
Special Use Permit #2017-0007 

5412, 5412A, 5430 Eisenhower Avenue (Parcel address: 

5400 Eisenhower Avenue) – Scramble  

_________________________________________________ 

 

 

 

PLANNING COMMISSION ACTION, MAY 2, 2017:  By unanimous consent, the Planning 

Commission recommended approval of the request. 

 

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 for a parking 

reduction 

Planning Commission 

Hearing: 

May 2, 2017 

City Council  

Hearing: 

May 13, 2017 

Address: 5412, 5412A, 5430 

Eisenhower Avenue 

(Parcel address: 5400 Eisenhower 

Avenue) 

Zone:  

 

OCH 

Applicant: Playopolis, LLC 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: Ann Horowitz, ann.horowitz@alexandriava.gov  

 

mailto:ann.horowitz@alexandriava.gov
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Figure 1:  
5412 and 5412 A Eisenhower Avenue 

I.  DISCUSSION 

 

The applicant, Playopolis, LLC requests SUP approval to operate an amusement enterprise, a 

children’s indoor play space, and for a partial parking reduction of 22 spaces.  

 
SITE DESCRIPTION  

 

The subject tenant spaces are located in a single-story 

industrial/flex-space building which is located on one lot 

of record 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) (Figures 1, 2).  Commercial and industrial uses, 

including automobile-repair facilities and private 

commercial schools, are located in the building. The 

tenants share a 171-space parking lot that surrounds the 

building. 

 

Commercial, industrial, and transportation-related uses 

are proximate to the subject parcel. 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. Metrorail and the Norfolk Southern rail lines 

as well as the Capital Beltway are located to the south. 

The Van Dorn Street Metrorail Station is located 

immediately to the west.  
 

BACKGROUND 

 

The site was rezoned from I-2/Industrial to OCH as part of the 1992 City-wide rezoning. Some 

existing uses became noncomplying, such as an automobile sales and general repair facility, and 

those uses continue to operate on the site today. City Council approved two ‘umbrella’ SUPs 

(SUP #97-0107 and SUP #2002-0098) for a parking reduction of 50 spaces as well as for certain 

special uses to occupy space at the site without a requirement for individual SUP approvals. In 

2014, City Council approved four SUPs for private commercial schools and most recently 

granted SUP #2016-0081 for a private and fraternal club at the industrial/flex-space center. A 

health and athletic club and an automobile repair business operated in the tenant spaces at the 

space where the applicant proposes its amusement enterprise.  

  

        PROPOSAL 
 

The applicant, Playopolis, LLC, requests SUP approval to operate Scramble, an indoor child’s 

play space and amusement enterprise, at 5412, 5412A, and 5430 Eisenhower Avenue. Scramble 

would be located in a 12,600 square foot tenant space. The main entrance would be located 

immediately outside 5412A Eisenhower Avenue; the employee entrance and fire exit would be 

Figure 2:  

5430 Eisenhower Avenue 
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sited at the back of the business at 5430 Eisenhower Avenue. The amusement enterprise would 

provide an indoor activity space, designed to foster cognitive development and physical fitness 

for children ages infant to eight. Although the applicant would also offer occasional classes, such 

as group yoga for parents and children, the facility would predominately provide free-play 

activities where parents may drop off their children or watch them from adjacent viewing areas. 

The indoor playground would consist of active play areas (three activity frames and a ball court), 

three party rooms, as well as a reading and cool down area. An accessory retail book shop and 

café, serving pre-made snacks and beverages, would also be included at the facility. The 

applicant estimates that approximately 10 children at any one time would visit Scramble during 

regular business hours on weekdays and up to 40 children would be on the premises at any one 

time during peak hours of operation on weekday evenings and weekends. Up to five staff 

members, daily, would offer instruction, encourage positive interaction among children, and 

monitor safety. Security cameras at the entrances and exits would provide added safety 

measures. 

 

In addition to the 41 parking spaces the applicant provides on-site, it requests a partial parking 

reduction of 22 spaces to satisfy the total zoning requirement of 63 spaces. In its parking 

management plan, the applicant proposes to encourage parents and employees to travel to the 

indoor playground by metro or bus as the Van Dorn Street Metro station, located within walking 

distance (one-third mile) of the proposed business.  

 

A summary of the applicant’s proposal is:  

 

Hours of Operation:  8 a.m. – 7 p.m., Monday – Thursday 

    8 a.m. – 9 p.m., Friday - Sunday 

 

Number of Attendees:  30 children, plus adults, Monday – Thursday 

    200 children, plus adults, Friday – Sunday 

 

Number of Employees: Up to 5 at any one time 

 

Food Service: Accessory café serving beverages and snacks which are  

prepared off-site 

 

Alcohol:   No alcohol will be served on the premises 

 

Live Entertainment: No live entertainment will be provided 

 

Noise: Noise from children playing will be contained within the  

tenant space 

 

Odors:    None expected as cooking would be off-site 

 

Trash/Litter: Two bags of trash will be collected weekly. Indoor trash 

receptacles will minimize outdoor litter. 
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PARKING 

 

According to Section 8-200(A)(13) of the Zoning Ordinance, an amusement enterprise use 

requires one off-street parking space for every 200 square feet of space. An amusement 

enterprise business with 12,600 square feet of space is, therefore, required to provide 63 off-

street parking spaces. 

 

According to the Zoning Ordinance, the existing uses would require 270 parking spaces at the 

industrial/flex-space center, including the proposed amusement enterprise. This number was 

reduced by 50 spaces for all building uses pursuant to the parking reduction approved in the 

umbrella SUPs. In addition, parking reductions were granted for 27 spaces approved in SUP 

#2014-0066 and SUP #2014-0044 for private commercial schools, reducing the total parking 

requirement at the site to 193.  Given that the parking lot provides 171-spaces for all tenant use 

including 41 spaces for this proposed tenant, the applicant requires a 22-space parking reduction 

of the 63 total spaces it is required to provide for the use. 

 
ZONING/MASTER PLAN DESIGNATION 

 

The subject site is located in the OCH/Office Commercial High Zone and Section 4-1103(A) of 

the Zoning Ordinance allows amusement enterprises in the OCH zone only with Special Use 

Permit approval.  

 

The subject site is situated within the boundaries of the Eisenhower West Small Area Plan. The 

parcel has been designated for mixed-use development in the plan. 

 
II.  STAFF ANALYSIS 

 

Staff supports the applicant’s request to operate Scramble, an amusement enterprise, and for a 

parking reduction at 5412, 5412A and 5430 Eisenhower Avenue. The characteristics of the 

combined tenant spaces suitably accommodate an indoor playground use that requires large, 

open areas for free-play. Staff does not anticipate noise impacts as the proposed use is 

surrounded by commercial and industrial uses; the nearest residential community is Summers 

Grove which is one-quarter mile and across Eisenhower Avenue.  

 

Staff also supports the parking reduction request due to the practical use of the lot. Site visits 

during weekday business hours and during evenings and weekends revealed several parking 

space vacancies that would conveniently accommodate the anticipated volume of patrons. At 

least 30 parking spaces were available on weekdays when the applicant expects 10 children at 

any one time; approximately 80 excess spaces were available on weeknights and weekends when 

the automobile-related uses were closed and 40 children at a time would visit Scramble. 

Additionally, it is anticipated that parents would transport multiple children in their vehicles, 

especially for birthday parties, reducing the overall need for parking. The applicant’s parking 

management plan that encourages public transportation use and carpooling would off-set the 

unlikely potential for parking impacts. To ensure that the use of mass transit is promoted, the 

applicant is required to publicize alternative forms of transportation in Condition #9.  
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Standard SUP conditions have been included to minimize potential impacts from litter 

(Condition #12) and exterior noise (Condition #10). Staff has standardized the hours of operation 

to 8 a.m. to 10 p.m., daily, in Condition #3 to allow the applicant a broader range of operational 

hours. The standard condition related to the potential redevelopment of sites as anticipated in 

small area plans is included as Condition #13. It requires an administrative review in May 2022 

and a City Council review in May 2027 to re-evaluate the compatibility of the use with the 

possibility of redevelopment at the site. 

 

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: 

 

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 conduct employee training sessions on an ongoing basis, including as 

part of any employee orientation process, to discuss all special use permit provisions and 

requirements. (P&Z) 

 

3. The hours of operation shall be limited to between 8 a.m. and 10 p.m., daily. (P&Z) 

 

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

 

5. The on-site snack bar must remain accessory to the overall amusement enterprise use. 

The snack bar may not operate when the amusement enterprise use is closed and may not 

have a separate entrance. (P&Z) 

 

6. No live entertainment shall be allowed at the amusement enterprise. (P&Z) 

 

7. No alcohol consumption shall be permitted at the amusement enterprise. (P&Z) 

 

8. 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) 

 

9. The applicant shall provide information about alternative forms of transportation to 

access the site, including but not limited to printed and electronic business promotional 

mailto:goalex@alexandriava.gov
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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) 

 

10. All loudspeakers shall be prohibited from the exterior of the building, and no amplified 

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

 

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

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

 

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. The Special Use Permit shall be reviewed by the Director of Planning & Zoning, with 

notice to the community, five years from approval (May 2022) in order to assess the 

redevelopment potential of the site and the compatibility of the use with other uses in the 

area. If the Director determines the use to be incompatible with surrounding uses or 

anticipated redevelopment, the Director shall docket the Special Use Permit for Planning 

Commission and City Council to take such action as they deem appropriate at the time. 

Notwithstanding the staff review, City Council shall review the Special Use Permit ten 

years from approval (May 2027) 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) 
 

14. 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, 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.  

mailto:goalex@alexandriava.gov


        SUP #2017-0007 

   5412, 5412A, 5430 Eisenhower Avenue 

 

8 

 

IV.  CITY DEPARTMENT COMMENTS 
 

Legend:     C - code requirement    R - recommendation    S - suggestion    F - finding 

 

Transportation & Environmental Services: 

F-1 Staff supports the parking reduction and concurs with the strategies discussed in the 

 applicant’s parking management plan. (T&ES) 

 

F-2 The applicant is strongly encouraged to apply noise and vibration reduction materials in 

 the design of this amusement center. (OEQ) 

 

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

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

 

R-5 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) 

 

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 

mailto:goalex@alexandriava.gov
mailto:goalex@alexandriava.gov
mailto:commercialrecycling@alexandriava.gov
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 May 1, through September 30) if the collection area is less than 500 feet from a 

 residential area. (T&ES) 

 

Code Enforcement: 

F-1  The review by Code Administration is a pre-building permit review only.  Once the 

applicant has filed for a building permit, code requirements will be based upon the 

building permit plans.   If there are any questions, the applicant may contact Code 

Administration, at 703.746.4200 

 

C-1 New construction must comply with the current – at the time of permit submission - 

edition of the Virginia Construction Code. A building permit, inspections and plan review 

are required for this project.  

 

C-2 This building will need to apply for a change in use-group classification before operating 

the use described in the SUP application. Contact the permit center to apply for a change 

of use-group classification. 

 

C-3    Plans submitted for a change in use group classification will need to be signed and sealed 

 by a registered design professional.  

 

Fire: 

C-1 The proposed occupancy condition appears to be a change of use for the building. 

 Suggest applicant meet with a design professional to determine what if any changes to the 

 property would be required.  

 

C-2 A fire prevention permit will be required for this use condition. 

 

C-3 All playground equipment and padding material will require proof of flame spread and 

 smoke development rating required for the use and occupancy condition.    

 

Health: 

 Food Facilities  

C-1 An Alexandria Health Department Permit is required for all regulated facilities. A permit 

 shall be obtained prior to operation, and is not transferable between one individual, 

 corporation or location to another. Permit application and fee are required.  

 

C-2 Construction plans shall be submitted to the Health Department located at 4480 King 

 Street and through the Multi-Agency Permit Center. Plans shall be submitted and 

 approved by the Health Department prior to construction. There is a $200.00 plan review 

 fee payable to the City of Alexandria.  

 

C-3 Construction plans shall comply with Alexandria City Code, Title 11, Chapter 2, The 

 Food Safety Code of the City of Alexandria. Plans shall include a menu of food items to 

 be offered for service at the facility and specification sheets for all equipment used in the 

 facility, including the hot water heater.  
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C-4 A Food Protection Manager shall be on-duty during all operating hours.  

 

C-5 The facility shall comply with the Virginia Indoor Clean Air Act and the Code of 

 Alexandria, Title 11, Chapter 10, Smoking Prohibitions.  

 

C-6 In many cases, original wooden floors, ceilings and wall structures in historical 

 structures may not be suitable for food service facilities. Wood materials shall be finished 

 in a manner that is smooth, durable, easily-cleanable, and non-absorbent.  

 

C-7 Facilities engaging in the following processes may be required to submit a HACCP plan 

 and/or obtain a variance: Smoking as a form of food preservation; curing/drying food; 

 using food additives to render food not potentially-hazardous; vacuum packaging, cook-

 chill, or sous-vide; operating a molluscan shellfish life-support system; sprouting seeds or 

 beans; and fermenting foods. 

 

 

Parks and Recreation: 

No comments received. 

 

Police Department: 

No comments received. 
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Design by:  Sam Collins

Featuring:
?Toddler’s Twin Lane Slide & 
Ballpool
?Soft Agility Sets and Activity 
Panels
?Themed Rockers & Wobbly 
Characters
?Baby Area inc. Baby Parc and 
Creche Cradle

Toddler Soft Play & Structure

Featuring:
?3 Role Play Areas e.g. Indy 500 Pit 
Stop Garage, Supermarket Shop, 
Burger Bar etc.

Role Play Area

Building Layout
Laurence Smallman

Date: 21/02/17

Scale: 1:300 @ A4

Version: Bl03

Toddler’s Kick
Around Area Toddler’s Role Play 

Main Area

Main Area Role Play Zone
with Teepee, Gold Mine 

& Pizza Parlour

Featuring:
?Wavy Open Slide off 3m
?Ball Pool Feature
?Assault Course Feature
?Rope & Webbing Features
?Agility Features and themed 
Danglies

2-tier Structure
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Design by:  Sam Collins

Toddler Soft Play Structure Toddler Soft Play Area

Building Layout
Laurence Smallman

Date: 21/02/17

Scale: -

Version: BL03
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