
  

Special Use Permit #2015-0140 
1127 King Street – 2nd Floor 
Escape Quest, LLC 
_________________________________________________ 

 

 
PLANNING COMMISSION ACTION, MARCH 1, 2016: By unanimous consent, the 
Planning Commission recommended approval of the request, subject to compliance with all 
applicable codes, ordinances and staff recommendations. 
 
Reason: The Planning Commission agreed with the staff analysis. 
 
 
 
 
 
 
 

Application General Data 
Public hearing and consideration of 
a request to operate an amusement 
enterprise and a request for a 
parking reduction. 

Planning Commission 
Hearing: 

March 1, 2016 

City Council  
Hearing: 

March 12, 2016 

Address:  
1127 King Street - 2nd Floor 
  

Zone: 
 

KR/ King Street Urban Retail 
Zone 

Applicant: Escape Quest, LLC 
 

Small Area Plan: Old Town 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: Sara Brandt-Vorel, Sara.BrandtVorel@alexandriava.gov  
                             Alex Dambach, Alex.Dambach@alexandriava.gov  
 

mailto:Sara.BrandtVorel@alexandriava.gov
mailto:Alex.Dambach@alexandriava.gov
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I. DISCUSSION   
 
The applicant, Escape Quest, LLC, requests Special Use Permit approval to operate an 
amusement enterprise, known as an escape room entertainment business, on the second floor of 
1127 King Street. The applicant also requests a full parking reduction for 11 off-street parking 
spaces.  
 

SITE DESCRIPTION 
 
The subject site is a corner parcel located 
at the northeast corner of the intersection 
of King Street and North Fayette Street. 
The site is one parcel with approximately 
66 feet of frontage along King Street, 
approximately 60 feet of frontage along 
North Fayette Street, and a building depth 
of approximately 96 feet.  
 
 The site is developed with a two-story 
commercial building consisting of 8,478 
square feet of total floor area. The building 
contains four ground-floor retail bays and 
two second floor tenant spaces. Each 
ground floor retail space has an individual 
entrance along King Street, and the second floor spaces are entered through a shared stairwell 
which opens onto King Street.   
 
Ground floor tenants include a dry cleaner, a vacant retail storefront, a clothing retailer and a 
home furnishing shop. The second floor space includes the proposed applicant’s space, formerly 
used by a design company, a medical massage and spa business. Uses in the 1100 block of King 
Street include 11 retail establishments, including an antique store, gift stores, home furnishing 
stores and clothing retailers. Two service-based retailers include a dry cleaner and hair salon. 
The block also includes five restaurants, including Vermillion and Vaso’s Mediterranean Bistro.  
 
 BACKGROUND 
 
The subject two-story commercial brick structure was constructed around 1930 and has been 
leased to a number of commercial and retail uses over the years. In November 2014, staff 
administratively approved an SUP for a massage establishment in roughly 900 square feet on the 
second floor of the structure.  
 

PROPOSAL  
 

The applicant proposes to occupy approximately 2,200 square feet of space on the second floor 
of 1127 King Street to operate an “escape room” amusement enterprise. An escape room 
entertainment business groups two to ten players in a room and provides them with a series of 
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themed clues for them to use to escape the room within a 60 minute time limit. During the 
session, players would be remotely monitored through closed-circuit television and speakers by a 
dedicated staff member called a “Gamemaster” who would guide the players through the game. 
The applicant proposes to develop four themed game rooms with a shared waiting room. Up to 
six employees would staff the operation each day.   
 
The applicant requests a full parking reduction of 11 spaces due to the infeasibility of obtaining 
11 dedicated off-street parking spaces. A parking management plan has been proposed to reduce 
potential parking impacts. The applicant proposes to offer customers a $1 (one dollar) discount 
per admission when players present a valid parking ticket from one of the nearby parking 
garages. The applicant would also provide employees with a monthly parking reimbursement to 
offset daily parking fees. 
 
Hours of Operation: 4 – 9 p.m., Monday through Thursday 

4 – 10 p.m., Fridays 
12 – 10 p.m., Saturday through Sunday 
 

Number of Attendees: Up to 40 per hour. 
 

Food & Alcohol:  No food or beverages would be served. It is possible that groups of 
customers could have catered special events at this facility.  
 

Noise: No noise is anticipated from the amusement enterprise use.  
 

Odors: No odors are expected from the amusement enterprise use.  
 

Trash/Litter: One bag a day. The applicant would provide trash and recycling bins 
within their space that would be collected daily and deposited in the 
building’s dumpster.  

 
ZONING/MASTER PLAN DESIGNATION 

 
The subject property is located in the KR/ King Street Urban Retail Zone. Section 6-702(B)(2) of 
the Zoning Ordinance allows an amusement enterprise on the second floor only with Special Use 
Permit approval. The site is also located within the Old Town Small Area Plan. The proposed use 
is consistent with the Old Town Small Area Plan which encourages commercial activity, along 
King Street.  
 
The subject building is also located in the Old and Historic District. Exterior alterations proposed 
to buildings within the district require review by the Board of Architectural Review (BAR). 
 

PARKING 
 
According to Section 8-200(14) of the Zoning Ordinance an amusement enterprise is required to 
provide one parking space for every 200 square feet of floor area on all floors. At 2,200 square 
feet the applicant would be required to provide 11 off-street parking spaces. The applicant has 
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proposed a full parking reduction to waive this requirement, and developed a parking 
management plan to offer a discounted price for customers who use area garages and parking 
lots. 
 
II. STAFF ANALYSIS 

 
Staff supports the applicant’s proposal to operate an amusement enterprise on the second floor of 
1127 King Street. The applicant’s proposal will create a unique amusement destination along 
King Street and diversify the concentration of retail and restaurants. As a second floor location, 
the applicant’s business fills a more challenging retail tenant space and supports the City’s goals 
of the King Street Retail Strategy which encourages the full use of upper floors of buildings.   
 
Additionally, the King Street Retail Strategy indicated amusement uses were underrepresented 
along King Street and the market could support the growth of additional amusement enterprises. 
Escape room games are a popular amusement use for families, tourists, and groups of friends, 
and have become popular as a team-building exercise for businesses and corporations.  Globally, 
escape rooms are a growing phenomenon and have created a subculture of “Escape Room” 
tourism where individuals travel the world to experience games in new locations. Regionally, 
Washington, DC has several popular escape room enterprises and the City of Alexandria 
previously approved Escape Room Live at 814 King Street in June 2015. Additional visitor and 
resident participation at the applicant’s proposed escape room may encourage increased 
economic activity at nearby restaurants and retail destinations, thereby increasing the overall 
economic strength of the King Street corridor. Land impacts for the use are not expected as there 
is no odor expected, minimal garbage, and minimal noise. Standard SUP conditions regulating, 
trash, odors, and SUP condition training have been included in this report. 
 
Staff supports the applicant’s request for a parking reduction given its parking management plan 
which supports off-street parking opportunities for visitors and staff.  The applicant’s proposed 
parking management plan encourages players to use public transportation and would encourage 
off-street parking for players and employees.  Staff developed several parking related conditions 
which will minimize potential parking challenges. As formalized in condition 12, the applicant 
has agreed to provide a $1 subsidy for patrons in the form of a (one) dollar off of admission 
when shown a valid parking ticket for a parking garage located in the City of Alexandria. 
Condition 12 also requires the applicant to encourage players to use off-street parking at the 
nearby garages and will post the locations of parking lots and garages on their website, along 
with information on the game discount.   
 
Furthermore, the applicant is required to promote and encourage players and employees to use 
public transportation by posting ride and route information about the King Street Trolley, 
Metrorail and Metrobus on its website, and providing information on those services when players 
make reservations, as indicated in condition 13. Employees must use off-street parking during 
their shifts to reduce the potential parking impact in the community, as stated in condition 14 and 
the applicant will support those employees by providing them with a direct monthly parking 
subsidy. Staff has standardized the daily hours to enable greater flexibility and permit the 
applicant to expand its business based on changing market conditions in condition 2. Condition 5 
is included to allow the applicant and players to bring in catered food during sessions.  
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Subject to the conditions contained in Section III of this report, staff recommends approval of the 
Special Use Permit request. 
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III. RECOMMENDED CONDITIONS 
 
Staff recommends approval subject to compliance with all applicable codes and ordinances and 
the following conditions: 
 
1. The special use permit shall be granted to the applicant only or to any corporation in 

which the applicant has a controlling interest. (P&Z) 
 

2. The hours of operation for the amusement enterprise shall be 12 p.m. to 10 p.m., daily. 
(P&Z) 
 

3. No food, beverages, or other material shall be stored outside. (P&Z) 
 

4. 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 the 
containers. (P&Z) 
 

5. No food or beverages shall be sold at the premises. Catering may be provided by outside 
parties. (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. (P&Z) 
 

7. 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) 

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

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

9. 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 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. The applicant shall direct patrons to the availability of parking at nearby public garages 

and shall participate in any organized program to assist with both employee and customer 
parking for businesses that is formed as a result of suggested parking strategies by the 
Old Town Area Parking Study (OTAPS) Work Group. (T&ES) 
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12. The applicant will encourage patrons to park off-street through the provision of 
information about nearby garages on advertising and on the business’ website and 
through subsidies for off-street parking by way of the offering of a one dollar ($1) off 
discount on the cost of admission for each patron that presents a parking space ticket to 
staff at the time the patron pays for admission. The applicant shall post information 
regarding the availability of parking at those garages for patrons online and at the 
business, and shall include such notice in any advertising. (T&ES, P&Z) 
 

13. The applicant shall promote public transit options to the site on their website and 
encourage patrons to use public transit or carpool when patrons make reservations.  
(T&ES, P&Z) 

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

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

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

16. 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) 
 

17. 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) 

 
 
STAFF: Alex Dambach, Division Chief, Land Use Regulatory Services,  
   Department of Planning and Zoning;  
 Sara Brandt-Vorel, 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.  



SUP2015-0140 
1127 King Street – 2nd Floor 

 

 
 

9 

CITY DEPARTMENT COMMENTS 
 
Legend:     C - code requirement    R - recommendation    S - suggestion    F - finding 
 
Transportation & Environmental Services 
R-1 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-2 Supply deliveries, loading, and unloading activities shall not occur between the hours of 

11:00pm and 7:00am. (T&ES) 
 
R-3 All loudspeakers shall be prohibited from the exterior of the building, and no amplified 

sounds shall be audible at the property line. (T&ES) 
 

R-4 The applicant shall control 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-5 The applicant shall direct patrons to the availability of parking at nearby public garages 
and shall participate in any organized program to assist with both employee and customer 
parking for businesses that is formed as a result of suggested parking strategies by the 
Old Town Area Parking Study (OTAPS) Work Group. (T&ES) 
 

R-6 The applicant shall maintain a parking arrangement with area garages, by which the 
regular parking price at those garages is discounted by at least $1 for customers. The 
applicant shall post information regarding the availability of parking at those garages for 
patrons online and at the business, and shall include such notice in any advertising. 
(T&ES) 
 

R-7 The applicant shall promote public transit options to the site on their website and 
encourage patrons to use public transit or carpool when patrons make reservations.  
(T&ES, P&Z) 
 

R-8 The applicant shall require its employees who drive to use off-street parking. (T&ES) 
 

R-9 The applicant shall encourage its employees to use public transportation to travel to and 
from work. Within 60 days of SUP approval, the business shall contact Local Motion at 
703-746-4686 for information on establishing an employee transportation benefits 
program. (T&ES) 
 

R-10 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) 
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City Code Requirements: 
 
C-1  The applicant shall comply with the City of Alexandria's Solid Waste Control, Title 5, 

Chapter 1, which sets forth the requirements for the recycling of materials (Sec. 5-1-99).  
In order to comply with this code requirement, the applicant shall provide a completed 
Recycling Implementation Plan (RIP) Form within 60 days of City Council approval.  
Contact the City’s Recycling Program Coordinator at (703) 746-4410, or via e-mail at 
commercialrecycling@alexandriava.gov, for information about completing this form.  
(T&ES)   

 
C-2 The applicant shall comply with the City of Alexandria's Noise Control Code, Title 11, 

Chapter 5, which sets the maximum permissible noise level as measured at the property 
line. (T&ES)  

 
Code Enforcement: 
 
F-1 The following comments are for SUP review only.  Once the applicant has filed for a 

building permit and additional information has been provided, code requirements will be 
based upon the building permit plans and the additional information submitted.   If there 
are any questions, the applicant may contact Charles Cooper, Plan Review Division at 
Charles.cooper@alexandriava.gov or 703-746-4197.  

 
C-1 A building permit is required for this project. 
 
C-2     A fire protection system is required for this proposed use-group per the building code. 

This will need to be verified prior to an SUP approval. 
 
C-3      A site walk-thru of tenant space is recommended prior to SUP approval 
 
C-4 New construction must comply with the current edition of the Uniform Statewide 

Building Code (USBC). 
 
Fire 

 
F-1  Depending on total occupant load for the space, a fire prevention permit may be required. 

This will be based on the use and occupancy condition as determined by Code 
Administration.  

 
F-2 Applicant indicates the door will not be locked. If at any time the doors become locked, 

the door locking arrangements will need to be reviewed and approved based on 
determination of use and occupancy conditions. Emergency override and unlocking shall 
be available to all occupants at any time.  

 
F-3 All fire protection systems shall be inspected and tested prior to occupancy.  
 

mailto:commercialrecycling@alexandriava.gov


SUP2015-0140 
1127 King Street – 2nd Floor 

 

 
 

11 

F-4 If in the future special door locking arrangements are installed, inspection and testing 
shall be performed prior to occupancy.  

 
Health 
Health Department had no comments or concerns.  
 
Parks and Recreation 
No comments received. 
 
Police Department 
No comments received. 
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