
Special Use Permit # 2018-0057 
405 Fannon Street 

Application General Data 
Request: Public hearing and 
consideration of a request for a 
special use permit for a parking 
reduction 

Planning Commission 
Hearing: 

September 4, 2018 

City Council 
Hearing: 

September 15, 2018 

Address: 
405 Fannon Street 

Zone: I (Industrial) 

Applicant: 
405-F, LLC, represented by M.
Catharine Puskar, attorney

Small Area Plan: Potomac West 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: Jose Carlos Ayala, jose.ayala@alexandriava.gov 

PLANNING COMMISSION ACTION, SEPTEMBER 4, 2018: On a motion made by Vice 
Chairman Macek and seconded by Commissioner Wasowski, the Planning Commission voted to 
recommend approval of Special Use Permit #2018-0057 with the deletion of Condition 14 and 
subject to compliance with all applicable codes, ordinances, and staff recommendations. The 
motion carried on a vote of 6-0, with Commissioner McMahon absent. 

Speakers: 

Mr. David Fromm, 2307 E. Randolph Ave., expressed concern about the parking space reduction 
the applicant is requesting and how it may affect the neighborhood. He also wanted to clarify if 
the proposed parking configuration fronting the building will be available for public use or if it 
will be used for tenant patrons. He pointed out that condition 14 of the report uses the word off- 
street when it should be called on-street parking and the proposed illustrative parking configuration 
does not take into consideration unloading area need it to support industrial uses. 
Ms. Loraine Field, 2309 E. Randolph Ave, expressed no concerns about the parking reduction. 
However, her interest is related to Mount Jefferson Trail connectivity. She stated that the parking 
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reduction depends on the pedestrian connectivity and that the Mount Jefferson Trail could be the 
point to connect to the site. She recommended adding a condition indicating that the applicant 
should improve the trail as part of their application. 
 
Ms. Amy Slack, 2307 E. Randolph Ave, expressed safety concerns with some of the uses requested 
and the potentially hazardous conditions some of the uses may occur when there is a gas station 
near to the site. 
 
Robert Brant, the attorney representing the applicant, spoke in support of the application and 
addressed public and Commissioners comments, questions, and concerns. 
 
Vice Chairman Macek spoke in support of the applicant request. He stated that this is an excellent 
example of how to provide flexibility of the use of an existing building. He continued asserting 
that the current zoning ordinance parking design standards may require more parking than 
necessary, thus creating an unnecessary burden to activate existing buildings. 
 
Commissioner Brown spoke in favor of the applicant and the opportunity to expand the ability of 
the building to continue to be temporarily used while the Oakville Triangle gets redeveloped in 
the near future. 
 
Commissioner Wasowski agreed with Vice Chairman and Commissioner Brown comments. She 
pointed out that the site is near Metroway and other modes of transportation. Consequently, 
employees can arrive using various modes of transportation, rather than an automobile. 
Commissioner Wasowski agreed with Mr. Froom regarding condition 14 and asked for this 
condition to remove. 
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I. DISCUSSION  
 

The applicant, 405-F, LLC, represented by M. Catharine Puskar, attorney, requests approval of a 
Special Use Permit at 405 Fannon Street to allow a full parking reduction for a maximum of 45 
spaces for a variety of uses that are permitted by-right or require administrative SUP approval in 
the Industrial zone. 
 
 SITE DESCRIPTION 
 
The subject property consists of 22,443 
square feet of lot area. The property is 
developed with an industrial building, 
constructed in approximately 1952, that 
includes 17,714 square feet of gross floor 
area. The building was constructed to the 
property line on all three sides of the 
triangular shape parcel, including the 
northern property line that abuts Fannon 
Street, a public street. Nine on-street 
diagonal parking spaces are located 
immediately adjacent to the building 
entrances on Fannon Street. The property 
does not include any off-street parking. 
On the northern portion of Fannon Street, 
the existing sidewalk width is three feet, 
and the opposite side of the street does not 
have a sidewalk. 
 
Similar industrial buildings across 
Fannon Street characterize the 
surrounding area. The property is located 
on the south side of Fannon Street, and 
about 160 feet west of the Route 1 intersection. To the north of the site are auto-oriented services, 
such as automobile repair and body shops. A self-storage facility and a dog daycare service is also 
located to the north. To the east is an automobile service station and to the west is the Mount 
Jefferson Park trail.  

Figure 1: Plan View - The subject parcel, outlined in red, 
existing building outlined in yellow. 
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BACKGROUND 
 
Since its construction in 1952 the building 
footprint has not changed and has been 
maintained to accommodate a long-term 
storage use. There have been no recent code 
or zoning violations associated with the 
property.  
 

PROPOSAL 
 
The applicant is requesting a full parking 
reduction of up to 45 parking spaces for 
efficiency in marketing the property for the 
following permitted and the administrative 
SUP uses in the Industrial zone: 
 
Permitted Uses from Section 4-1202 

• Animal care facility with overnight 
accommodation  

• Animal shelter  
• Bottling plant 
• Building materials storage and sales 
• Catering operations 
• Ice and cold storage facility 
• Light assembly and crafts 
• Light automobile repair 
• Machine shop 
• Manufacturing 
• Medical laboratory 

• Personal service establishment 
• Printing and publishing facilities 
• Private school, commercial 
• Research testing laboratory 
• Retail shopping establishment, up to 

20,000 gross square feet 
• Sheet metal shop 
• Storage buildings and warehouses 
• Wholesale businesses 

 

 
Administrative Special Use – Section 4-1202.1 

• Day care center 
 

 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 2: Existing building - Fannon Street facade.  
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PARKING 
 

A long-term storage use could continue on this property with the existing parking arrangement that 
provides no off-site parking since the building was constructed prior to 1963, pursuant to Section 
8-200(F) of the zoning ordinance. As the applicant envisions future uses at the building other than 
long-term storage uses, and with higher parking standards, the applicant must satisfy the standards 
of the more parking intensive uses.  
 
Table 1 identifies the uses that the applicant intends to pursue as tenants and the relevant parking 
requirements. Specific Commercial use requirements call for five spaces, Miscellaneous 
Commercial uses require 45 spaces and Industrial uses require 33 spaces. The 45-space parking 
reduction request is the subject of this report as it represents the maximum number of parking 
spaces required for the proposed uses.  
 
 
Table 1 
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TRANSPORTATION CONNECTIVITY 

 
The subject property is located within walking distance of different modes of transportation such 
as Metroway (Bus Rapid Transit), Potomac Yard and Mt. Jefferson Park Trails. Along with those 
modes of transportation, the future Potomac Yard Metro Station will be located within 1/2 mile of 
the site. The Bus Rapid Transit bus station is within 600 feet, Mt. Jefferson Park Trail is within 
200 feet, and the Potomac Yard Trail is within approximately 1,760 feet of the site. 

 
ZONING 
 

The subject property is located in the I / Industrial zone. The applicant proposes to market its 
property to tenants with uses listed in Sections 4-1202 and 4-1202.1, for permitted and 
administrative special uses in the Industrial zone 
 

MASTER PLAN DESIGNATION 
 
The subject parcel is located within the Potomac Yard Small Area; however, the 405 Fannon Street 
lot has been designated as an opportunity redevelopment site under District Two Block Three in 
the Oakville Triangle & Route 1 Corridor Vision Plan. In District Two, the street grid will visually 
unify this approximately 15-acre district.  
 
The defining elements of this redeveloped neighborhood will be the adjoining Mount Jefferson 
Park frontage and the centrally located public urban plaza. The lot at 405 Fannon Street and the 
adjacent gas station are envisioned to become sites for multifamily residential and retail 
development.  
 
The Corridor Vision Plan proposes an interim street section for Fannon Street. The street section 
calls for a six-foot widening of the sidewalk along the southern portion of Fannon Street, to the 
east of the building. Eventually, when the lot at 405 Fannon Street and the adjacent gas station are 
redeveloped, the sidewalk will be widened to 15 feet (Figure 3). The Plan also envisions reducing 
the street typology to a mixed-use boulevard with parallel on-street parking. 
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II. STAFF ANALYSIS 
  
Staff supports approval of the applicant’s SUP request to allow a 45-space parking reduction for 
specific industrial and commercial uses. 
 
Use Analysis  
 
The proposed uses are consistent with the existing Industrial (I) Zone uses operating in the area, 
and the 66-year-old current building structure is well suited for the intended purposes. However, 
elements of the adjacent public right-of-way should be improved. Notwithstanding, the suggested 
uses, such as catering operations, medical laboratories, personal service establishments, private 
schools, and retail shopping establishments, require the applicant’s attention to pedestrian safety 
in front of the building.  
 
Sidewalk in front of 405 Fannon Street  
 
The existing sidewalk width does not meet the minimum five feet requirement to ensure  pedestrian 
safety on the sidewalkk in front of the site. A portion of the vehicles that park diagonally in front 
of the building often cover a part of the sidewalk and further reduce the pedestrian right of way 
(Figures 4a and 4b). In addition, since some of the proposed uses will result in a considerable 
increase in pedestrian traffic, staff expressed concern to the applicant about the existing parking 
conditions and pedestrian safety. Staff and the applicant have worked on an intermediate solution, 
prior to the establishment of the Oakville Triangle street grid, that will improve pedestrian safety 
and the public realm. The agreed solution will temporarily add landscaped nonpermanent planters, 

Figure 3: Future sidewalk widening plans   
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that comply with Section 5-2-29 of the City Code, to serve as a buffer between cars and pedestrians 
(Figures 5a, 5b, 5c). 
 

 
Staff believes that as the Oakville Triangle redevelops, the interim addition of temporary 
galvanized large nonpermanent planters on the street will serve as an attractive buffer between 
pedestrians and cars. The applicant would be responsible for maintaining the nonpermanent 
planters in optimal condition year-round. 

Figure 4b: Parked car takes half of the 
sidewalk space  

Figure 4a: Existing 3 feet sidewalk  
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Parking 
 
Understanding that the site is within walking distance of several different modes of transportation 
staff believes that a reduction in the required parking requirement is justified. However, staff 
believes that the applicant should install five (representative of the proposed Specific Commercial 
Use requirement) additional on-street parking spaces in front of the building by restriping the 
existing 9 diagonal spaces as a minimum of 14 spaces perpendicular to the curb, as mandated in 
Condition 3. In addition to patrons, employees of the businesses at 405 Fannon Street would also 
be permitted to park on-street in these spaces, subject to Condition 14. This action would further 
offset the parking reduction impacts, improve pedestrian safety and enhance the quality of the 
public realm.  
 
At the August Del Ray Land Use Committee meeting, residents expressed concerns about the 
number of requested uses and how these may increase the number of people parking in their 
neighborhood. To address resident concerns, staff added Condition 2 to plan for a more permanent 

Figure 5a: Galvanized planters precedent image  

Figure 5b: Galvanized planter precedent image  

Figure 5c: Galvanized planter suggested location  



SUP #2018-0057 
405 Fannon Street 

 

11 
 

parking solution that will be required once the Oakville Triangle area is developed and new parking 
is constructed in the area. 
 

 
 
Conclusion 
Staff believes that these parking solutions will provide the applicant with the opportunity to 
activate the site, improve pedestrian safety, improve the area’s visual quality, as well as advance 
the principles of the Oakville Triangle & Route 1 Corridor Vision Plan. Additionally, staff believes 
the applicant’s proposal at 405 Fannon Street to allow a 45-space parking reduction for the 
proposed industrial and commercial uses is consistent with uses in adjacent industrial buildings. 
The parking solutions developed between staff and the applicant offset the potential parking 
impacts of the parking reduction request. Consequently, subject to the conditions stated in Section 
III of this report, staff recommends approval of the Special Use Permit request. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 6: Existing on-street parking.  
Figure 7: Proposed on-street parking.  
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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) 

2. The applicant shall pursue off-street parking in the Oakville Triangle development area 
once the first new building is fully leased. (P&Z) (T&ES) 

3. The applicant shall work with the City to restripe the on-street parking spaces in front of 
405 Fannon Street to create a minimum 14 parking spaces, subject to prior approval of 
the Directors of Planning and Zoning and Transportation and Environmental Services. 

4. A nonpermanent planter shall be installed at the front of each parking space. The 
nonpermanent planter shall not exceed 30 inches in height and the base must not exceed 
36 inches in depth, subject to permit approval of the Department of Transportation & 
Environmental Services. (P&Z) (T&ES) 

5. The applicant shall install and maintain plantings in the nonpermanent planters year-round. 
(P&Z) 

6. Trash and garbage shall be placed in sealed containers which do not allow odors to escape 
and shall be stored inside or in closed containers which do not allow invasion by animals. 
No trash or debris shall be allowed to accumulate on site outside of those containers. (P&Z) 
(T&ES) 

7. 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) 

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

9. The use must comply with the city's noise ordinance.  All loudspeakers shall be prohibited 
from the exterior of the building, and no amplified sounds shall be audible at the property 
line. (T&ES) 

10. 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 & Environmental Services. 
(T&ES) 

11. 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) 
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12. 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) 

13. Outdoor storage of debris or building materials is not permitted. (P&Z) 

14. The applicant shall require tenants to require that their employees who drive to use off-
street parking except for Fannon Street. (T&ES) CONDITION REMOVED BY THE 
PLANNING COMMISION (P&Z) 

15. The applicant shall encourage tenants to encourage its employees use public transportation 
to travel to and from work. New tenants shall contact Go Alex at goalex@alexandriava.gov 
for information on establishing an employee transportation benefits program. (T&ES) 

16. The applicant shall require tenants to provide information about alternative forms of 
transportation to access the site, including but not limited to printed and electronic business 
promotional material, posting on the business website, and other similar methods. Contact 
Go Alex at goalex@alexandriava.gov for more information about available resources. 
(T&ES) 

17. The Special Use Permit shall be reviewed by the Director of Planning and Zoning, with 
notice to the community, 10 years from approval (September 2028) in order to assess the 
redevelopment potential of the site and the compatibility of the use with other uses in the 
area. Notwithstanding the staff review, City Council shall review the Special Use Permit 
in September 2033 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) 

18. The Director of Planning and Zoning shall review the Special Use Permit one year after 
condition 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: Anthony LaColla, Division Chief, Land Use Services,  
  Ann Horowitz, Principal Planner, 
  Jose Carlos Ayala, CNU-A, 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 
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void.  
IV.  CITY DEPARTMENT COMMENTS 
 
Legend:     C - code requirement    R - recommendation    S - suggestion    F - finding 
 
Transportation & Environmental Services: 
No comments. 
 
 
Code Enforcement: 
No comments. 
 
 
Fire: 
No comments. 
 
 
Health: 
No comments.  
 
 
Parks and Recreation: 
No comments received.   
 
 
Police Department: 
No comments received.   
 
 
 
 

 



15



16



17



18



19



20



21



22



23



24



25



26



27



28



29



30



31



32 

City of Alexandria, Virginia 

MEMORANDUM 

DATE: AUGUST 28, 2018 

TO: CHAIRWOMAN MARY LYMAN AND MEMBERS OF THE PLANNING 
COMMISSION 

FROM: KARL MORITZ, DIRECTOR, DEPARTMENT OF PLANNING & ZONING 

SUBJECT:  DOCKET ITEM #4 - SPECIAL USE PERMIT #2018-0057 – 
405 FANNON STREET 

Summary 

This memorandum provides revisions to the staff report for SUP #2018-0057 which is a request 
for a parking reduction; zoned: I/Industrial. With this memorandum, staff is revising its 
recommendations in two ways: 

• Removing “Motor vehicle parking or storage for 20 vehicles or fewer” as one of the
permitted uses. Since the request is for a parking reduction, this use would not be
appropriate.

• Correcting the street typology for the proposed street from “neighborhood street” to
“mixed use boulevard” to be consistent with the Corridor Vision Plan.

Report Revisions 

Staff revisions to SUP #2018-0057 relate to the proposal for permitted uses on page 4 of the report 
and Master Plan Designation street typology on page 6. 

PROPOSAL 

The applicant is requesting a full parking reduction of up to 45 parking spaces for efficiency in 
marketing the property for the following permitted and the administrative SUP uses in the 
Industrial zone: 

Permitted Uses from Section 4-1202 

• Animal care facility with overnight
accommodation
• Animal shelter
• Bottling plant
• Building materials storage and sales

• Catering operations
• Ice and cold storage facility
• Light assembly and crafts
• Light automobile repair
• Machine shop
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• Manufacturing
• Medical laboratory
• Motor vehicle parking or storage for 20
vehicles or fewer
• Personal service establishment
• Printing and publishing facilities
• Private school, commercial
• Research testing laboratory

• Retail shopping establishment, up to 20,000
gross square feet
• Sheet metal shop
• Storage buildings and warehouses
• Wholesale businesses

Administrative Special Use – Section 1202.1
• Day care center

MASTER PLAN DESIGNATION 

The subject parcel is located within the Potomac Yard Small Area; however, the 405 Fannon Street 
lot has been designated as an opportunity redevelopment site under District Two Block Three in 
the Oakville Triangle & Route 1 Corridor Vision Plan. In District Two, the street grid will visually 
unify this approximately 15-acre district. 

The defining elements of this redeveloped neighborhood will be the adjoining Mount Jefferson 
Park frontage and the centrally located public urban plaza. The lot at 405 Fannon Street and the 
adjacent gas station are envisioned to become sites for multifamily residential and retail 
development. 

The Corridor Vision Plan proposes an interim street section for Fannon Street. The street section 
calls for a six-foot widening of the sidewalk along the southern portion of Fannon Street, to the 
east of the building. Eventually, when the lot at 405 Fannon Street and the adjacent gas station are 
redeveloped, the sidewalk will be widened to 15 feet (Figure 3). The Plan also envisions reducing 
the street typology to a neighborhood street mixed use boulevard with parallel on-street parking. 
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August 29, 2018 

Planning Commission Members and Karl W. Moritz, Director 
Department of Planning and Zoning 
City of Alexandria 
City Hall, Room 2100 
Alexandria, VA 22314 

RE: Special Use Permit (SUP) # 2018-0057 
405 Fannon Street- SUP for Parking Reduction for Specified Uses 

The Del Ray Citizens Association Land Use Committee (DRCA LUC) supports a blanket 
reduction of up to 18 spaces for the uses permitted in the building located 405 Fannon 
Street. 

The Del Ray Citizens Association Land Use Committee considered the 405 Fannon Street 
parking reduction request at our August 14 meeting. At this meeting we discussed a 
detailed review of the original (revised 6/25/2018) application, which requested 
reduction of up to 18 spaces, as well as a presentation by the applicant’s attorney that 
indicated that the request might be revised up to as many as 45 spaces. Concern that 
additional parking demands generated at the site might spill over into the adjacent 
residential neighborhood also was discussed (details below). Based on this discussion, 
and the recognition of the need for sites for light industrial uses in the City, the 
committee voted to support a parking reduction of up to 18 spaces. An option to 
support a reduction of up to 42 spaces did not receive majority support. 

The Del Ray community is concerned that increased parking demands might spill into 
adjacent areas for several reasons: 

1) As was seen in site visits and can be seen in satellite photos, the utilization (by
neighboring businesses) of the existing parking spaces along Fannon St and
Oakland Street is fairly high. Also see, for example, the photo in the staff report of
parked cars encroaching on the sidewalk in front of 405 Fannon St.

2) The possibility that significant numbers of potential employees and clients will find
the automobile preferable to the available public transit options. The walk from
on-street parking at the south end of E Randolph Ave to the building entrance is
as short as the walk from the Bus Rapid Transit platform at E. Custis Ave.
Alternatively, the City’s one-half mile walk shed concept (based on how far
residents might be willing to walk to utilize a transit option) can be used as a yard
stick to assess the potential penetration of spill-over parking. This walk shed
extends to the south as far as Bellefonte Ave., to the west as far as Dewitt Ave.,
and to the northeast (along E Randolph Ave.) beyond Stewart Ave.

http://www.delraycitizens.org/
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3) There are numerous other properties in the Oakville Triangle that may want to
redefine their potential use in the same manner as 405 Fannon St. If the grant of
the parking reduction (accommodating all permitted uses) requested for 405
Fannon St. becomes a precedent for these properties as well, demand for on-
street parking in the area could become very much higher.

Sincerely, 

Kristine Hesse, Chair 
Del Ray Citizens Association 
Land Use Committee 

Cc: 
DRCA Land Use Committee 
Cathy Puskar, Attorney/Agent for the Applicant 
Jose Ayala: Staff Reviewer 

http://www.delraycitizens.org/
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