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Address 1501 Arlington Blvd., Arlington, VA 22209 

 

Site Plan Applicant Grant Investment Properties, LLC 

 

Site 

The 82,938 square feet (1.9 acre) site is 

located in the Radnor/Fort Myer Heights 

neighborhood. It is currently occupied by the 

Red Lion hotel (formerly Best Western) and 

the existing 14-unit Ellis Arms Apartments 

(1523 Fairfax Drive street address). The site 

is also bounded by Hillside Park to the 

north, The Belvedere condominium to the 

north and the east, the Williamsburg and 

Parc Rosslyn apartment buildings to the 

west, and Fairfax Drive and Arlington 

Boulevard to the south. 

 

Site Plan Application 

The applicant proposes to redevelop the existing Red Lion Hotel site with a 12-story, 160 guest 

room hotel building and the existing Ellis Arms Apartments site with a 10-story, 48-unit 

multifamily building. The applicant is requesting an Affordable Dwelling Unit (ADU) Bonus 

Density of 11,817 SF of additional density. The existing 14 units are rented at market rate 

affordable rents (ranging from $1,200 to $1,300 per month for a 1-BR; $1,300 to $1,450 per 

month for a 2-BR) that are affordable to households earning at or below 60% of Area Median 

Income. 

 

Special Affordable Housing District (SAHPD) 

The applicant’s site plan proposal triggers the SAHPD policy and the applicant agrees to meet 

the affordable housing goals outlined in the policy.  Established in 1990 as an overlay district on 

the General Land Use Plan (GLUP), an SAHPD designation requires site plan applicants to 

replace existing affordable residential units on sites planned for densities of 3.24 FAR or higher 

when redevelopment is requested. The policy requirement has typically been met through a one-

for-one replacement of the number of units, bedrooms, or Gross Floor Area in the building to be 

redeveloped. The intent of the SAHPD is to provide opportunities for housing affordable to 

persons with low-and moderate-incomes in areas where such housing has traditionally been 

available. 

 

It has been more than ten years since the County Board has considered an SAHPD project. The 

three most recent SAHPD projects developed by for-profit developers in 2003, 2004, and 2008 

were approved by the County Board as part of a special exception site plan as follows: 
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• The Monroe- The County Board approved this site plan project with 79 units in October 

2003. The project proposed using bonus density to replace 17 units (24 bedrooms) with 

nine (9) affordable units (24 bedrooms). The affordable units would have comprised 

about 11% of the total units. However, prior to construction completion, the County 

Board approved a site plan amendment to obtain a cash contribution in lieu of the 

ownership units. The County subsequently provided funds to a third party to purchase the 

nine units at affordable levels and resell them at market prices, after the County Board 

determined that the net proceeds obtained from the sale transactions could be used to 

leverage more affordable units. 

• The Gables/Troy Street (The Palatine)- The County Board approved this site plan with 

327 units in February 2004. The project replaced 49 units (51 bedrooms) by providing a 

cash contribution of $1,472,000. The contribution was used to obtain affordability 

restrictions on 24 rental Committed Affordable Units (CAFs) with 42 bedrooms at the 

nearby Courthouse Crossings apartment complex.  

• Rosslyn Commons (Sedona/Slate) - The County Board approved this site plan with 454 

units in June 2008. The project replaced 84 units containing 92 bedrooms with 54 units 

that contained 92 bedrooms. The replacement units were larger family sized units which 

replaced the same amount of bedrooms that previously were at the site. There was no 

cash contribution due to the on-site replacement. The affordable units comprised about 

12% of the total units.  

 

Affordable Housing Program if the Multifamily Building is a Condominium Property: 

The applicant has indicated that the 48-unit multifamily building will be condominiums. The 

SAHPD is silent on how to fulfill the one-for-one replacement policy if the newly constructed 

building is to be a condominium development. After analysis and calculation of an in-lieu cash 

contribution, staff recommends a cash contribution of $2,620,244 based upon the 60% AMI 

affordability level that currently exists at the Ellis Arms Apartments. Assuming the average of 

$85,000/unit in County funding for AHIF projects, 31 CAF units at 60% AMI could be funded 

for the calculated cash contribution amount. 

 

The affordable housing program for the site would consist of the following elements: 

▪ A base Affordable Housing Ordinance cash contribution of $422,355; and 

▪ A cash contribution of $2,620,244 for fulfilling the SAHPD policy and the Affordable 

Dwelling Unit (ADU) Bonus Density request. 

 

Staff’s recommendation for a cash contribution in this instance is predicated upon a 

condominium structure for the multifamily building. On-site condominiums, typically affordable 

up to 80% AMI households, would not replace the existing affordability of the Ellis Arms 

Apartments units which currently have rents affordable up to 60% of AMI. Additionally, the 

inclusion of affordable rental units within a condominium building poses some challenges. The 

ownership and management of these rental units, as well as associated condominium fees that 

these rental units would be subject to, could create administrative issues. A condominium 

building and associated ownership structure is not typically equipped to lease and otherwise 
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manage and maintain affordable rental units. The cash contribution would be leveraged to create 

additional affordable units up to 60% AMI elsewhere in the County.  

 

Affordable Housing Program if the Multifamily Building is a Rental Property: 

If for any reason the applicant reverts to a rental structure for the multifamily building prior to 

construction completion, the affordable housing program for the site would consist of the 

following elements: 

 

▪ A base Affordable Housing Ordinance contribution of two on-site units; and 

▪ Six on-site units obtained through fulfilling the SAHPD policy and the Affordable 

Dwelling Unit (ADU) Bonus Density request. 

 

To meet the terms of the SAHPD designation, staff recommends eight affordable units with 12 

bedrooms in 10,300 square feet of gross floor area (GFA) be provided. This would replace the 14 

demolished units that contained 21 bedrooms in approximately 10,300 square feet. Although the 

replacement achieves fewer units and bedrooms, it replaces the GFA and therefore results in 

larger units than at the Ellis Arms. The provision of eight affordable units equals almost 17% of 

the units in the new building. 

 

Rents for the eight affordable units will be based on income levels up to 60 percent of the Area 

Median Income (AMI) for an affordability term of 30 years. The table below summarizes the 

proposed affordable housing plan. 

 

Unit Type No. of Units No. of Bedrooms 

1-BR 4 4 

2-BR 4 8 

Total 8 12 

 

At least one of the units in the project is required to be fully accessible to persons with physical 

disabilities would be marketed to households with eligible incomes who need such units. 

 

Recommendation 

In summary, County staff recommends designating the site as an SAHPD on the GLUP and the 

proposed affordable housing program of a $3,042,599 cash contribution (SAHPD plus the base 

ordinance cash contribution) if the multifamily building is a condominium property. If the 

multifamily building is a rental building, staff recommends the provision of eight on-site 

affordable rental units (four 1-BRs and four 2-BRs). 

 

 


