
 

Special Use Permit #2018-0092 
317 Hooffs Run Drive (Parcel Address:  
2000 Eisenhower Avenue) – Wine Production 
_________________________________________________ 
 

 

 

 
  
PLANNING COMMISSION ACTION, DECEMBER 4, 2018: By unanimous consent, the 
Planning Commission voted to recommended approval of Special Use Permit #2018-0092, subject 
to compliance with all applicable codes, ordinances and staff recommendations. 
 
Reason: 
The Planning Commission agreed with the staff analysis. 
 
  
 
 

Application General Data 

Request: Consideration of a request 
for a wine production use exceeding 
3,500 square feet. 

Planning Commission 
Hearing: 

 
December 4, 2018 

City Council  
Hearing: 

 
December 15, 2018 

Address: 
317 Hooffs Run Drive (Parcel 
Address: 2000 Eisenhower Avenue) 

Zone: 
 

CDD#11/Coordinated 
Development District #11 

Applicant: 
Tristan Wright 

Small Area Plan: Eisenhower East 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: Sam Shelby, sam.shelby@alexandriava.gov  
 

mailto:sam.shelby@alexandriava.gov
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PROJECT LOCATION MAP 
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I. DISCUSSION   
 
The applicant, Tristan Wright, requests special use permit (SUP) approval for a wine production 
business (Lost Boy Cider) exceeding 3,500 square feet. The applicant would produce alcoholic 
cider for on and off-premises sales and would provide an accessory tasting room on-site.  
 
 SITE DESCRIPTION 
 
The subject site is one lot of record with 1,200 feet 
of frontage on Eisenhower Avenue, 825 feet of 
frontage on Hooffs Run Drive, and a total lot area 
of 578,987 square feet (13.3 acres). Two 
commercial buildings and a three-level parking 
garage, named Carlyle Corner, occupy the subject 
parcel. Carlyle Corner provides a mix of retail, 
restaurant, personal service, health and athletic club 
and office uses. The one-story warehouse building, 
addressed as 305 to 317 Hooffs Run Drive, contains 
the applicant’s tenant space. A mix of residential, 
commercial and institutional uses surround the 
subject site: the United States Patent and Trademark 
Office to the north, the Alexandria Public Safety 
Center and Carlyle Mill Apartments to the south, the 800 Carlyle apartments to the east and the 
Parc Meridian at Eisenhower apartments to the west. Development of a mixed-use office building 
with ground floor retail is anticipated at the vacant lot across Hooffs Run Drive to the east. Figure 
2, below, shows the subject site’s layout and surroundings. 
 

 
Figure 2- Site Layout and Surroundings 

Figure 1- Subject Site 



                      SUP #2018-0092 
317 Hooffs Run Drive 

  

 
 

4 

 BACKGROUND     
 
The commercial buildings on the subject property were constructed in 1981 pursuant to Site Plan 
#1979-0005. To date, City Council has approved several additions to both commercial buildings. 
The applicant’s tenant space was previously occupied by warehouse and storage uses. City Council 
approved SUP #97-0163 in June 1998 which established a coordinated sign program for the area, 
including the subject site. 
 
In February 2006, City Council approved the Hoffman Stage I Development Special Use Permit 
(DSUP) #2005-0035 for Blocks 24 and 25A which encompass the subject site. The DSUP 
proposed a concept plan for eventual redevelopment of the subject site with mid-rise office and 
residential buildings. 

 
PROPOSAL 

 
The applicant proposes to operate a wine production business under the name Lost Boy Cider in a 
previously vacant warehouse space at 317 Hooffs Run Drive. The applicant’s tenant space is 
approximately 5,200 square feet. The business would receive deliveries of fruit juice two times a 
week from a farm in southern Virginia. The juice would be pumped into large vessels to ferment. 
After fermentation, the alcoholic cider would be filtered and pasteurized and then bottled, canned 
or kegged for off-premises sales. The applicant also proposes an accessory tasting room, 
exclusively for on-premises sales and tastings. The accessory tasting room would not include on-
premises food sales and preparation, as these characteristics would signify a restaurant use. All 
components of the proposed operation would be required to comply with applicable Virginia 
Alcoholic Beverage Control regulations. Additional elements of the applicant’s proposal are as 
follows: 
 
Hours of Operation:  7 a.m. – 5 p.m. Monday – Friday (cider production, employees only) 
    4 p.m. – 9 p.m. Monday – Thursday (tasting room) 
    4 p.m. – 10 p.m. Friday (tasting room) 
    12 p.m. – 10 p.m. Saturday & Sunday (tasting room) 
 
Number of Patrons:  Up to 50 patrons at any one time 
 
Number of Employees: Up to 5 employees at any one time 
 
Food Service: No food service is proposed 
 
Alcohol: Alcoholic cider would be produced and sold for on and off-premises 

consumption 
 
Live Entertainment: No live entertainment is proposed 
 
Noise/Odors: Low noise levels are expected at the property line. Little to no odors 

would emanate to the exterior of the building 
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Trash/Litter: Office paper, glass, plastics and other trash will be stored in a 
garbage bin on-site and collected weekly 

 
ZONING/MASTER PLAN DESIGNATION 

 
The subject site is located in the CDD#11/Coordinated Development District. Zoning Ordinance 
Section 5-602(A) states that without a CDD special use permit, the OCM(100)/Office Commercial 
Medium zoning regulations apply. The OCM(100) zone (section 4-1003) allows food and beverage 
production exceeding 3,500 square feet in this location only with SUP approval. The accessory 
tasting room as proposed supports the applicant’s by-right retail use activity. 
 
Although the Eisenhower East Small Area Plan chapter of the Master Plan envisions eventual 
redevelopment of this site, the proposed use is consistent with the Small Area Plan, which 
designates the property for a mix of uses including office, residential and retail uses.  

 
PARKING  

 
Zoning Ordinance section 8-200(A)(18) requires one off-street parking space for each 400 square 
feet of floor area for the proposed use. With a total floor area of 5,247 square feet, 14 off-street 
parking spaces would be required. The applicant would provide 27 off-street parking spaces for 
employees and patrons. Additionally, the subject site provides a total of 929 off-street shared 
parking spaces for the other commercial tenants; exceeding the minimum parking requirements 
for all uses.  
 
Zoning Ordinance section 8-200(B)(2) requires one off-street loading/unloading space for the 
proposed use. The applicant meets this requirement. There are five off-street loading/unloading 
spaces available for the proposed use. 
 
 
II. STAFF ANALYSIS 

 
Staff recommends approval of the applicant’s request for a wine production use with an accessory 
tasting room. The applicant’s proposal would make appropriate use of the formerly vacant 
warehouse space and does not include substantial changes that could preclude comprehensive 
redevelopment, which may occur as envisioned in the Eisenhower East Small Area Plan (SAP). 
Nonetheless, the use would be consistent with the Eisenhower East SAP. The SAP calls for a 
dynamic, pedestrian-friendly community during both daytime and evening hours. It also calls for 
a mix of office, residential, hotel and retail/entertainment uses. The proposed use would provide a 
unique destination in the area, adding to the mix of existing commercial uses. Because the location 
is about a half-mile from the Eisenhower Avenue Metro Station and many residences, the proposed 
use could increase pedestrian activity. With 27 off-street parking spaces reserved for the 
applicant’s use, the location also provides adequate off-street parking for patrons and employees 
who drive. 
 
Despite its proximity to the residences at 800 Carlyle, about 130 feet away across Hooffs Run 
Drive, staff finds that the relatively small scale of the proposed operation would not cause 
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significant impacts to its neighbors. Because the fermentation process would be conducted entirely 
indoors within stainless steel tanks, staff anticipates that little to no odors would be detectable 
outdoors. Further, staff found no odor-related complaints at other locations within the City where 
fermentation takes place.  
 
Based on research, staff also finds that the proposed rooftop mechanical equipment would comply 
with the City’s Noise Control Ordinance. To mitigate any potential impacts, several conditions of 
approval have been included in this report regarding noise (condition #20), odors (condition #17) 
and trash (conditions #16 and #21).  
 
Staff sent notifications of the SUP request to several groups in the surrounding area including of 
the Carlyle Community Council, Carlyle Towers Condominium Association and the Eisenhower 
Partnership. To date, no statements of opposition have been received. 
 
Subject to conditions stated in Section III of this report, staff recommends approval of the SUP 
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 7 a.m. and 10 p.m., daily. (P&Z) 
 
3. The applicant shall post the hours of operation at the entrance of the business. (P&Z) 
 
4. No food shall be prepared on-site. (P&Z) 

 
5. On and off-premises alcohol sales are permitted consistent with a valid Virginia ABC 

license. (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. (P&Z) 

 
7. All signage at the site shall be consistent with the approved coordinated sign program (SUP 

#97-0163). (P&Z) 
 

8. All rooftop mechanical units shall be screened in accordance with Zoning Ordinance 
section 6-403(B)(1). (P&Z) 

 
9. CONDITION AMENDED BY PLANNING COMMISSION: The applicant shall apply 

for special use permit approval for a restaurant use if on-premises food sales and 
preparation and chairs are added to the accessory tasting room. (P&Z) (PC) 
 

10. The applicant shall require its employees who drive to use off-street parking. (T&ES) 
 

11. 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) 
 

12. The applicant shall 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) 
 

13. The applicant shall encourage patrons to park off-street through the provision of 
information about nearby garages and lots on advertising and on the business’ website. 
(T&ES) 
 

14. Exterior power washing of the building shall not be completed using any kind of detergents. 

mailto:goalex@alexandriava.gov
mailto:goalex@alexandriava.gov


                      SUP #2018-0092 
317 Hooffs Run Drive 

  

 
 

8 

(T&ES) 
 

15. Chemicals, detergents or cleaners stored outside the building shall be kept in an enclosure 
with a roof. (T&ES) 
 

16. Trash and garbage shall be stored inside or in sealed containers that do not allow odors to 
escape, invasion by animals, or leaking. No trash or debris shall be allowed to accumulate 
outside of those containers. Outdoor containers shall be maintained to the satisfaction of 
the Directors of P&Z and T&ES, including replacing damaged lids and repairing/replacing 
damaged dumpsters.  (P&Z) (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 & Environmental Services. 
(T&ES) 
 

18. All waste products including but not limited to organic compounds (solvents and cleaners) 
shall be disposed of in accordance with all local, state and federal ordinances or regulations. 
(T&ES) 
 

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

 
20. 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). 
 

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)  
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STAFF: Tony LaColla, AICP, Division Chief, Land Use Services, Department of Planning 

and Zoning;  
Ann Horowitz, Principal Planner; 

 Sam Shelby, 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: 
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) 

 
R-1 The applicant shall require its employees who drive to use off-street parking. (T&ES) 
 
R-2 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-3 The applicant shall 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) 

 
R-4 The applicant shall encourage patrons to park off-street through the provision of 

information about nearby garages and lots on advertising and on the business’ website. 
(T&ES) 

 
R-5 Exterior power washing of the building shall not be completed using any kind of detergents. 

(T&ES) 
 
R-6 Chemicals, detergents or cleaners stored outside the building shall be kept in an enclosure 

with a roof. (T&ES) 
 

mailto:goalex@alexandriava.gov
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R-7 Trash and garbage shall be stored inside or in sealed containers that do not allow odors to 
escape, invasion by animals, or leaking. No trash or debris shall be allowed to accumulate 
outside of those containers. Outdoor containers shall be maintained to the satisfaction of 
the Directors of P&Z and T&ES, including replacing damaged lids and repairing/replacing 
damaged dumpsters.  (P&Z) (T&ES) 

 
R-8 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) 

 
R-9 All waste products including but not limited to organic compounds (solvents and cleaners) 

shall be disposed of in accordance with all local, state and federal ordinances or regulations. 
(T&ES) 

 
R-10 Supply deliveries, loading, and unloading activities shall not occur between the hours of 

11:00pm and 7:00am. (T&ES) 
 
 
R-11 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) 

 
R-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) 

 
F-1 The glycol chiller located outside can be a source of noise issue for some residents living 

in the building across the street. Likewise, the fermentation process can generate smell 
objectionable to some people. (T&ES) 

 
 
Code Administration: 
C-1 A building permit, plan review and inspections are required prior to the start of 

construction. 
 
Health: 
F-1 If no food preparation or sales are proposed, no Health Department Permit is required.  
 
F-2 The applicant shall contact the Virginia Department of Agriculture and Consumer Services 

(VDACS) and Virginia Alcohol Beverage Control Authority. 
 
Fire Department: 
C-1 A fire prevention permit is required for this location. 
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Recreation, Parks and Cultural Activities: 
No comments. 
 
Police Department: 
No comments received.  
 
 
 
           



APPLICATION 

SPECIAL USE PERMIT 

SPECIAL USE PERMIT# ______ _ 

PROPERTY LOCATION: __ 3_1_7_H_o o_ff_s_R_u_ n_D _ri_ve_A _le_x_a _n d_ n_ ·a_ V�irg�i_n _ia_2_2_3 _0 _1 _____ _ 

TAX MAP REFERENCE: Tax Map Tile #079.01-01-01 

APPLICANT: 
ZONE: _ _  C _D_O_#_11 _ _

Name: ______ T_n_·s_ta_ n_W_n_,·g"'-h_ t  ________ _ _ _ _ _ ___________ _ 

Address: ___ 1_1_0_3 _C_ o_m_m_o _n_w_e _a_lth_ A_ v_e_n _ue _A _le_x_a_n _d _ri _a _V_ir_..g._in_ia_2 _2 _3 _0 _1 ____ _ _ _ _ _  _ 

PROPOSED USE: Wine m anufacturing 

["1THE UNDERSIGNED, hereby applies for a Special Use Permit in accordance with the provisions of Article Xl, 
Section 4-11-500 of the 1992 Zoning Ordinance of the City of Alexandria, Virginia. 

[\/1THE UNDERSIGNED, having obtained permission from the property owner, hereby grants permission to the 
City of Alexandria staff and Commission Members to visit, inspect, and photograph the building premises, land etc., 
connected with the application. 

[\/1THE UNDERSIGNED, having obtained permission from the property owner, hereby grants permission to the 
City of Alexandria to post placard notice on the property for which this application is requested, pursuant to Article IV, 
Section 4-1404(0)(7) of the 1992 Zoning Ordinance of the City of Alexandria, Virginia. 

{v1THE UNDERSIGNED, hereby attests that all of the information herein provided and specifically including all 
surveys, drawings, etc., required to be furnished by the applicant are true, correct and accurate to the best of their 
knowledge and belief. The applicant is hereby notified that any written materials, drawings or illustrations submitted 
in support of this application and any specific oral representations made to the Director of Planning and Zoning on 
this application will be binding on the applicant unless those materials or representations clearly stated to be non-
binding or illustrative of general plans and intentions, subject to substantial 
11-207(A)(10), of the 1992 Zoning Ordinance of the City of Alexandria, Vir

uant to Article XI, Section 

Tristan Wright 
Print Name of Applicant or Agent 

1103 C ommo nwe al th A ve n ue 
Mailing/Street Address 

Alexandria Virgin ia 223 01 
City and State Zip Code 

Telephone# 

tristan@lo stboycider.com 
Email address 

ct/11-/1� 
Date 

Fax# 

ACTION-PLA.c'lNL�G COIHMISSIO:N: ______ _____ DATE: _____ _ __

ACTION-CITY COUNCIL: ______________ DATE: _ ______ _ 
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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 Address Percent of Ownership 
1. 1103 C..0MMoNWc:At...1i-l 1,.1/f., 

TR\':l1A1" W�IG,,Hi t.., r ... ,wo21i:i.. VA QQ�ol \00'/. 
2. 

;j_ 

2. Property. State the name, address and percent of ownership of an� person or entity owning an
interest in the property located at 31"":r HOOFF'!> �UN 'Dfl\VE l.£XANDilA YA �o>Jq(address), 
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. CAe.L.'il.L COC2N-.i2. GPt.u::..
0 l"E12�e.u'S TDC.. U..C..
· �l'lL.YL£ Co"-"'Et2. �Ot.01

D E.o./ A I
8.1 C:.U�TDl'\o'\ 'ST. -STE, rOO 

1:)0::,,o"' oa r , o 

Percent of Ownershi 

101. 

3. Business or Financial Relationships. Each person or entity indicated abo\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 i 1-350 of the Zoning Orrlinanc·e, 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 RelAew. 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 

1. 

d fi . I I f h" cl"ckh inanc1a re a ions 10, I 

Name of person or entity 

�1":J,AI\.I \.Je.t(:rHT 
2. 

�L'/LEc..d2Ncl2..<oP 

3. 

ere. 
Relationship as defined by 

Section 11-350 of the Zoning 
Ordinance 

NaN� 

NON:£: 

CAIJ.L"'f LE: � �1Nb5 NO"""C 

·Member of the Approving
Body (i.e. City Council,

Planning Commission, etc.)

NOl'\,E' 

NOf"it 

NO"'E:° 

NOTE: Business or financial relationships of the type described m Sec. 11-350 that arise after the filing of 
this application and before each public hearing must be disclosed prior to the public hearings. 

/ls the applicant or the applicant's authorized agent, I hereby attest to the ility that 
the information provided above is true and correct. 

Printed Name 
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City of Alexandria, Virginia 
  

 

MEMORANDUM 
 
 
 
DATE:  NOVEMBER 29, 2018 
 
TO:  CHAIRWOMAN AND MEMBERS OF THE PLANNING COMMISSION 
    
FROM: KARL MORITZ, DIRECTOR, PLANNING AND ZONING 
   
SUBJECT: DOCKET ITEM #4 
  SUP #2018-0092 – 317 HOOFFS RUN DRIVE 
  
 
This memorandum provides report amendments pertaining to the review of SUP #2018-0092 
which is a request to operate a wine manufacturing business with an accessory tasting room. Staff 
proposes revisions for consistency with a previous zoning determination regarding requirements 
to ensure the accessory nature of the applicant’s proposed tasting room. The SUP report states on 
page four in the Proposal section and in Condition #9 that the presence of chairs would indicate a 
restaurant use; however, further research reveals that a zoning determination letter from July 2, 
2018 defined the characteristics of an accessory tasting room to a beverage production use as being 
subordinate in area, extent and purpose to the principal use. Further, the addition of food service, 
not chairs, to an accessory tasting room would constitute a restaurant use, requiring administrative 
SUP or docketed SUP approval.  
 
Therefore, staff recommends that the Proposal section on page four reads as follows: 
 

The applicant also proposes an accessory tasting room, exclusively for on-premises sales 
and tastings. The accessory tasting room would not include on-premises food sales and 
preparation or chairs, as these characteristics would signify a restaurant use.  

 
The recommended condition #9 on page seven would also be amended as follows:  
 

9. The applicant shall apply for special use permit approval for a restaurant use if on-
premises food sales and preparation and/or chairs are added to the accessory tasting room. 
(P&Z) 
 

Staff continues to recommend approval of SUP #2018-0092 with the amendments proposed in this 
memorandum. 
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