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_________________________________________________ 
 

 
  
 

Application General Data 
Public hearing and consideration of 
a request to increase hours of 
operation for a private commercial 
school (martial arts academy). 

Planning Commission 
Hearing: 

 
September 4, 2014 

City Council  
Hearing: 

 
September 13, 2014 
 

Address:  
5428 Eisenhower Avenue (Parcel 
Address: 5400 Eisenhower Avenue) 

Zone: 
 

OCH / Office Commercial High 

Applicant:  
European Martial Arts, LLC 

Small Area Plan: Landmark/Van Dorn 

Staff Recommendation: APPROVAL subject to compliance with all applicable codes and 
ordinances and the recommended permit conditions found in Section III of this report. 
Staff Reviewers: Ann Horowitz, ann.horowitz@alexandriava.gov  
 

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, European Martial Arts, LLC, requests Special Use Permit approval to amend its 
existing SUP by increasing the operational hours of a private commercial school (martial arts 
studio) at 5428 Eisenhower Avenue. 
 

SITE DESCRIPTION 
 
The subject property is one lot with approximately 375 feet of frontage on Eisenhower Avenue 
approximately 475 feet of lot depth, and a 
total lot area of 164,000 square feet (3.8 
acres).  A one-story industrial/flex-space 
building and a shared parking lot exist on the 
site. Commercial and industrial tenants in the 
building include automobile repair businesses 
and private commercial schools. 
 
The property is surrounded by a mix of 
commercial, industrial and transportation-
related uses. The Covanta waste-to-energy 
plant and a UPS warehouse facility are 
located to the north across Eisenhower 
Avenue. Another industrial/flex-space center, 
containing several commercial and industrial uses, is located to the east. Railroad tracks and the 
Capital Beltway are located to the south. The Van Dorn Metrorail Station is located immediately 
to the west.  
 

BACKGROUND 
 
During the City-wide rezoning in 1992, the subject property was rezoned from I-2 / Industrial to 
OCH resulting in a noncompliant status for some existing uses. City Council approved SUP#97-
0107 in October 1997 for an umbrella SUP permitting noncomplying and specified uses and for 
a 50-space parking reduction in October 1997. The umbrella SUP was subject to a five year 
review in 2002. The City Council approved SUP#2002-0098 which extended the SUP conditions 
and permitted a change of ownership. 
 
Private commercial schools were not included in the list of uses in the umbrella SUP that are 
exempted from the need for individual Special Use Permit approval. In September 2013, the City 
Council separately approved SUP#2013-0050 for the operation of the applicant’s martial arts 
studio. An SUP proposal for a fitness studio in this building at 5402 Eisenhower Avenue 
(SUP#2014-0066) is also on the September 2014 docket. 
 

PROPOSAL 
 
The applicant proposes to extend the hours of operation for its existing martial arts studio located 
at this site. The applicant requests to offer more flexible hours in order to schedule personal 
training sessions, children’s summer camps, and after-school classes.  
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At this time, the commercial school provides martial arts-related classes and physical training 
options. The proposed hours represent ten additional hours each morning/afternoon and one hour 
in the evening, Monday through Thursday. On Friday, the operation would be open ten more 
hours during the morning/afternoon and three additional hours in the evening. Twelve hours of 
operation would be added on Saturday and sixteen hours on Sunday. No other changes to the 
current operation are requested.  
 
Existing hours of operation: 
 
Existing Hours of Operation  4 p.m. to 9 p.m., Monday through Thursday 
     4 p.m.to 7 p.m., Friday 
     1 p.m. to 5 p.m., Saturday 
 
Proposed hours and additional characteristics of the existing commercial school are: 
 
Proposed Hours of Operation: 6 a.m. – 10 p.m. daily 
     
Number of Students:   Up to 78 at any one time 
 
Noise:  Typical noise associated with exercise classes  
 
Odors:     No odors are expected from the use 
 
Trash/Litter:  Minimal trash generated by the use will be collected from 

 the site weekly. 
 

 
ZONING/MASTER PLAN DESIGNATION 

 
The property is located in the OCH / Office Commercial High zone. Section 4-1103(U) of the 
Zoning Ordinance allows a private commercial school exceeding 20 students in the OCH zone 
only with Special Use Permit approval.  
 
The proposed use is consistent with the Landmark/Van Dorn Small Area Plan chapter of the 
Master Plan which designates the property for commercial uses. The property is on the border of, 
but not located within, Landmark/Van Dorn Corridor Plan approved in 2009. 
 

PARKING 
 
Pursuant to Section 8-200(A)(11) of the Zoning Ordinance, one off-street parking space is 
required for every two private commercial school students. With 78 students on site at any one 
time, the applicant is required to provide 39 off-street parking spaces.  
 
Staff reviewed the parking requirements for all the existing uses and determined that the 171 
available parking spaces are sufficient for the current tenants. Likewise, staff finds that the 39 
available parking spaces, approved for the use in SUP#2013-0050, satisfy the parking 
requirement.  
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II. STAFF ANALYSIS 

 
Staff supports the expansion of operational hours at the martial arts studio. Additional hours 
would allow the applicant to widen its customer base with more fitness and training 
opportunities. The industrial/commercial flex space is suitable for a martial arts studio with an 
extended daily schedule. Residential areas are not located nearby. Further, the increase in hours 
is unlikely to impact adjacent businesses in terms of excessive noise, odors, or trash.  
 
Several conditions from SUP#2013-0050 have been carried forward and include an amendment 
to Condition 3 reflecting the proposed additional hours of operation. The applicant has fulfilled 
Condition 9, which has been deleted. Subject to the conditions contained in Section III of this 
report, staff recommends approval of the Special Use Permit request. 
 
III. RECOMMENDED CONDITIONS 
 
Staff recommends approval subject to compliance with all applicable codes and ordinances and 
the following conditions: 
 
1. The Special Use Permit shall be granted to the applicant only or to any corporation in 

which the applicant has a controlling interest. (P&Z) (SUP#2013-0050) 
 
2. The maximum number of students attending the private commercial school at any one 

time shall be 78. (P&Z) (SUP#2013-0050) 
 
3. CONDITION AMENDED BY STAFF: The hours of operation of the business shall be 

limited to between 4 p.m. and 9 p.m., Monday-Friday and between 1 p.m. and 5 p.m. 
Saturdays 6 a.m. to 10 p.m., daily. (P&Z) (SUP#2013-0050) 

 
4. The applicant shall post the hours of operation at the entrance of the business. (P&Z) 

(SUP#2013-0050) 
 
5. 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) 
(SUP#2013-0050) 

 
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) (SUP#2013-0050) 
 

7. 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 to prevent an unsightly or unsanitary accumulation once 
each day that the business is open to the public. (T&ES) (SUP#2013-0050) 

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

provide employees who use mass transit with subsidized bus and rail fare media.  The 
applicant shall also post DASH and Metrobus schedules on-site for employees and 
students. (T&ES) (SUP#2013-0050) 
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9. CONDITION DELETED BY STAFF: The applicant shall contact the Community 
Relations Unit of the Alexandria Police Department at 703-746-6838 regarding a security 
survey for the business and a robbery readiness program for all employees. (Police) 
(SUP#2013-0050) 

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

11:00pm and 7:00am. (T&ES) (SUP#2013-0050) 
 
11. CONDITION AMENDED BY STAFF: 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 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) (SUP#2013-0050) 

 
 
STAFF: Alex Dambach, Division Chief, 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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CITY DEPARTMENT COMMENTS 
 
Legend:     C - code requirement    R - recommendation    S - suggestion    F - finding 
 
Transportation & Environmental Services 
R-1 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 to prevent an unsightly or unsanitary accumulation once 
 each day that the business is open to the public.  
 
R-2 All loudspeakers shall be prohibited from the exterior of the building, and no amplified 
 sounds shall be audible at the property line.  
 
R-3 Supply deliveries, loading, and unloading activities shall not occur between the hours of 
 11:00pm and 7:00am.  
 
R-4 The applicant shall require its employees who drive to use off-street parking and/or 
 provide employees who use mass transit with subsidized bus and rail fare media.  The 
 applicant shall also post DASH and Metrobus schedules on-site for employees.  
 
C-1 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.  
 
C-2 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.     
 
Code Enforcement 
No comments received. 
   
Health 
No comments received. 
 
Parks and Recreation 
No comments received. 
 
Police Department 
No comments received. 
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