
DOCKET ITEM #2 
Special Use Permit #2015-0112 
4141 Duke Street 
Fresenius Medical Care 
_________________________________________________ 
 

 

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  
 

Application General Data 
Consideration of a request to  
expand a non-complying dialysis 
clinic that requires a special use 
permit approval for expansion 

Planning Commission 
Hearing: 

January 5, 2016 

City Council  
Hearing: 

January 23, 2016 

Address:   
4141 Duke Street 

Zone:  
 

CC/Commercial Community 

Applicant:  
Fresenius Medical Care  
 

Small Area Plan: Seminary Hill/Strawberry Hill 

CONSENT  AGENDA  ITEM 
If no one asks to speak about this case prior 
to the hearing, it will be approved without 
discussion as part of the Consent Agenda. 
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I. DISCUSSION  
 

The applicant, Fresenius Medical Care, proposes to expand a non-complying medical care 
facility, an existing dialysis clinic, within a commercial building at 4141 Duke Street. 
 
 SITE DESCRIPTION 
 
The subject site is located on one 
irregularly-shaped lot of record at 4141 
Duke Street. The lot frontages measure 
approximately 337 feet on Duke Street and 
122 feet on North Gordon Street. The 
subject parcel has 91,867 square feet (2.1 
acres) and is developed with a 22,000 
square foot commercial building with a 
loading dock and a 114-space surface 
parking lot.  
 
The subject building is divided into three 
tenant spaces that contain Fresenius Medical 
Care, physicians’ offices, and a vacancy. 
Commercial operations and residential 
properties border the subject site. Enterprise Rent-A-Car is located to the west. A dry cleaner and 
laundromat are also sited to the west across North Gordon Street. Los Toltecos Restaurant is 
sited to the east. A retail scuba shop and Verizon offices, as well as semi-detached residences, 
are located to the south across Duke Street. Single family homes border the lot to the north. A 
retaining wall and a tree buffer separate the homes from the subject site.  
 
 BACKGROUND 
 
The subject building and parking lot were constructed in 1967. Several restaurants had operated 
at the site, most recently Fuddruckers, with frontage on Duke Street. This restaurant closed in 
2012, and the tenant space has remained vacant. In addition, a dialysis clinic has continually 
leased space at the subject building since before 1992, at a time when it was a permitted use in 
the C-2 (Commercial 2) zone. As part of the 1992 Zoning Ordinance revisions, the subject site 
was rezoned from C-2 (Commercial 2) to CC (Commercial Community). Although medical care 
facilities are not permitted in the CC zone, the dialysis clinic was allowed to continue operations 
as a non-complying use.  
 
Fresenius Medical Care has operated in the City since June 1, 1973 and relocated to 4141 Duke 
Street in 1991. As an outpatient dialysis clinic, it operates in a 12,292 square foot tenant space at 
the rear of the building and can accommodate up to 27 patients at one time and 140 patients each 
week. Patients travel to the facility by personal vehicles or private medical van service and 
access the facility on the west side of the building, facing North Gordon Street. The hours of 
operation are: 6:00 a.m. to 10:00 p.m. Monday, Wednesday, and Friday; and 6:00 a.m. to 5:00 
p.m., Tuesday, Thursday, and Saturday. Medical waste is stored inside the facility, and a  
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contracted disposal service, Stericycle, removes the waste from the property on a regular basis. 
Standard office refuse is stored in dumpsters and removed from the property two times a week. 
 

PROPOSAL 
 

Fresenius Medical Care requests approval to expand a non-complying medical care facility 
within an existing commercial building at 4141 Duke Street. It proposes to add 7,338 square feet, 
the tenant space previously occupied by Fuddruckers Restaurant, to the existing dialysis clinic 
for a total tenant space of 19,630 square feet. The business entrance would be relocated closer to 
Duke Street on the west side of the building. Thirty-six individuals would be treated at any one 
time and 200 patients would receive treatment each week. A maximum of 20 staff members 
would be on-site during each of the three daily shifts. The hours of operation would remain the 
same, as well as the arrangements for medical waste and garbage disposal. 
 
 PARKING 
 
Pursuant to Section 8-200(A)(9) of the Zoning Ordinance, a medical clinic is required to 
provide once space for every 200 square feet of  floor area. Using 19,630 square feet of tenant 
space, the applicant is required to provide 99 parking spaces. The 1.805 square foot 
physicians’ offices are required to provide 9 parking spaces. The 114-space shared parking lot 
exceeds the 108 space parking requirement for the applicant and the physicians’ offices. 
 

ZONING/MASTER PLAN DESIGNATION 
 

Given the limitations of Section 4-204 of the Zoning Ordinance, which does not permit medical 
care facilities in the CC zone, the existing medical care facility use operates as a non-complying 
use. Section 12-302 permits non-complying uses to operate indefinitely as by-right uses subject 
to restrictions, such as Section 12-302(A) requiring special use permit approval for the physical 
expansion of a non-complying use.  
 
The proposal is consistent with the Seminary Hill/Strawberry Hill Small Area Plan that 
designates the property for commercial use. 
 
II. STAFF ANALYSIS 
  
Staff supports the applicant’s request to expand its dialysis clinic operation within an existing 
commercial building at 4141 Duke Street. The proposal would allow the established medical care 
facility to expand its business and increase the opportunities for dialysis treatment in the City. 
Additionally, the facility expansion would fill a long-term vacancy in a prominent building along 
Duke Street.  
 
Given the relatively small increase of patients receiving treatment each day, staff does not 
anticipate impacts on traffic, noise, and odors. The existing medical care facility has operated at 
the site and in the City for several years without resident complaint, therefore, a maximum of ten 
additional patients a day is not expected to result in noticeable neighborhood impacts. Further, 
the residential properties to the north are located at a higher elevation than the subject property 
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and are buffered from the dialysis clinic and the commercial properties below by an established 
stand of trees.  
 
Staff has included standard SUP conditions such as the training of staff on SUP conditions, 
encouraging employees to use public transportation, and removing litter, as stated in Conditions, 
3, 8, and 9, respectively. The proper disposal of medical waste is required in Condition 4 and the 
maintenance of the parking lot is mandated in Condition 10. 
 
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 hours of operation shall be 6:00 a.m. to 10:00 p.m. Monday, Wednesday, Friday, and 
6:00 a.m. to 5:00 p.m., Tuesday, Thursday, Saturday. (P&Z)  

 
3. 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) 
 
4. All medical 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) 

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

11:00pm and 7:00am. (T&ES) 
 
6. All loudspeakers shall be prohibited from the exterior of the building, and no amplified 

sounds shall be audible at the property line. (T&ES) 
 
7. The applicant shall require its employees who drive to use off-street parking.  (T&ES) 
 
8. The applicant shall encourage its employees to use public transportation to travel to and 

from work. Within 60 days of SUP approval, the business shall contact the 
Transportation Planning Division at 703-746-4686 for information on establishing an 
employee transportation benefits program. (T&ES) 

 
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 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) 

 
10. The parking lot shall be maintained in good condition with legible parking space striping 
 and kept free of elements such as potholes, cracks, and puddles. (P&Z) 
 
11.  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 of the permit conditions or (c) the director 
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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, Land Use Regulatory Services,  

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 All medical 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-2 Supply deliveries, loading, and unloading activities shall not occur between the hours of 

11:00pm and 7:00am. (T&ES) 
 
R-3 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-4 The applicant shall require its employees who drive to use off-street parking.  (T&ES) 
 

R-5 The applicant shall encourage its employees to use public transportation to travel to and 
from work. Within 60 days of SUP approval, the business shall contact the 
Transportation Planning Division at 703-746-4686 for information on establishing an 
employee transportation benefits program. (T&ES) 

 
R-6 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 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: 
No comments received 
 
 
Fire 
No comments or concerns 

mailto:commercialrecycling@alexandriava.gov
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Health: 
No comments  
 
 
Parks and Recreation: 
No comments received 
 
 
Police Department: 
No comments received 
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