Arlington Missing
Middle Study

Housing Partnership Network, 01/17/2022

Brian Goggin, Policy and Project Manager

rﬁb Arlington Partnership
I For Affordable Housing
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For sale townhomes/condos built since 1980 under S1M

REDFIN

[emere

Arlington X |

PALISADES

1-844-759-7732

Rent @ v

MT PLEASANT PARKVIEW Loy 5 .
WOODLEY PARK coumsux* Arlington Homes for Sale

HEIGHTS

Buy Sell v Mortgage ~

Real Estate Agents Feed

LogIn SignUp

Market insights | City guide

Forsale = [ Up to $1IM X ][ Townhouse, Co... X Beds /Baths w == Allfilters

Photos  Table

-

;:
i
-

iz

-

$645,000

2Beds 2Baths 1,252 Sq.Ft.
2720 arlington Mill Dr #1108, Arlington, VA 22206

COMING SOON

‘ EDGI
- : o :
>
] 3 EMBASSY ROW ADAMS
g : RASRNE PLEASANT PLAINS
é (2] .
2 Z CARDOZO
U, B ECKING
{ i, Reservoir Rd NW -3 40 of 85homes - Sort: Recommended ¥
N a — X
= A o GEORGETOWN 3o (=)
é : O . 2z
I S N\ e Washington ::
@ 2 N | = X
5 ® Yorkzg i b 0%/'_” s ‘ v DOWNTOWN || MT VERNON NOMA
; %, = 3 TRIAN
o % o T~ FOGGY BOTTOM 2 SLE
§ O '\2\:\95100 &, a1 Plwy, W’ = 1395
9 gmort e\ 2 PENN QUARTER
=T NORTH'RUSSLY\ =z
) 66 N IEE
C SE| 1 :
LAY E—- [ 480k m a - CAPI
2 Uris pae 5 TP
- — %, FORT MYER 2
Falls Church 2 ] m%g —
S s Arlington ) -2 5
(79 ASHTON m / NAV'
HEIGHTS SOUTHWEST
% WASHINGTON
X )
& 203 L) $540,000 2 C)
d 2 % '
Seven CornfZE 7 A‘\mq“’“ew 5, = Z/s4 A
AlCovR &G = & 2Beds 15Baths 1224 Sq.Ft
* 890K i =)
HE'GHTSW) - . Draw |0 88 N Bedford St Unit 88A, Arlington, VA 22201
750K i rwonald Reggan —r G
PENTAGON CITY “wachina\a |
3 Units ERE National g
a
Lake Barcroft @) w L AURORA Airport Options |
395} HIGHLANDS @ § D
Bailey's ®
60K
a5 Crossroads GREEN viﬂﬂ Map
| & v
[HOT) §
a5 P :
’ i+
s, &
“Columbio % SHIRLINGTON o/
3 ‘ —
% z o Remove outline
ALE&(IAEggRIA a9 S POTOMAC YARD! ‘s w
n,1}. A\ [ 4 0
O U1E] ».Q'b i Man Aata @9092 GBanala | Tarme afllea  Danart = man arrar




Existing Missing Middle Housing

Existing Land Use
- Lots with 2-8 Housing Units or Townhouses

Lots with Single-Detached Housing
All Other Land Uses

oo



Missing Middle Housing Study
Phase 2 Draft Framework
Areas Zoned R-5 to R-20
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Status Quo: SFH - Mansion Missing Middle: A more affordable
accepted with minimal review alternative that is currently illegal
to build in most places

Wt . | .
Eightplex | Toronto, ON

sixplex| Providence, RI Townhouse| Silver Spring, MD Stacked Townhouse | DC
1 1

Image sources (clockwise from top left): City of Portiand, Avenue Realty, Bruce Brunner, City of Portland, bonstra.com, eya.com, circabuilt.com, unionstudioarch.com




Missing Middle simply means that sometimes
one of these holds more than one family




Arlington Missing Middle Housing Draft GLUP and ZO

Amendments
o Legalize building 6-8 units countywide
o Min. lot size requirements equal or greater than existing zones
o Maintains current maximum lot size coverage
o Under consideration: 0-1 parking spaces per unit requirement
o Under consideration: one shade tree planting per dwelling unit
e Under consideration: annual cap on permitted missing middle housing

units



A Little History

1930: Arlington adopts first zoning ordinance

1935: Colonial Village, among first FHA-
backed apartments, included racial restrictive
covenants

1938: Arlington bans row houses

1961: General Land Use Plan (GLUP) adopted,
making missing middle housing illegal to build
on % of the residential land

1969: Rowhome ban repealed, but still illegal
in most of the county through zoning

1973: GLUP changes to allow high-rise
development around new metro corridors

All Sections of Arlington
County Threatened

Row Houses

AreYOUWiI’ngﬂutYou County
be Developed as a Row House
Community?

THE CIVIC FEDERATION is holding a Public
Meecting at the Lyon Park Community House
Wednesday, August 10th, at 8 p m, W
consider this problem. .

YOUR COUNTY BOARD is passing on 21

Applications far Row Houses Saturday,
August 13th, at 9 &. m, at the Court House.

MR. CITIZEN, it is wp to you to Protect Your
Home and Interests by attending both of
these meetings and registering your protests




Why?

Affordability: Allow families to share high land costs and live together in
smaller units within the same size of building.

Equity: End exclusionary zoning that evolved after racial covenants were
made illegal

Adaptabililty: More diverse housing stock with more ‘starter homes..
Downsizing options within the low-density neighborhood environment

Environmental: Allow more people to live close to jobs and in walkable,
transit-friendly neighborhoods.



Pre-Planning

Sept'19-Sept20

-Complete research

- Draft Study Scope and
Charge

. Review Study Scope and
Charge with
Commissions

Establish network of
Community Partners

-

~

-

Report back to
' County Board

Final Study Scope and
Charge

(Do (Do )

Building a Common
Understanding

Fall'20-Spring'21

- Study Kick-off

Milestone Community
Engagment

- Identify Issues and

Prionties

i Milestone Community
Engagement

- Preliminary ideas for new

housing types and key
considerations

(| Milestone Community

Engagement

- Draft Feedback Summary

and Phase 1 Report

Community stakeholder

& Commission reviews

Phase 1 Report
Request for County
Board Action

Focused Study

Summer'21-Fall’21

- Recommendations for

new housing types and
locations

. Recommendations for

other studies to support
new housing types

s Milestone Community

Engagement

- Draft Feedback

Summary and Phase 2
Report

Community stakeholder

& Commission reviews

\\ /

Phase 2 heport
Request for County
Board Action

Implementation

Winter'22-Summer’'22

- Zoning Ordinance and
General Land Use Plan
Studies

- Comprehensive Plan
and Capital
Improvement Plan work
programs

Community stakeholder
& Commission reviews

Recommended
Amendments
Work Plan
Request for Board Action




Supporting Organizations

NAACP  siErracius YIMBYS OF Afington

Arlington Branch Potomac River Group VIRGINIA OF COMMERCE

dte
apah

Adington Partnership
For Affordable Housing

Faith Alliance for
Climate Solutions

P v TO DIVERSITY
vIy Habitat vn
¥ s O VOICE == ,A“u TO LOWER-COST HOUSING
TO NEW NEIGHBORS
O s 10 MISSING MIDBEE

Clarendon




Opposition & Familiar References to the Past

All Sections of Arlington
County Threatened

d BY
Row Houses
g I T

Are YOU Willing that Your County

8
Bld Unlt be Developed as a Row House

Community?

Sign ¢, s H e re ' THE CIVIC FEDERATION is holding = Public
Oarg. ..
ar, d. cou & &%& ®

Missing Middle Vision"
V.OIFE N,

www.asf-virginia.org

Meeting at the Lyon Park Community House
Wednesday, August 10th, at 8 p m,
consider this problem. :
YOUR COUNTY BOARD is passing on 21
Applications foar Row Houses Saturday,
August 13th, at 9 &. m,, at the Court House.

MR. CITIZEN, it is wp t you to Protect Your
Home and Interests by attending both of
these meetings and registering your protests.

WRS
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APAH Support

dle
apah

Arlington s endig salaries. The proposed changes promise to alleviate this problem by

For Affordable Housing

allowing for smaller homes that can spread expensive land costs over
S multiple units. This will provide for more affordable housing suitable for
Ariington County Board young couples, retirees, and middle-income households, most of whom

Bozman Government Center

Arington VA 220L do not qualify for committed affordable housing.

RE: Missing Middle Housing Study Draft Framework

Dear Arlington County Board and Staff

APAH supports the Missing Middle Housing Study’s Phase 2 Draft
Framework recently published by county staff. We support the staff's
initial proposal to allow for 2-8 units by-right in all zoning districts
currently limited to single-household development. This change
represents a significant step forward in providing more housing diversity
and affordability countywide, and we urge the County Board to support
the proposal.

Although new missing middle housing options will not primarily serve

low-income households, they would nonetheless be a powerful , et ®
complement to APAH’s work by providing more housing affordability in S I SS I o n a e m e n
single family areas. Currently in these areas - which make up the vast

majority of all residential land in the county - large single-family home
redevelopments are the only legally allowed form of new housing. Due to
their large size and expensive land, most of these new homes are only
affordable to the highest-income households earning seven-figure

N f e T it T e st Exn 6 1 s e To develop, preserve, and own quality, affordable places to live; to
multiple units. This_ will provide-for more affordable housing suitable for 5= J =) 3 - . i

TR0 SEADIEH =i 3h] MR R o Nl il TR promote stcab//( ty and opportunity for our r (—;5/(/6[) ts; and to

The framework includes a few key details that APAH is pleased to see 3dVOCC9 te VV/ ti] fh@ ,D('E‘O,D/e 8/7(]’ CO/))[I?(.][?/Z.I‘GS H/e SE/V@

and would like the County Board to preserve in the plan. First, we
support staff’s proposal to make these changes countywide, as this
represents the most equitable way to grow as a community. This would
allow more people to reap the benefits of living in the wealthiest parts of
the county, which, currently due to exclusionary land use policy, are off-
limits to growth. We are confident in the county’s ability to invest in

1



What’'s Next?

October 31%t,
2022: Draft
Zoning Ordinance

and General Land
Use Plan text
released

January 215,
2023: Request to
Advertise Board

hearing

Additional citizen
and planning
commission

hearings

March 18th, 2023:
The County Board
holds a vote to
adopt, hopefully
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ow to Get Involved

Support missing middle in the county community conversations:
https://www.arlingtonva.us/Government/Programs/Housing/Housing-
Arlington/Tools/Missing-Middle

Email the County Board and tell them you support missing middle:
https:t{/www.arIingtonva.us/Government/Countv-Board/Countv-Board-
Members

Sign up to speak at the county RTA hearing on Jan. 215t
https://actionnetwork.org/events/arlington-rta-hearing

Join the missing middle network:
https://www.missingmiddlearlington.net/

Organize with Alliance for Housing Solutions or YIMBYs of NOVA


https://www.arlingtonva.us/Government/Programs/Housing/Housing-Arlington/Tools/Missing-Middle
https://www.arlingtonva.us/Government/County-Board/County-Board-Members
https://actionnetwork.org/events/arlington-rta-hearing
https://www.missingmiddlearlington.net/

Some final thoughts

e Zoning reform critical to
increasing housing affordability

e Zoning is inherently political

* Political change requires
coalition-building and on-the-
ground organizing

* You can’t “community feedback”
your way to consensus.
Tradeoffs are real and have to
prioritize

* Maintaining the status quo is
just as much a policy choice as
change

e Reform process to consider
underrepresented groups like
young people, renters, and
future residents.



Thank youl!

Appendix Follows

rﬁb Arlington Partnership 43?8 N Carlin Springs Road
~_11_Z 7 For Affordable Housing Arlington, VA 22203

apah 703.276.7444 | apah.org



More resources

Arlington Missing Middle Draft GLUP and Zoning Ordinance Amendments

Missing Middle Arlington Supporters Page (missingmiddlearlington.net)

Missing Middle Housing Study — Official Website of Arlington County
Virginia Government (arlingtonva.us):

A History of Residential Development, Planning, and Zoning in Arlington
County, Virginia (April 2020), Virginia Tech

Terner Center for Housing Innovation: Unlocking the Potential of Missing
Middle Housing



https://www.arlingtonva.us/files/sharedassets/public/commissions/documents/lrpc/lrpc-zoco-mmhs-2022-10-31.pdf
https://www.missingmiddlearlington.net/
https://www.arlingtonva.us/Government/Programs/Housing/Housing-Arlington/Tools/Missing-Middle
https://arlingtonva.s3.amazonaws.com/wp-content/uploads/sites/15/2020/08/VirginiaTech_ArlingtonStudy_HistoryofResidentialDevelopmentandPlanning.pdf
https://ternercenter.berkeley.edu/research-and-policy/unlocking-missing-middle/?mc_cid=1bb16ae015&mc_eid=b42916c145

Similar efforts elsewhere

* Minneapolis (2019) — Legalized triplexes citywide
* Portland (2020) — Residential Infill Program, up to 4 units citywide

* Oregon (2018) — HB 2001, quadplexes statewide in cities > 25,000
people

* Maine (2022) — LD 2003, up to 4 dwelling units on most lots
e California (2021) — SB9, allows subdivisions (up to 4 units) everywhere
e Utah (2021) — HB 82, legalizes ADUs in most places



Arlington's Housing Gap

60,000
Arlington’s Housing Inventory
50,000
40,000
30,000
20,000
10,000
0 — 1

Single Family Detached Duplex Townhomes Low-rise/Garden Mid- and High-rise
(side-by-side and stacked)




Large Single-Family Home
5-6 bedrooms
$1.8M - $2.8M

()

f,
<° /\/\Side-by-Side Duplex
<

3-4 bedrooms A\ ) $244,000 2022 /',\reo

$1.1M - $1.4M Median

A Townhouse 7 Income:

ﬁ 3-4 bedrooms 51 28,100

$970K - $1.3M m— 3223,000 (3-person

household)

3-plex/4-plex &
2-3 bedrooms )

$700K - $900K/unit \é\& e $124,000 - $160,000
$3,100 - $3,900/mo. W
é-plex/8-plex

1-2 bedrooms
$520K -$670K/unit
S$2.700 - S3.300/mo.

\

=) $108,000 - $118,000 Key: Sales Price

Monthly Rent 2
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