Site Plan Review Committee (SPRC)
Staff Report for Fort Henry Gardens Site Plan Project
There are multiple ways to provide feedback and input on the proposal, County Staff is happy
to accept comments in any form. Please use any method listed below.
Mail-in Comments:
Arlington County Planning Division c/o Courtney Badger
2100 Clarendon Blvd. Suite 700
Arlington, VA 22201

Online Comments:
A comment form with be online from November 9 – November 15, 2020
https://projects.arlingtonva.us/projects/fort-henry-gardens/

Contact Staff:
Contact the Arlington County Planning Staff reviewing this project either by phone or email
Courtney Badger
Kevin Lam
703-228-0770
703-228-6982
cbadger@arlingtonva.us
KLam@arlingtonva.us

Contact the SPRC Chair
The SPRC Chair is a member of the Planning Commission and conducts all SPRC meetings
Nia Bagley
NiaBagley@yahoo.com
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•
DATE:
PLACE:
SPRC STAFF COORDINATOR:
Item 1.

SITE PLAN REVIEW COMMITTEE
November 9 – November 15, 2020
Online Community Engagement
Matthew Pfeiffer

Fort Henry Gardens (2470 S. Lowell Street)
(RPC#s 31-028-001)
Planning Commission and County Board meetings to be determined.
Courtney Badger, Kevin Lam (CPHD Staff)

The Site Plan Review Committee (SPRC) is comprised of Planning Commission members, representatives from other
relevant commissions and several appointed citizens. The SPRC reviews all site plans and major site plan
amendments requests, which are submitted to the County Board and the Planning Commission for consideration.
The major responsibilities of the SPRC are the following:
1.

Review site plan or major site plan amendment requests in detail.

2.

Advise the Planning Commission by recommending the appropriate action in regard to a specific
plan and any conditions, which it might determine to be necessary or appropriate.

3.

Provide a forum by which interested citizens, civic associations and neighborhood conservation
committees can review and comment on a particular plan, or the effects that the proposed
project might have on the neighborhood.

In order to save copying costs, staff has selectively chosen the reduced drawings to be included in this package.
The complete full size drawings are available for review in the on the County’s Webpage at
https://projects.arlingtonva.us/projects/fort-henry-gardens/
For more information on the Arlington County Planning Commission, go to their web site
http://commissions.arlingtonva.us/planning-commission/
For more information on the Site Plan public review process, go to the Arlington County Planning Division’s web
site on Development Proposals/Site Plans
http://www.arlingtonva.us/Departments/CPHD/Planning/applications/site_plans/CPHDPlanningApplicationsSite
_plansMain.aspx
To view the current Site Plan Review Committee schedule, go to the web site
http://commissions.arlingtonva.us/planning-commission/sprc/
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Fort Henry Gardens (SP #459)
2470 S. Lowell Street (RPC#s 31-028-001)

Public Review and Site Plan Review Committee (SPRC) Process:
1. Online Engagement Session: November 9 – November 15, 2020
• Introduction
• Land Use & Zoning
• Site Design and Characteristics
• Building Architecture
• Transportation
• Open Space & Landscaping
2. Virtual SPRC Meeting – December 14, 2020
• This meeting is open to the public. The meeting to be hosted on Microsoft Teams
and can be joined via phone or computer.
• Agenda topics for the meeting will be set based on comments received during the
Online Engagement Session.
3. Virtual SPRC Meeting
• This meeting is open to the public. The meeting to be hosted on Microsoft Teams
and can be joined via phone or computer.
• Agenda topics for the meeting will be set based on comments received during the
Online Engagement Session.
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Glossary of Terms:
Area Median Income (AMI): The income at which half of the families of a particular household
size have incomes higher and half have incomes lower.
By Right Development: May be approved administratively in the respective zoning district
subject to all other applicable requirements of this zoning ordinance. Is not required to seek
approval by the County Board.
Density: The ratio of a particular use given the area of land. Density measures the intensity of a
given land use.
Floor Area Ratio (FAR): The gross floor area of all buildings on a lot divided by the lot area.
GLUP: The General Land Use Plan (GLUP) is the primary policy guide for future development in
the County. The GLUP establishes the overall character, extent and location of various land
uses.
Gross Floor Area: Gross floor area is the sum of the area of the horizontal surface of the several
floors of a building measured from the exterior faces of exterior walls, to include all floor area
not defined as gross parking area.
Historic Resource Inventory (HRI): The HRI is a planning tool designed specifically to assist
property owners and the County in determining Arlington’s most valuable historic resources and
how best to address preservation goals and development options simultaneously. The HRI
designates properties as historic and ranks sites as essential, important, notable, minor,
altered/not historic, and demolished.
Zoning Code: County adopted document that regulates the use and development standards of
all land located within the County. There are various zoning districts within the zoning code and
each district sets the standards for development. Examples of such requirements are: maximum
heights, required parking, required setbacks, density, etc.
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OVERVIEW and BACKGROUND: The applicant, AHC, Inc., has submitted a rezoning application
and a new site plan application to redevelop the site known as Fort Henry Gardens. The
development proposal includes a rezoning of the site from zoning district “RA14-26” to “RA818”, and a new site plan to construct four new multifamily residential buildings.
The 5.14-acre site, known as Fort Henry Gardens, is developed with 82 affordable garden style
dwelling units built in the 1940s. The site is divided diagonally, by Lowell Street, into two
parcels and is surrounded by single-family and two-family homes on the east and west of the
site. Drew Elementary School is located north of the site. Lincoln Street, to the east, dead ends
with a pathway that travels through a gated fence to the elementary school. Across 25th Street
to the south of the site, is the Shirlington Crest Townhome development. The building tops of
the Shirlington Crest development are the only visible aspect of that complex from 25th Street
because of the elevation change.
The site is located within the Green Valley Civic Association (formerly known as Nauck).
However, it is not a part of a County planned area, meaning there are no Sector Plans or
specific planning documents developed for this vicinity that would guide future development.
The following provides additional information about the site and location:
Site (SP #459): The subject site is comprised of two parcels, divided into a North and South
parcel by S. Lowell Street. The site is defined by the following uses:
To the north:

Dr. Charles R. Drew Elementary School located at 3500 23rd Street South
within the “S-3A” Special District zone.

To the east:

Single-family and two-family dwellings zoned “RA14-26” Multiple-Family
Dwelling District.

To the west:

Single-family and two-family dwellings zoned “RA14-26” Multiple-Family
Dwelling District.

To the south: Shirlington Crest Townhome Development zoned “RA14-26” Multiple-Family
Dwelling District.
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Figure 1: Aerial View of the Subject Site

Existing Zoning: RA14-26, Multiple-Family Dwelling District
Proposed Zoning: RA8-18, Multiple-Family Dwelling District
General Land Use Plan Designation: Low-Medium Residential; the site’s designation on the
County’s General Land Use Plan (GLUP) prescribes a residential density of 16-36 dwelling
units per acre. The typical zoning districts that correspond to this GLUP designation are:
• R15-30T – Townhouse Dwelling District
• RA14-26 – Multiple Family Dwelling District
• RA8-18 – Multiple Family Dwelling District.
Note #21 on the GLUP map designates the Green Valley Civic Center Special Revitalization
District. This site is not a part of this district area but is just west of the it.
Neighborhood: The subject site is within the Green Valley Civic Association. The site is
bounded by S. Lincoln Street to the east, 25th Street to the south, and S. Monroe Street to
the west.
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Figure 2: General Land Use Plan Designation

Existing Development: The subject site is an approximate total of 224,105 square feet (5.14
acre) of site area and is currently zoned RA14-26. On the site, there are 10, two-story garden
style apartment buildings and one leasing building.
Development Potential: The following is a breakdown of the permitted development within the
existing and proposed zoning districts based on site area:
SP #459
Site Area: 224,105 sf
(5.14 acres)
Existing Zoning
RA14-26 By-Right

RA14-26 Site Plan

Typical Use and Density Allowed

Maximum Development
(Based on subject site area)

One Family Dwellings (6,000 sf per lot)
Two-Family Dwellings (3,500 sf per unit)
Multi-Family Dwellings (1,800 sf per unit)
Semidetached and Duplex (3,500 sf per unit)
Low-Moderate Income Housing (24 units/acre)
Townhouse Dwellings (14 units/acre)

Single Family Dwellings – 37 units
Two-Family Dwellings – 64 units
Multi-family Dwelling – 124 units
Semidetached and Duplex – 64 units
Low-Moderate Income – 124 units
Townhouse Dwellings - 72 units
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Proposed Zoning
RA8-18 By-Right

RA8-18 Site Plan

One Family Dwellings (6,000 sf per lot)
Two-Family Dwellings (3,500 sf per unit)
Multi-Family Dwellings (1,200 sf per unit)
Townhouse Dwellings (1,200 sf per unit)
Two-Family Dwellings (3,500 sf per unit)
Low-Moderate Income Housing (36 units/acre)

Single Family Dwellings – 37 units
Two-Family Dwellings – 64 units
Multi-family Dwelling – 186 units
Townhouse Dwellings – 186 units
Two-Family Dwellings – 64 units
Low-Moderate Income Housing – 185
units

Proposed Development: Additional project details include:
• Request to rezone the site from RA14-26, Multiple Family District to RA8-18, Multiple
Family District.
• New site plan to construct four new multifamily buildings consisting of:
o 300 affordable housing units
o 169 parking spaces
o Requested zoning modifications for additional density, reduced parking, density
exclusions, and other modifications as necessary.
The following table sets forth the preliminary statistical summary for the proposed site plan:
SP #459: Fort Henry Gardens
Site Area 224,105 sf (5.14 acres)
Density
Total Residential Units
Total Residential GFA
Proposed Exclusions
Total GFA with Exclusions
RA8-18 Residential Density
Total Proposed Density (FAR)
Total Proposed Density (Units/Acre)
Building Height
Average Site Elevation
Building 1
Main Roof Height
Mechanical Penthouse Height
Above Main Roof Height
Above Average Site Elevation
Number of Stories
Building 2
Main Roof Height
Mechanical Penthouse Height
Above Main Roof Height
Above Average Site Elevation
Number of Stories
Building 3
Main Roof Height

300
324,708 sf
9,178 sf
333,887 sf
36 units/acre
1.45
58.3 units/acre

59’ 6”
8’
67’ 6”
6
56’
8’
64’
5
57’ 8”
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Mechanical Penthouse Height
Above Main Roof Height
Above Average Site Elevation
Number of Stories
Building 4
Main Roof Height
Mechanical Penthouse Height
Above Main Roof Height
Above Average Site Elevation
Number of Stories
RA8-18 Max. Permitted Height
Parking
Number of Spaces Proposed
Proposed Parking Ratio
“RA8-18” Minimum Required Residential Parking
Ratio
Parking Breakdown by Building
Building 1
Building 2
Building 3
Building 4
Green Building
Earthcraft Level

8’
65’ 8”
5
27’ 8”
8’ 6”
36’ 2”
4
60’
184
0.61 spaces per unit
1.125 spaces per unit up to 200 units
1 space per unit for each unit above 200 units
64
31
64
25
Gold

DISCUSSION:
Adopted Plans and Policies: The following regulations, plans, and guiding documents are
applicable to development on this site (in order of most general guidance to the most specific):
• General Land Use Plan (GLUP)
• Zoning Ordinance Regulations
General Land Use Plan: The General Land Use Plan (GLUP) designation is “Low-Medium”
Residential which calls for 16-36 units per acre. As proposed, the development will be built at
58.3 units per acre. The applicant is seeking to exceed the GLUP designation through Arlington
County Zoning Ordinance (ACZO) Section 15.5.8 and 15.5.9.
Zoning: The applicant proposes to rezone the site from RA14-26 district to RA8-18, which are
both multiple family dwelling districts. RA8-18 zoning district allows for additional density for
affordable housing.
Density and Uses: The applicant is proposing to provide 300 dwelling units on site for a density
of 58.3 units per acre. The requested zoning district allows for the site to reach a density of 36
units per acre. This leaves a discrepancy of 22.3 units per acre that the applicant is requesting
to earn through additional density provisions of the Zoning Ordinance. Additionally, the
requested density is above the General Land Use Plan (GLUP) density range for the site’s
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classification of “Low-Medium” Residential. There is a provision of the Zoning Ordinance that
allows for affordable housing developments to exceed the GLUP density range. The proposed
density will continue to be analyzed by staff throughout the review process.
Unit Mix: The applicant is proposing to provide a mix of unit types that would be available at a
range of 30% to 60% of the Area Median Income (AMI).
Type
Unit Count

Studio
5

1-Bedroom
120

2-Bedroom
149

3-Bedroom
26

Total
300

Figure 3: Site Topography

Site Design and Characteristics: There is a steep grade change that occurs across the site area.
The northwest corner of the site is the highest elevation at 170 feet and the site slopes down
toward the intersection of Monroe Street and 25th Street where the elevation is 120 feet. The
site also slopes diagonally from that northwest corner down to 25th Street and Lincoln Street
where the site elevation is 126 feet. There is a 50-foot grade change across the site, which
impacts the allowable height of the buildings permitted as building height is measured from the
average site elevation to the top of the building.
The proposed site layout can be seen in Figure 4. The proposed site design consists of four (4)
new multi-family buildings with a combination of surface parking lots and parking structures.
Two of the buildings are interior to the site, fronting Lowell Street. Additionally, there is a
building fronting on 25th Street South and a building fronting on South Lincoln Street. The Lshaped building along S. Lincoln Street is proposed to be units reserved for senior housing. The
applicant is proposing parking structures underneath Building 1 and Building 3 (as labeled in
Figure 4).
Figure 4: Plan View of Site Development
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Building Architecture: The building height maximum in proposed zoning district (RA8-18) is 60
feet as measured from the average site elevation. This height limit is exclusive of the
mechanical penthouse equipment which is allowed to exceed the maximum building height.
Examples of the proposed architecture for each building can be seen in the following figures.
Figure 5: Elevation of Building 1
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Figure 6: Elevation of Building 2

Figure 7: Elevation of Building 3

Figure 8: Elevation of Building 4

Historic Preservation: The County’s Historic Resource Inventory (HRI) designates the Fort Henry
Gardens site as an ‘Important’ site within the Garden Style Apartments category. The
‘Important’ designation is one of six designations within the HRI, ‘Essential’ being the highest
ranking and ‘Important’ the second highest ranking. There are three major goals the County
seeks when evaluating HRI ‘Important’ properties that are proposed for redevelopment: 1) to
protect and promote the reuse of those properties; 2) to collaborate with the owners to
preserve the buildings’ historical and material integrity; 3) and in some cases, to require that
new development proposals be reviewed by the Historical Affairs and Landmark Review Board
(HALRB). The applicant is currently not proposing to have any historic preservation on site,
County Staff is going to continue to analyses this during the review process.
Open Space: The applicant’s proposed conceptual landscape plan can be seen in Figure 9. The
applicant is proposing to add new street trees along Lowell St., 25th St., and Lincoln St.
Additionally, the proposal includes two areas with play equipment for children, located on the
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southeast corner of the site and behind building 2. Leading from building 2 and building 3 are
paved stair areas to traverse the grade and lead to the proposed green space of the southeast
corners.
Figure 9: Applicant’s Conceptual Rendering of Open Space

Parking: The project is proposing 184 parking spaces to be located on site. The proposed
parking is to be located within a combination of surface parking lots and parking structures. The
parking structures are proposed to be located at building 1 (building along 25 th Street) and
building 3 (building fronting north side of Lowell Street). Building 4 includes a parking area that
is partially surface parking lot and structured parking.
The project is located outside of the Metro Corridor and therefore is not covered within the
Off-Street Residential Parking Guidelines for Metro Corridors that allows for a reduced parking
ratio. The applicant is requesting a zoning modification to allow for a reduced parking ratio of
0.61 parking spaces per unit. The zoning ordinance requires a parking ratio of 1.125 spaces per
unit for the first 200 units on the property and then 1 space per unit for each unit above the
200 units.
Parking
Number of Spaces Proposed
Proposed Parking Ratio

184
0.61 spaces per unit
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“RA8-18” Minimum Required Residential Parking
Ratio
Parking Breakdown by Building
Building 1
Building 2
Building 3
Building 4
Total Proposed Spaces
Total Required Spaces

1.125 spaces per unit up to 200 units
1 space per unit for each unit above 200 units
64
31
64
25
184
325

Transportation: The project is in the Green Valley Civic Association in the block generally bound
by S. Lincoln Street to the east, 25th Street South to the south, S. Monroe Street to the west and
Drew Model School and Community Center to the north. South Lowell Street bisects the site
connecting S. Monroe Street and S. Lincoln Street. All the proposed building in the
development front along low volume residential streets. The site is within walking distance to
bus routes along Shirlington Blvd and a short bicycle ride to the County’s local and regional bike
network accessed from the Four Mile Run trail network.
Streets and Sidewalks: The Master Transportation Plan (MTP) identifies 25th Street South, S.
Lincoln Street, S. Lowell Street, and S. Monroe Street as Non-Arterial Neighborhood Streets. All
the neighborhood streets adjacent to the proposed development have similar designs providing
a 36-foot street cross section that support on-street parking on either side of the street along
with a single travel lane in each direction. The sidewalks vary providing generally providing a
four (4) to six (6) foot sidewalk. In locations the sidewalk is only 4-feet wide a 2-foot
grass/utility strip is provided between the sidewalk and the curb.
The project proposes to maintain the existing 36-foot street width while making improvements
to the sidewalks and streetscape. The sidewalks will be improved providing a uniform 6-foot
clear sidewalk buffered from the street by a 5-foot planting/street tree strip. New street trees
will be planted along the streets. The project proposes pull the proposed buildings a minimum
of 8-feet from the back of sidewalk allowing for additional open space and plantings. The image
below details a typical street section for the project. The proposed street section conform with
recommendations for neighborhood streets within the MTP.
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Figure 1 - Proposed Typical Street Cross Section

Modification of Use Regulations: The applicant requests the County Board modify the
following use regulations:
Required Parking Ratio: The applicant requests a Zoning modification for the residential parking
ratio. The Zoning Ordinance requires 1.125 parking spaces for the first 200 dwelling units and 1
parking space for each additional unit. In this case, the applicant is requesting a parking ratio of
0.61 spaces per unit.
Additional Density: The applicant is requesting 22.3 units/acre of additional density for
community benefits that may include the provision of affordable housing in accordance with
Section 15.5.8 and 15.5.9 of the Zoning Ordinance. The community benefits associated with
additional density are under review by staff.
Green Building Density Incentive Program: Arlington County’s Green Building Density Incentive
Policy for Site Plans contains bonus density provisions for site plan projects that meet the
objectives of the County’s green building program. The applicant is proposing to commit to a
certification of Earthcraft Gold and requesting additional density for this commitment.

Applicant Information:
Applicant
FHG Limited Partnership
c/o AHC Inc.

Attorney
Walsh, Colucci, Lubeley & Walsh
2200 Clarendon Blvd. Suite 1300

Architect
Bonstra Haresign Architects
1728 Fourteenth St. NW, Suite 300
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2230 North Fairfax Drive, Suite 100
Arlington, VA 22201
David Brotman and Alan Goldstein
(703) 486-0626
david.brotman@ahcinc.org
alan.goldstein@ahcinc.org

Arlington, VA 22201
Nan Walsh and Nicholas Cumings
(703) 528-4700
nwalsh@thelandlawyers.com
ncumings@thelandlawyers.com

Washington, DC 20009
David Haresign and John Glenn
(202) 588-9373
dharesign@bonstra.com
jglenn@bonstra.com

Civil Engineer
Walter L. Phillips, Inc.
207 Park Ave. Suite 104
Falls Church, VA 22046
Karen White
(703) 532-6163
kwhite@wlpinc.com

Landscape Architect
Landscape Architecture Bureau, LLC
714 7th Street SE
Washington, DC 20003
Joe Chambers
(202) 543-6550
jc@labindc.com

Traffic Consultant
Kimley-Horn
11400 Commerce Park Dr. Suite 400
Reston, VA 20191
Andrew T. Smith
(703) 674-1300
andy.smith@kimley-horn.com

