals. No trash and debris shall be allowed to accumulate 
outside of those containers. Outdoor trash receptacles shall be screened to the satisfaction 
of the director. 
 

R-5 Litter on the site and on public rights-of-way and spaces adjacent to or within 75 feet of 
the premises shall be monitored and picked up at least twice during the day and at the 
close of the business, and more often if necessary, to prevent an unsightly or unsanitary 
accumulation, on each day that the business is in operation. 
 

R-6 The use must comply with the city's noise ordinance. No outdoor speakers shall be 
permitted. No amplified sound shall be audible at the property line. 
  

R-7 The applicant shall control odors and smoke from the property to prevent them from 
becoming a nuisance to neighboring properties, as determined by the department of 
transportation and environmental services. 
 

R-8 Deliveries to the business are prohibited between 11:00 p.m. and 7:00 a.m. 
 
R-9 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-10 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) 

 
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 City Council approval.  
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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)   

 
Code Enforcement: 
F-1 The following comments are for SUP.  Once the applicant has filed for a building permit 

and additional information has been provided, code requirements will be based upon that 
information and the building permit plans.   If there are any questions, the applicant may 
contact Charles Cooper, Plan Review division at Charles.cooper@alexandriava.gov or 
703-746-4197.  

 
C- 1   Outstanding building code issues remain. The first for this structure involves 
 Modification (MOD2005-000133) which was granted to allow the construction of a 
 single ramp crossing the three property lines at 1001, 1003 and 1005 King Street for the 
 purposes of creating an accessible ingress and egress to all three properties. In addition, 
 the owner must confirm proper easements exist for the Fire Wall penetration between 
 1001 & 1003 and a perpetual utility easement to allow access to the meters and utilities 
 for all properties. These code issues must be resolved prior to code administration 
 approval. Contact Code Administration to discuss issues and possible solutions for this 
 request to operate a business use in this space. 
 
C-2 New construction must comply with the current edition of the Uniform Statewide 

Building Code (USBC). 
 
Fire: 
C-1 A fire prevention permit will be required if occupant load exceeds 50 total patrons and 
 employees.     
 
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.  

 
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.  
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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; 
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 

 
Parks and Recreation: 
No comments received 
 
Police Department: 
No comments received 
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From: William King  
Sent: Tuesday, January 06, 2015 4:27 PM 
To: bruce@bluprintchocolatiers.com 
Cc: Gregg Fields; Alex Dambach 
Subject: Condition #10 - Access 
 
Mr. Gustafson, 
 
I wanted to follow‐up with you on our phone conversation relative to the documentation that we 
received yesterday on the easements for 1001 King Street.  The information you provided does satisfy 
the requirements for Condition #10 regarding access for your business that was noted in the staff report 
for your SUP application.  As we had discussed, you still do need to submit for your building 
permit.  Please do this as soon as possible so we can work with you to obtain all of the required 
approvals and get your business up and running as soon as practicable. 
 
Please feel free to contact me if you have any other questions or concerns. 
 
Bill King, PE, CBO, MCP 
Assistant Director 
Alexandria Department of Code Administration 
301 King Street, Room 4200 
Alexandria, VA 22314 
Ph: 703‐746‐4251 
E‐Mail: william.king@alexandriava.gov 
 
“One Team, One City – Our City” 
 

34




