
December 14, 2020

Virtual SPRC 

2409 S. Lowell St

Rezoning & New Site Plan

Fort Henry Gardens

Project Webpage: https://projects.arlingtonva.us/projects/fort-henry-gardens/

Presenter
Presentation Notes
Hello, I am Courtney Badger with the Arlington County Planning Division and this is the Staff presentation for the Virtual SPRC meeting for the Fort Henry Gardens Site Plan project. The meeting will be hosted on Microsoft Teams on Monday December 14th at 7:00 pm.  You can join by computer or by phone and the information for how to join that meeting can be found by visiting the URL on the screen. 

https://projects.arlingtonva.us/projects/fort-henry-gardens/
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Presentation Outline 
 Background Information

 SPRC Agenda Items 
– Land Use & Zoning 

– Architecture & Site Design 

– Affordability 

– Transportation 

– Open Space 

– Historic Preservation 

 Next Steps

Presenter
Presentation Notes
The SPRC Meeting will cover the topics shown here and this presentation will provide information on the previsou online feedback session and will cover the majority of the SPRC agenda items and will outline some outstanding issues that staff has with the proposal. 
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Community Engagement Follow-Up

View all comments received and responses at the Project Webpage:
https://projects.arlingtonva.us/projects/fort-henry-gardens/

Presenter
Presentation Notes
On the project website, URL shown on the screen here, you can find all the comments that were received through the online feedback opportunity that was hosted online in November. In total, we received 150 comments and compiled those comments in a matrix. The frequently discussed topics are included at the top of the document with a response from County Staff and a response from the applicant. 

https://projects.arlingtonva.us/projects/fort-henry-gardens/


SPRC Agenda Items

Presenter
Presentation Notes
Diving into the SPRC Agenda Topics, we will start first with zoning and land use
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Zoning
 Current Zoning:

– RA14-26 “Multiple Family Dwelling District”
– Maximum Height – 60 Feet
– Density – 24 units/acre 

• Subject to additional density through community 
benefits

 Proposed Zoning
– RA8-18 “Multiple Family Dwelling District”
– Maximum Height – 60 Feet
– Density – 36 units/acre 

• Subject to additional density 
through community benefits

Presenter
Presentation Notes
During the online feedback opportunity, there were several questions about the proposed  rezoning of the site.

The applicant is requesting a rezoning from RA 14-26 to RA8-18. The details of both zoning districts are outlined here. The maximum heights for the current zoning district is 60’ and that is the same for the proposed zoning district. The applicant’s proposal complies with this 60’ height restriction. A difference between the two zoning districts is the density that can be achieved. The current zoning – RA14-26 allows for 24 units/area. The rezoning request to RA8-18 zoning district can achieve 36 units/acre. 

Historically, affordable housing projects could achieve a 25% increase in density. Additionally, in November 2019, the County Board updated the zoning ordinance to allow projects with affordable housing to exceed that 25% increase of additional density, however, the additional density would be earned through community benefits and reviewed on a case by case basis. 
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Land Use 
 Land Use Designation:

– “Low-Medium” Residential

– 16 to 36 units/acre

 Proposal:
– 58.3 units/acre
– Additional density is possible under 

Zoning Ordinance Section 15.5 and is 
reviewed on a case-by-case basis

Presenter
Presentation Notes
The Land Use designation for the site is “Low-Medium” residential. The range of density that is associated with this designation is 16-36 units per acre. The applicant is proposing a density of 58.3 units per acre with this site plan project. 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. 

As mentioned on the last slide, there is a provision in the Zoning Ordinance that allows for affordable housing developments to exceed the GLUP density range. However, the County Board determines the amount of additional density on a case-by-case basis when it finds the proposed site plan is in keeping with adopted County plans and policies.

During the online feedback opportunity, the density of the proposal was a topic of concern for a lot of people who commented. This proposed density is something that continues to be reviewed by staff to ensure that the requested additional density at this site is appropriate. 
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Site Design 

Building 1

 Buildings:
– 4 Multi-family
– Long buildings along 

the streetscape

 Parking:
– Surface parking
– Parking structures

Presenter
Presentation Notes
The proposed site layout is shown on the screen here. The applicant is proposing a total of 4 multifamily building with 3 longer buildings along the streetscape of Lowell Street and 25th Street and one L shaped building in the northwest corner. Additionally, the applicant is proposing to use a combination of parking structures and surface parking lots to provide parking for the project. 



8

Site Design 

 Buildings:
– 4 Multi-family 
– Long buildings along 

the streetscape

 Parking:
– Surface parking
– Parking structures

Building 3

Building 2

Building 1Building 4

Presenter
Presentation Notes
These are renderings of the buildings submitted by the applicant. During the feedback opportunity, we heard from community members who were concerned about the scale of the buildings in the context of the existing neighborhood. This is a concern that is shared by Staff. We think there needs to be additional transitions, tapering, and/or buffering between the proposed buildings and the existing homes. 
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Parking 

 Proposed off-street parking:
– Combination of parking structures and surface parking lots

• Above & Below Grade Parking Structures – 161 spaces 
• Surface Parking – 23 spaces

– Total of 184 parking spaces 

 Modification Requested 
– 0.61 spaces per unit residential parking ratio

• Zoning Ordinance requires 1.125 parking ratio, which results in
325 parking spaces

Presenter
Presentation Notes
I mentioned earlier that the applicant is using a combination of surface parking lots and parking structures to support this project. In total the applicant is proposing to provide 184 parking spaces between those spaces. This brings the project to a parking ratio of 0.61 parking spaces per unit. This is a modification that the County Board would need to approve as the Zoning Ordinance calls for a 1.125 parking ratio in this zone. The zoning ordinance necessitates that there be 325 parking spaces on site for the scale of this project. 

This project is not within a metro cooridor and the reduce parking ratios that would apply in those situations do not apply here.  However, the Zoning Ordinance permits the County Board to reduce parking requirements broadly in association with Site Plan projects. This is something that will continue to be analyzed by staff with the goal of providing adequate parking on-site while not requiring excessive parking

The applicant will be required to provide additional information to justify that the proposed parking ratio provides enough parking on-site without relying on the use of on-street parking. 
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Open Space

Presenter
Presentation Notes
In order to accommodate the proposal, the applicant is proposing to remove some trees on site and replace with updated street trees and the provide select open space areas. 



12

Historic Preservation 
 Historic Resource Inventory (HRI): Planning tool used to 

preserve historic buildings in Arlington
– Consists of 6 ranking categories 
– Essential, Important, Notable, Minor, Altered, Demolished

 Fort Henry Gardens indicated as Important on HRI
– This necessitates that this project be reviewed by the Historic Affairs and Landmark 

Resource Board (HALRB)

Presenter
Presentation Notes
The existing Fort Henry Gardens complex was constructed in 1940 and is designated on the County’s Historic Resource Inventory (HRI) as “Important.” The HRI is a planning tool that is designed to determine Arlington’s most valuable historic resources and how to best address preservation and development goals. There are 6 rankings on the HRI and Important is the 2nd highest ranking after essential. 

County goals state that for sites designated as “Important” , we will strive to protect and promote the reuse of these properties and that these properties will be submit to review by the Historic Affairs and Landmark Resource Board. 

AHC is currently not proposing to do any historic preservation in connection with this project. 





Next Steps
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Outstanding Issues from Staff
 Scale and Massing

– Density proposed is still being reviewed by Staff to ensure it is 
appropriate at this location. 

– Adequate transitions and buffers are needed to mitigate the massing 
of the buildings. Screening is needed on the above-grade parking 
under buildings. 

 Historic Preservation
– The site is listed as “Important” on the County’s Historic Resource 

Inventory, however, there is no preservation being proposed. 

 Parking 
– Parking ratio proposed is a significant reduction from the 

Zoning Ordinance.

Presenter
Presentation Notes
There are outstanding issues identified by County Staff at this time. 

First the scale and massing – as mentioned in this presentation, the density above the GLUP range is reviewed on a case-by-case basis and is still be reviewed by County Staff. Additionally, adequate transitions, tapering, and buffers are needed to mitigate the massing of the buildings and screening is needed on the parking garage structures, especially under Building 1 where it fronts along 25th Street South. 

Second, although the site is on the Historic Resource Inventory, the applicant is not proposing any historic preservation on site. Staff thinks this is a missed opportunity that should be explored further. 

Lastly, the parking ratio that is being proposed is a significant reduction from the zoning ordinance in an area that is not well-served by transit or within a metro corridor. Further information is required to justify the reduction of parking ratio to this level. 




Thank You

Presenter
Presentation Notes
Thank you for watching this staff presentation for the Fort Henry SPRC. Please reach out if there are any questions that we can answer. Thank you!
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