
 

 
Special Use Permit #2017-0069 
725 South Pickett Street - ALSCO 

                                       
 
 
 
 

Application General Data 
Request: 
Public hearing and consideration of 
a request for a parking reduction for 
an existing building used as a 
laundry facility. 

Planning Commission 
Hearing: 

September 5, 2017 

City Council 
Hearing: 

September 16, 2017 

Address: 725 South Pickett Street Zone: I / Industrial 

Applicant: ALSCO, represented by 
Scott Agee, agent 

Small Area Plan: Eisenhower West 

 
 

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: Madeleine Sims, madeleine.sims@alexandriava.gov 
 
 
PLANNING COMMISSION ACTION, SEPTEMBER 5, 2017: By unanimous consent, the 
Planning Commission recommended approval of the request. 
 
Reason: The Planning Commission agreed with the staff analysis. 
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I. DISCUSSION 
 
 

SITE DESCRIPTION 
 

The subject site is one lot of record, totaling approximately 120,033 square feet of lot area. The 
rectangular lot has 300 feet of frontage along South Pickett Street and is developed with a single-story 
industrial building with 58,313 
square feet of floor area. 

 
The surrounding area is comprised of 
other industrial, warehouse, and 
commercial buildings. The building 
is bordered by a TD Bank and Red 
Lobster restaurant to the east, a 
Public Storage establishment and 
other warehouse buildings to the 
south, a tile store and large parking lot 
to the west, and a Penske truck rental 
facility borders the northern edge of 
the subject property. 

 

 
 

BACKGROUND 
 

The subject site has housed a commercial laundry facility since 1955, when the original building 
was constructed. In 1966, a small rear addition was constructed, and approved under Site Plan #66- 
0002, which showed the parking area to be striped to include 112 parking spaces using the 
zoning requirement at the time. Per the applicant, the parking provided in the 1966 site plan 
did not account for truck parking and turning dimensions, as such the parking configuration was 
changed to have 14 passenger vehicle places and 29 truck places in the years following. As 
such the applicant, has been operating with the current parking (14 passenger vehicles, 29 
truck parking spaces) for decades without complaint. 

 
The applicant’s agent reached out to staff to inquire about the steps required to construct an 
awning that would cover existing loading docks for weather protection. Staff advised 
the applicant that in order to construct this awning the site would need a parking reduction special 
use permit because the added square footage and previous building alterations make the building 
subject to current parking standards from the Zoning Ordinance. 

 
 

PARKING 
 

Pursuant to Section 8-200 of the Zoning Ordinance, with the proposed addition, the applicant 
is required to provide 163 parking spaces for its exclusive use as presented in the table below 
explaining parking requirements for industrial buildings: 
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Section Requirement Type Employees 
over 20 

Spaces Req. 

8-200 (20)(a) Requirement for 4473 sq. ft. 
of office 

--- 12 

8-200 (20)(b) Requirement for 53,840 sq. ft. of 
non-office/industrial floor area 

--- 108 

8-200(20)(c) Additional Requirement of 
parking for every three 
employees in excess of 20. 

127 43 

 
The applicant currently provides 30 total striped parking spaces, 14 of which are designated for 
passenger vehicles. Though the subject site has operated for quite some time without the required 
parking, an expansion to the building, such as a cover over the loading dock, requires additional 
parking. As the applicant currently does not meet the parking requirement for an industrial facility 
of this size, nor does it have the capacity to expand its parking, the applicant is filing for a parking 
reduction pursuant to Section 8-100 (a) (4) of the Zoning Ordinance. 
 

PROPOSAL 
 

The applicant, ALSCO, in anticipation of constructing a 2,688 square foot awning to cover the 
truck loading areas, requests a parking reduction pursuant to Section 8-100 (a)(4) of the Zoning 
Ordinance. The applicant proposes to restripe the on-site parking lot to include 33 passenger 
vehicle spaces, and 25 truck parking spaces, totaling 58 on-site parking spaces. The applicant 
therefore requests a parking reduction of 105 parking spaces in order to be able to construct the 
desired canopy.  This addition enlarges the countable floor area and thus the parking requirement 
by 5 parking spaces, so the parking reduction request is to lower the required number of spaces 
from 163 to 58.  
 
The applicant provided an up-to-date breakdown of how employees travel to and from work 
in the business’ single shift: 
 
Employees Transit Mode 
14 Walk 
47 Public Transportation (Bus / Metro) 
14 On-Site parking 
17 On Street parking 
37 Off-Site parking 
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   Figure 1: Area in red is to be restriped to increase on-site parking. 

 
 
 
ZONING/MASTER PLAN DESIGNATION 

 

The subject site is within the I / Industrial zone. Section 4-1202 of the Zoning Ordinance permits 
commercial laundry facilities by right.  The Eisenhower West small area plan anticipates this 
site and vicinity to be redeveloped in the future.  It supports light industrial and production, 
wholesale, and repair uses to continue in this part of the plan area as redevelopment continues.
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Figure 2: Proposed parking configuration. 
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II. STAFF ANALYSIS 
 
Staff does not object to the request for a parking reduction. Staff finds the applicant’s request 
to meet the criteria set forth in Section 8-100 (a)(4) of the Zoning Ordinance, which 
includes: 

 
1.  The establishment of a parking management plan 

The applicant provided a parking management plan that included maintaining agreements 
with nearby business to park off-site, hiring from surrounding neighborhoods, 
encouraging public transportation, and increasing on-site parking for passenger vehicles. 
This plan also noted the availability of street parking along South Pickett Street. 
 

2. Evidence that the required amount of parking is infeasible to have on the site. 
The applicant provided engineering drawings that show the required amount of parking is 
infeasible to place on this site. 
  

3. The proposed parking reduction would not create an adverse impact on the 
surrounding neighborhood. 
The applicant has provided a parking management plan that describes steps the applicant 
would take to mitigate the development of any adverse zoning impacts. Staff also noted 
that the area has not been subject to any complaints regarding the availability of on street 
parking. 
 

4. The proposal does not reduce the amount of parking available on site at the time of 
the application.  
 The applicant is increasing the amount of on-site parking by 28 spaces. 

 
The applicant has stated that the proposed restriping of the parking lot maximizes the amount of 
on- site parking without sacrificing truck movements. The applicant’s employee transit mode 
split, would have 33 employees parking on site, 35 employees parking off-site, 14 walking to 
work, and 47 employees using public transportation. While the number of employees who drive 
exceeds the number of on-site parking spaces by 35 people at this time, the applicant has 
indicated it is actively seeking to establish agreements with nearby property owners to allow 
employees to park off-site. Staff has worked with the applicant to identify parking available 
nearby, and will continue to aid the applicant in verifying available parking pursuant to the 
Zoning Ordinance. Staff has noted there is a large amount of on-street parking available on 
South Pickett Street that could absorb any customer or guest visitors to the plant or neighboring 
facilities.  

 
Staff supports the parking reduction, in large part because the zoning requirement exceeds the 
actual needs of the business, which has 68 employees actually driving. The applicant has been 
operating with only 30 parking spaces and intends to increase on-site parking to the greatest 
degree physically possible. Staff recognizes that the reduction exceeds the actual driving 
activity, allowing the applicant to operate with 58 parking spaces and with 35 employees 
parking off site; however, staff finds the parking reduction to be reasonable and provide the 
applicant with flexibility in obtaining parking greater than 500 feet away from the subject site if 
necessary. Staff noted that many of the applicant’s employees park off-site already, and that the 
additional parking provided would absorb those employees who are currently parking on the 
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street. The parking reduction, which is in anticipation of the addition of an awning is 
expected to create minimal impact, as it does not expand the operational capacity of this facility. 
The applicant’s parking management plan mentions steps it will take to mitigate impacts such 
as hiring from the nearby residential areas and encouraging public transportation. Staff has 
added conditions typical of parking reductions, including Condition #2 which requires employees 
to park off street. This condition, will ensure that the applicant seeks out parking arrangements 
should they lose any off-site parking, or should the number of employees who drive increase 
beyond what can be provided for. Staff has also added Condition #5, which requires the 
applicant to reach out to GoAlex and gather information on encouraging public transit as a viable 
transportation option. 
 
III. RECOMMENDED CONDITIONS 

 
Staff recommends approval subject to compliance with all applicable codes and ordinances and 
the following conditions: 

 
The owner is responsible for ensuring that the following conditions are adhered to at all times. 
Violation of any of the conditions may result in fines and/or referral by the Director to public 
hearing by the Planning Commission and City Council. 

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

(P&Z) 
 
3. The applicant shall install signs inside the building indicating the location of off-street 

parking in the area and shall inform customers about the parking. (P&Z) 
 
4. 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 methods. (P&Z) 

 
5. The applicant shall encourage its employees to use public transportation to travel to and 

from work. The business shall contact Go Alex at goalex@alexandriava.gov for 
information on establishing an employee transportation benefits program. (T&ES) 

 

 
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) 

 
7. 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) 

mailto:goalex@alexandriava.gov
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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, Land Use Regulatory Services, Department of Planning 

and Zoning 
Madeleine Sims, 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: 

F-1 The industrial linen laundry has been in use since 1955. The applicant has been operating 
without a parking supply that meets zoning ordinance requirements since this time. Staff 
has not received complaints related to on-street parking on S. Pickett Street and supports 
the reduction request, particularly given the applicant’s information about employee 
mode-split. (T&ES) 

 

 
R-1 The applicant shall encourage its employees to use public transportation to travel to and 

from work. The business shall contact Go Alex at goalex@alexandriava.gov for 
information on establishing an employee transportation benefits program. (T&ES) 

 

 
R-2 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) 

 
Code Enforcement:  
No code comment for a request for a parking reduction. 

 
Fire: 
No comments or concerns. 

mailto:goalex@alexandriava.gov
mailto:commercialrecycling@alexandriava.gov
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Health: 
No comments received. 

 
Parks and Recreation: 
No comments received. 

 
Police Department: 
No comments received. 



725 So. Pickett St.

067.01-01-04 I

ALSCO

505 East South Temple,  Salt Lake City,  UT  84102

No change in use.  Remains an industrial linen laundry (since 1955)

✔

✔

✔

✔

Scott R. Agee, agent for ALSCO 6-28-17

1724 Alicante St. 530-758-2040 530-758-2047

Davis, CA 95618 sagee@agee-engr.com

Scott R. Agee, PE

Digitally signed by Scott R. 
Agee, PE
DN: C=US, 
E=sagee@agee-engr.com,
O="Agee Engineering, Inc.", 
CN="Scott R. Agee, PE"
Date: 2017.06.12 
14:15:46-07'00'

Scott R. Agee, PE

Digitally signed by Scott R. Agee, 
PE
DN: C=US, 
E=sagee@agee-engr.com,
O="Agee Engineering, Inc.", 
CN="Scott R. Agee, PE"
Date: 2017.06.28 20:59:45-07'00'

2017-0069
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PROPERTY OWNER'S AUTHORIZATION 

As the property owner of 71.. -r- r. P.,l.JI 'f I. J /Jk,. .... J. : .. , VA , I hereby 
(Property Address) 

/ L grant the applicant authorization to apply for the � ... j,. ,.., ,,:._ ( , .�, i..>; r use as
(use) �,..,. k i' a-.q r� J."- d-;,-...,-.

described in this application. J 

Name:------'S:"---'-i_t..�_L_u-_{Olt\ ____ _ 

Please Print 

dL I
Add,ess 5"<>� T-.�r.. j S'LC., UT

Signature:_L_
..__ 

__ � ' __ __..,d------------

Email: 

Date: _�;;_'l_/1_1 __ _
, . 

1. Floor Plan and Plot Plan. As a part of this application, the applicant is required to submit a floor plan and plot or
site plan with the parking layout of the proposed use. The SUP application checklist lists the requirements of the
floor and site plans. The Planning Director may waive requirements for plan submission upon receipt of a written
request which adequately justifies a waiver.

2. 

� Required floor plan and plot/site plan attached.

[ ) Requesting a waiver. See attached written request.

The applicant is the (check one):

t><J Owner
[ ] Contract Purchaser
[ ) Lessee or
[ ) Other:---------- of the subject property.

State the name, address and percent of ownership of any person or entity owning an interest in the applicant or owner, 
unless the entity is a corporation or partnership, in which case identify each owner of more than three percent. 

S/eJl)er LLC 0 W/JS /tJ(J fo ()r Alsco, Inc. 

The 
The 

+he. 

8 .. A , Sfe;()er 

5 G, •. Sfe1fJer 

7eslamenfqn; lr11sf ow/IS

Tr11sf �r £,cha,J /<i .Sfe,ne, 

E, 6', Sfeme'I'° Trvsf for /<oherf C, sle,ner 

87& ,.+ Sfe,t1er
1 

LlC 

¢: 
e((ch t:J/,vn j, 7 /f ,.{' S/�m,r; Uc 
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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 three 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 
1. 

Steiner LLC
2. 

J. 

Address 

b06 e. Sovth 7PIY';IQ... 
S (7'.lf L""lt::e c,fy, v,

8_1'?'2--

Percent of Ownership 

/(JO /o 

2. Property. State the name, adaress and perc;5nt o o��e�t}ip of 1py pers9n or entitY, owning an
interest in the property located at 2.S' • ,, If J f. �"'-"'-':-4. c/A (address), 
unless the entity is a corporation or partnership, in which case identify each owner o more than three 
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. 

Address 
1. 

Percent of Ownershi 

2. 

3. Business or Financial Relationships. Each person or entity indicated abo1.e 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 Re1.1ew. 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 
an df . I If h' I' kh 1nanc1a re a ions 1p, c 1c ere. 

Name of person or entity Relationship as defined by Member of the Approving 
Section 11-350 of the Zoning Body (i.e. City Council, 

Ordinance Planning Commission, etc.) 
1. 

fJ01ovC. No ... � N(I"-'-
'L. 

N._._ N,, ..... " N"'--' 
3. 

Ntft..,C... /\Jo.,_,__ N•� 
. .  

NOTE: Bus mess or financial relat1onsh1ps of the type described m Sec. 11-350 that arise after the f1hng 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 m y  ability that 
the information provided above is true and correct. 

Printed Name 
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✔

Business Use:
ALSCO rents linens and related garment/fabric products to businesses. It operates a
fleet of trucks to deliver cleaned, pressed, and folded linen products.  Soiled (used)
goods are returned to the plant, which are then sorted, washed, dried, ironed, folded,
and packaged for shipment back to their customers.

Parking:
For the proposed canopy, there will be no reduction in yard space or truck maneuvering
space.  Nor will there be any reduction in parking provided on-site from what has been
provided for many years.  The 1966 Parking Plan, revised 1-24-66, showing 112 spaces
did not account for loading and unloading spaces, nor for fleet truck parking.  Today's
city parking standard requires 139 stalls.

Actual Need:
ALSCO employees on one shift (6:30 am to 3 pm), 95 plant employees, 7 office staff, 21
route drivers, and 4 salespeople (usually off-site).  ASLCO reports that 14 employees
walk to work and 47 use public transportation (Van Dorn metro station is about 0.5 miles
away, and the nearest bus stop is about 400 ft away).  Of the 68 employees who drive to
work, 14 park inside the yard, 17 on the street, and 37 next door behind the Red Lobster
restaurant to the east.  The proposed development is to increase the parking within the
truck yard to provide 33 stalls in addition to truck stalls which INCREASES the number
of cars parked on-site by 19 stalls.   From the legal standpoint of the city parking
regulations we are seeking a Parking Reduction of 106 stalls (139 - 33).

15



✔ SUP is for a Parking Reduction

This is a "wholesale" operation - there are no customers who come to the plant.

106 at the plant and 28 off-site (see details above).

M - F 6:30 AM to 3 PM

No change in current noise levels
Ambient noise generated by this plant would be considered "minimal" as observed from the sidewalk or other adjacent properties.

All machinery and production operations occur inside the plant

Ambient noise generated by this plant would be considered 'minimal' as observed
from the sidewalk or other adjacent properties.

16



No change in odors (if there are any at all).  Existing odors as observed at the
sidewalk or other adjacent property lines are insignificant, possibly even
non-detectable.

No change.  Most trash consists of packaging materials for new goods received

One 2-CY stationary compactor and one 40-CY receiver container are rented monthly.  A typical
invoice from Republic Services shows one monthly pick-up of 13.2 tons.

Weekly for compactor, monthly for sludge receiver container.

Washroom detergent chemicals are handled in liquid form and stored in bulk tanks.  Quantities are
approximately:
Wastewater is treated on-site and discharge via permit no. 06-18-001.

17



Miscellaneous equipment maintenance is done.  Quantities of cleaning solvents
are neglibible.

All state and federal regulations pertaining to handling of hazardous materials,
discharge of wastewater, OSHA regulations and the like are diligently complied
with.

✔
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✔

✔

33

25 truck

On street and at neighbors to east

10
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On street and at neighbor to east

6:30 am to 3 PM

Each of the 18 step vans and 7 box trucks make one trip per day to customers

Street access is adequate.

✔

✔

2688

55782 2688 58470

✔ An existing industrial linen laundry

20



application SUP parking reduction.pdf
3/1/06 Pnz\Applications, Forms, Checklists\Planning Commission

APPLICATION - SUPPLEMENTAL

PARKING REDUCTION

SUP #  ________________________

Supplemental information to be completed by applicants requesting special use permit
approval of  a reduction in the required parking pursuant to section 8-100(A)(4) or (5).

1. Describe the requested parking reduction.   (e.g. number of spaces, stacked parking, size, off-site
location)

_________________________________________________________________________________________

_________________________________________________________________________________________

_________________________________________________________________________________________

_________________________________________________________________________________________

2. Provide a statement of justification for the proposed parking reduction.
_________________________________________________________________________________________

_________________________________________________________________________________________

_________________________________________________________________________________________

_________________________________________________________________________________________

3. Why is it not feasible to provide the required parking?
_________________________________________________________________________________________

_________________________________________________________________________________________

_________________________________________________________________________________________

_________________________________________________________________________________________

4. Will the proposed reduction reduce the number of available parking spaces below the
number of existing parking spaces?
_________ Yes. ________  No.

5. If the requested reduction is for more than five parking  spaces, the applicant must submit a Parking
Management Plan which identifies the location and number of parking spaces both on-site and off-site, the
availability of on-street parking,  any proposed methods of mitigating negative affects of the parking reduction.

6. The applicant must also demonstrate that the reduction in parking will not have a negative impact on the
surrounding neighborhood.

158 are required per the parking regulations.  33 are provided on-site and are all that can
be fitted on the site once truck stalls and loading/unloading zones are accounted for, thus
we request a reduction of 105 stalls.

The actual need for parking is reduced due to the number of employees who walk to work
(14) and the number who take public transit (47) and the availability of parking next door
behind the Red Lobster restaurant and D Bank.

Once parking stalls for the fleet of delivery trucks is accounted for along with provision of
loading/unloading space on-site, 33 stalls is the maximum number of standard size stalls
that will fit on the site.

✔

Scott R. Agee, PE

Digitally signed by Scott R. 
Agee, PE
DN: C=US, 
E=sagee@agee-engr.com,
O="Agee Engineering, 
Inc.", CN="Scott R. Agee, 
PE"
Date: 2017.06.28 
21:02:26-07'00'21
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ASLCO
725 S Pickett St.
Alexandria, VA

Parking District = 3

REQUIRED PARKING CALCULATION
By Area Area, sf Ratio Stalls

Office 4,473 1/400 11.2 12
53,840 1/600 89.7 1.2 108
TOTAL 120

By Employee Count
Plant 95

Office 7
Drivers 41

Outside Sales 4
TOTAL 147

Number of Emloyees over 20 127
No. of add'l stalls req'd at 1 to 3: 42.3 43

163
58

105

Multiplier 
per Section 
8-200 (20) 

(A)

Rounded up:

Modified 
(incl. 

rounded 
up)

Total Stalls Req'd = 

Parking Reduction Requested =
No. of Stalls provided on-site for employees + trucks  =

Industrial incl proposed 
canopy addition

Scott R. Agee, PE

Digitally signed by Scott R. 
Agee, PE
DN: C=US, 
E=sagee@agee-engr.com,
O="Agee Engineering, Inc.", 
CN="Scott R. Agee, PE"
Date: 2017.06.28 
21:00:35-07'00'
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EXISTING LAUNDRY FACILITY

(original building built 1955)

45,965 sf

1966 Addition

7,730 sf

1993
Addition
1,930 sf So

. P
ic

ke
t S

t.
CL

PROPOSED CANOPY      2,688 sf
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