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Application General Data 
Public hearing and consideration of 
a request to operate a light 
automobile repair business. 

Planning Commission 
Hearing: 

April 7, 2015 

City Council  
Hearing: 

April 18, 2015 

Address:  
617 E-G South Pickett Street (Parcel 
Address: 504 South Van Dorn 
Street) 

 
Zone: 
 

 
CG/Commercial General 

Applicant:  
Trump, Inc. dba Midas Auto Service 
and Tire Center represented by 
Duncan Blair, attorney 
 

 
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 Reviewers: Nathan Randall, nathan.randall@alexandriava.gov 
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I. DISCUSSION   
 
The applicant, Trump, Inc. represented by Duncan Blair, attorney, requests Special Use Permit 
approval to operate a light automobile repair business at 617E-G South Pickett Street. 
  
 SITE DESCRIPTION 
 
The subject site is a 4,128 square-foot 
tenant space within an industrial/flex 
building located on the same site as the 
Van Dorn Station Shopping Center. The 
property is one lot of record with 
approximately 315 feet of frontage on 
South Van Dorn Street, 30 feet of 
frontage on South Pickett Street, an 
average depth of 720 feet, and a total lot 
area of 219,000 square feet (5.02 acres). 
The property may be accessed from 
South Van Dorn Street, from Edsall Road 
through the adjacent supermarket parking 
lot, and from South Pickett Street via a 
one-way access road.  
 
The site is surrounded by commercial and industrial uses, including two other automobile repair 
businesses and a contracting business on the rear (or eastern) portion of the shopping center site. 
Several restaurant/retail tenants are located on the front (or western) portion of the shopping 
center property. A Giant supermarket is located to the north of the site, and industrial warehouses 
are located to the east. The Landmark Gateway residential and mixed-use redevelopment, also 
known as Modera Tempo, is partially complete at the property immediately to the south and 
adjacent to the corner of South Van Dorn and South Pickett Streets.  
 
 BACKGROUND           
 
The applicant has operated a Midas Muffler franchise for over 20 years at 450 South Pickett 
Street, about 1,000 feet to the east of the subject site. City Council granted SUP#2564 to the 
Midas franchise in March 1992 for the operation of the business at that location, but the SUP 
expired before operation could begin. City Council subsequently approved SUP#2741 for the 
business in November 1993. 
 
Staff observed one SUP violation at its current site in 2003 regarding the accumulation of 
automotive parts outside of approved containers. A warning ticket was issued and the matter was 
resolved. Code Administration also received a complaint regarding excessive trash and debris for 
the entire multi-tenant site in 2010.  
 
In May 2014, City Council approved DSUP#2013-0003, along with associated rezoning, Master 
Plan Amendment, and other land-use approvals, for the redevelopment of the applicant’s current 
site at 450 South Pickett Street. The new project, which has been referred to as “Cameron Park,” 
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was approved for the construction of nearly 400 residential units in two multifamily buildings 
along with dozens of townhouse units and ground-level retail space. 
 
The building in which the subject tenant space is located was constructed as part of the Van Dorn 
Station Shopping Center following site plan approval in 1988. At least two automobile repair 
businesses operated at the rear portion of the site in the distant past. More recently, Comcast 
Cable operated here until a few years ago. 
 

PROPOSAL 
 
The applicant proposes to relocate its existing light automobile repair business to the subject site 
given the likelihood that its existing location at 450 South Pickett Street may redevelop in the 
near future. Services offered would include brake, tire, exhaust, electrical, and other minor 
repairs to vehicles. State safety and emissions testing would also be available. Vehicles would be 
repaired in up to seven service areas/lifts, accessed through three existing overhead doors. 
Additional elements of the applicant’s proposal are as follows: 
 
Hours of Operation:  7:30 a.m. – 7 p.m. Monday-Friday 
    7:30 a.m. – 5 p.m. Saturday 
 
Service Area/Lifts:  Seven  
 
Customers:   Approximately seven customers each day 
 
Employees:   Three to six employees 
 
Noise: Typical noises from light automobile repair business will be in 

compliance with City Noise Ordinance 
 
Odors: No offensive odors are anticipated 
 
Trash/Litter: Used automobile parts and fluids will be picked-up by contractor. 

Used motor oil will be stored on-site and may, alternatively, be 
recycled for heating oil. Less than two bags of refuse, including 
delivery boxes, are expected each day and will be picked up once 
each week. 

 
ZONING/MASTER PLAN DESIGNATION 

 
The portion of the subject property on which the subject tenant space and associated parking is 
located is within the CG / Commercial General zone. Section 4-403(R) of the Zoning Ordinance 
allows a light automobile repair business in the CG zone only with a Special Use Permit. A very 
small portion of the property adjacent to South Pickett Street, which includes neither the subject 
tenant space nor any parking associated with the use, is located within the I / Industrial zone. 
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The property is located within the Landmark/Van Dorn Small Area Plan and the overlapping 
2009 Landmark/Van Dorn Corridor Plan. The Corridor Plan envisions residential/retail mixed-
use redevelopment on this property and in the immediate vicinity. The property is also located on 
the border of, but not within, the preliminary area of the Eisenhower West Small Area Plan that 
is currently being developed. The most recent draft concept of the Eisenhower West Small Area 
Plan supports the Corridor Plan by indicating the potential for a mixed-use node at the Van Dorn 
Station Shopping Center property. 

 
PARKING 
 

According to Section 8-200(A)(17) of the Zoning Ordinance, automobile repair businesses 
require one off-street parking space for every 400 square feet of space. A 4,128 square-foot light 
automobile repair business is therefore required to provide 11 off-street parking spaces. The 
applicant meets its parking requirement through the use of seven spaces inside the building and 
an additional 11 spaces in the shared, 90-space parking lot immediately in front of the building. 
 
II. STAFF ANALYSIS 

 
Staff recommends approval of the request to relocate Midas Muffler a short distance from its 
current location. Although the Landmark/Van Dorn Corridor Plan envisions residential/retail 
mixed-use redevelopment of the site, it is reasonable to allow the relocation of an existing 
Alexandria business to this site as an interim use until such time that the property may redevelop 
consistent with planning goals. The relocation would also support the anticipated redevelopment 
of the existing Midas location at 450 South Pickett Street and would occupy tenant space that has 
been vacant for at least two years.   

 
Although automobile repair uses can present some potential for neighborhood impacts, and the 
new Landmark Gateway/Modera Tempo mixed-use building is located nearby, that potential is 
reduced given that the tenant space is set back from residential uses by driveways/streets and 
since the business would only offer “light” repairs. Heavier repairs that constitute “general 
automobile repair,” such as automobile painting and body work, are not allowed here or 
elsewhere in the CG zone. Staff has also included several standard conditions of approval in this 
report, such as prohibitions on excessive odors, noise and trash, to further mitigate potential 
impacts from the use. Standard conditions for automobile-related uses, such as limitations on car 
washing and prohibitions on parking vehicles on the street or conducting repair work outside 
have been included here as well. 
 
As it has done for many other SUP uses in the area, and particularly for automobile-related uses, 
staff recommends a five-year staff level review and a second, fixed-date full hearing review in 
Condition #13. Staff believes that such a condition remains as a useful tool to potentially 
encourage redevelopment efforts, particularly in light of approved and ongoing planning goals 
for the area, and to generally re-assess the future compatibility of the automobile repair business 
with the neighborhood. Consistent with the approach previously recommended by the Planning 
Commission in which all SUP approvals with the condition would be reconsidered at the same 
time, the fixed-date, full-hearing SUP review would occur in November 2023, or approximately 
eight-and-a-half years from now.  
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Staff has also included three conditions to address community concerns that have been voiced in 
the past during the SUP review for other automobile repair businesses either on this site or in the 
area. Condition #10 would require the applicant to prohibit its customers from traveling the 
wrong way on the rear access road to South Pickett Street when leaving the site. Condition #11 
would prohibit the applicant from test-driving vehicles on residential side streets. Although it 
seems unlikely that severely damaged vehicles would be present at the subject site or visible 
from any public streets, staff has nonetheless also recommended in Condition #12 that any 
severely damaged vehicles should be parked inside or in another location whereby such damage 
is concealed from passing vehicles on South Pickett Street. 
 
Finally, staff has recommended (Condition #2) an additional two hours of operation on Saturday 
(until 7 p.m. rather than the requested 5 p.m.) for consistency with the proposed weeknight 
closing hour and to provide the applicant with additional flexibility. Subject to the conditions 
contained 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 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 of the light automobile repair business shall be limited to between 
7:30 a.m. and 7 p.m. Monday - Saturday. (P&Z)   

 
3. The applicant shall post the hours of operation at the entrance of the business. (P&Z) 
 
4. No repair work shall occur outside. All repairs of motor vehicles at the site shall be 

conducted inside a building or structure. (P&Z) (T&ES) 
 
5. No junked, abandoned, or stripped vehicles shall be displayed, parked, or stored outside. 

(P&Z) 
 
6. No vehicles shall be displayed, parked, or stored in any portion of the public right-of-

way. (P&Z) (T&ES) 
 
7. No vehicle parts, tires, or other materials shall be permitted to accumulate outside except 

in a dumpster or other suitable trash receptacle or enclosure. (P&Z) 
 
8. Loading and unloading of vehicles, if any, shall take place on-site and during hours of 

operation. (P&Z)  
 

9. 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. (P&Z) 
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10. The applicant shall prohibit customers of this business from using the existing one-way 
rear access road in an easterly direction from the rear parking area to South Pickett Street. 
(P&Z) 

 
11. The applicant shall not use residential side streets for test-driving or diagnosing needed 

vehicle repairs. The applicant may use major arterials such as Duke Street, South Van 
Dorn Street, South Pickett Street, and Edsall Road for test-driving regardless of the uses 
located along those streets. (P&Z)  
 

12. No vehicles shall be parked in a location whereby their damage is readily visible from 
passing traffic on South Pickett Street. (P&Z) 

 
13. The Special Use Permit shall be reviewed by the Director of Planning & Zoning, with 

notice to the community, five years from approval (April 2020) in order to assess the 
redevelopment potential of the site and the compatibility of the use with other uses in the 
area. If the Director determines the use to be incompatible with surrounding uses or 
anticipated redevelopment, the Director shall docket the Special Use Permit for Planning 
Commission and City Council to take such action as they deem appropriate at the time. 
Notwithstanding the staff review, City Council shall review the Special Use Permit in 
November 2023 in order to assess the redevelopment potential of the site and the 
compatibility of the use with other uses in the area to take such action as they deem 
appropriate at the time. (P&Z) 
 

14. All waste products including but not limited to organic compounds (solvents), motor oil, 
compressor lubricant and antifreeze shall be disposed of in accordance with all local, 
state and federal ordinances or regulations and not be discharged to the sanitary or storm 
sewers or be discharged onto the ground. (T&ES) 

 
15. The applicant shall comply with the City of Alexandria Best Management practices 

manual for automotive related industries.  A copy can be obtained by contacting the 
Office of Environmental Quality at 703-746-4065 or at 
http://alexandriava.gov/Environment under Forms and Publications. (T&ES) 
 

16. Car wash facilities must be equipped with a water recycling system, which shall be 
approved by the building official. The applicant shall provide a plan that shows the 
method of connection for the discharge of vehicle wash to the sanitary sewer system with 
prior approval from AlexRenew, or be covered by a VPDES permit for discharge into the 
storm sewer. (T&ES) 

  
17. The applicant shall control 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 and 
Environmental Services. (T&ES) 

 
18. 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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19. Supply deliveries, loading, and unloading activities shall not occur between the hours of 
11:00pm and 7:00am. (T&ES)  

 
20. The applicant shall require its employees who drive to use off-street parking and/or 

provide employees who use mass transit with subsidized bus and rail fare media.  The 
applicant shall also post DASH and Metrobus schedules on-site for employees. (T&ES) 

 
21. 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 twice 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) 
 

22. 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: Nathan Randall, Urban Planner III, Department of Planning and Zoning 
 Alex Dambach, Division Chief, Department of Planning and Zoning 
 
______________________________________________________________________________ 
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 It is recommended that the car washes be done at a commercial car wash facility. (T&ES) 
 
R-1 All waste products including, but not limited to, organic compounds (solvents), motor oil, 

compressor lubricant and antifreeze shall be disposed of in accordance with all local, 
state and federal ordinances or regulations and not be discharged to the sanitary or storm 
sewers or be discharged onto the ground. (T&ES) 

 
R-2 The applicant shall comply with the City of Alexandria Best Management Practices 

Manual for Automotive Related Industries.  A copy can be obtained by contacting the 
Office of Environmental Quality at 703-746-4065 or at 
http://alexandriava.gov/Environment under Forms and Publications. (T&ES) 

 
R-3 The applicant shall control 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 and 
Environmental Services. (T&ES) 

 
R-4 No repair work shall be done outside on the subject property. All repairs of motor 

vehicles at the site shall be conducted inside a building or structure. (P&Z) (T&ES) 
 
R-5 Car wash facilities must be equipped with a water recycling system, which shall be 

approved by the building official. The applicant shall provide a plan that shows the 
method of connection for the discharge of vehicle wash to the sanitary sewer system with 
prior approval from AlexRenew, or be covered by a VPDES permit for discharge into the 
storm sewer. (T&ES) 

 
R-6 Supply deliveries, loading, and unloading activities shall not occur between the hours of 

11:00pm and 7:00am. (T&ES) 
 
R-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) 
 
R-8 The applicant shall require its employees who drive to use off-street parking and/or 

provide employees who use mass transit with subsidized bus and rail fare media.  The 
applicant shall also post DASH and Metrobus schedules on-site for employees. (T&ES) 

 
R-9 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 twice 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) 
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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.  
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) 

 
Code Enforcement: 
 
F-1 No comments received 
 
Health: 
 
F-1 No comments received 
 
Parks and Recreation: 
 
F-1 No comments received 
 
Police Department: 
 
F-1 No comments received 
 
Fire Department: 
 
C-1 Due to the change in address, a fire prevention permit will be required for this business 
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