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Public Comments: 

 

1. Tabitha Nichols  

 

I think the Phase 2 draft framework is great. I think the idea of legalizing duplexes, townhomes, 

and multiplexes up to 8 units is absolutely wonderful and I like the idea of reduced parking 

requirements that mean the units could cater to car-lite households like mine. As my partner and 

I age into our child rearing years, it’s become increasingly difficult to imagine us remaining in 

Arlington. When I walk our chihuahua through the streets of Lyon Village, with over half a 

dozen teardowns on our route this year alone, I can’t imagine us ever affording a single family 

home around here, and our current 700 sq. ft 1 bed doesn’t feel large enough to “start a family” 

in. But imagining a future where those 6000 sq ft. new builds could be five 1200 sq ft. units 

instead looks like a future where we might be able to afford to stay near where we live now in a 

way that supports our walking and transit focused lifestyle.  

I really like the inclusion of eightplexes in the framework and think that restricting new middle 

housing to the envelopes of currently allowed single family homes could make sense to assuage 

the fears of incumbent homeowners. What I don’t think makes much sense is putting additional 

square footage maxima on new Middle Housing. These square footage maxima seem really 

counterproductive when it comes to getting Middle Housing built since it would mean that a 

6000 sq ft single family home could be built but not a 6000 sq ft. total duplex. In the Housing 

Commssion’s Tools and Trends meeting on May 31, CPHD staff analogized their approach to 

that taken in Portland’s Residential Infill Project. However, their proposal radically differs from 

the proposal in Portland as in Portland the size of single family homes was restricted to be even 

smaller than duplexes, but in the proposed draft framework, single family homes continue to 

have no hard caps on size, while only multifamily housing would have hard size caps. Having 

further burdens on multifamily housing that don’t apply to single family houses got us where we 

are today and it would be a mistake to carry that forward through this process.  This square 

footage mismatch could tip the scales for some builders in an unfortunate way, as well as 

forbidding many plausible conversions (many of the existing homes that would be most suited to 

conversions to duplexes due to already having requirements like multiple kitchens are larger than 

4800 sq ft). Additionally, the 1000 sq ft. per unit cap in eightplexes seems to eliminate or at least 

severely restrict the possibility of “family sized” units in those buildings. Even if staff insists it is 

necessary to restrict per unit size of duplexes to avoid the 4000 sq ft duplexes staff talks about, 

extending the 2400 sq ft or 2000 sq ft per unit cap to higher unit counts would enable these sorts 

of “family sized units” to be built in 6-8plexes as well. Since the Missing Middle Housing study 

aims to affect housing prices by affecting supply as well as by legalizing more diverse housing 

forms, the study shouldn’t impose restrictions like these maximum building floor area limits that 

would negatively impact the production of these homes and the overall housing supply in the 

county. 

The major improvement that could be made to this framework would be to apply its by-right 

permitting and reduced parking minima to zones that currently permit middle housing. I don’t 

think it makes sense to have a scenario in which townhouses on an R6 lot require half a parking 
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spot and can be built by right, but townhouses in the townhouse district of R15-30T require 2.2 

spaces and a site plan. I understand that the county has an upcoming study to potentially make 

changes along these lines, but I don’t think we should let this sort of policy disconnect stand for 

years of study without significantly better and greater justification.  

I really appreciate the thought and work that has gone into this framework and overall think that 

it aligns very closely to my ideal of what could have come out of this study. I believe that its 

implementation could make Arlington a more affordable, sustainable, and vibrant place to live 

and I hope the county will have the strength and foresight to move forward with even more 

permissive policy. 

 

2. Josh Handler (Forestry and Natural Resources Commission) 

 

I wanted to draw two points to the LRPC attention based on the presentation the MMHS County 

Staff made to the Forestry and Natural Resources commission at our meeting in May. 

The MMHS seemingly presupposes a dramatic increase in density per acre in current 

single-family home zoned areas.  The MMHS slide 23 reports that, “minimum canopy 

requirements set by state code would be 10% or 15%, compared to the 20% minimum for single-

detached.”  Presumably this reflects Arlington County Code’s Chapter 61 Chesapeake Bay 

Preservation Ordinance’s strictures that 20% tree canopy coverage is required for residential sites 

zoned for 10 units or less per acre.  However, it is only 15% for 11-19 units zoned per acre and 

just 10% for 20 more units zoned per acre. (§ 61-10. General Performance Standards for 

Development in Chesapeake Bay Preservation Areas.C.1 “Minimum tree canopy 

requirements.”)  Sixty-one percent of Arlington’s tree canopy is in residential areas as of 2016, 

according to the Davey Resource Group study prepared for the Department of Parks and 

Recreation.  It would be good to seek clarification, but if so, rezoning most of Arlington’s 

residential areas for 10-15% tree canopy requirements would encourage a further 

dramatic loss of trees on residential property in the County. 

No consideration of alternatives although many commercial properties available for MMH 

types.  I was particularly concerned to discover in our questions to County staff that no 

consideration of alternatives for providing missing-middle type housing (MMH) was explored 

though they seem to exist.  Staff estimated some 150 people per year would be housed through 

MMH types.  Such a supply of housing could be provided via redeveloping older single-story 

commercial property on transit routes, of which there are many, thus placing MMH closer to 

transit as even MMH housing supporters advocated as being environmentally desirable at the 

FNRC meeting.  Staff explained that Arlington’s zoning ordinances already allow mixed use 

residential/commercial structures.  Yet, staff had not inventoried such land-parcels to see if they 

could meet MMH needs.  Commissioners questioned why the County is considering upending its 

long-standing zoning for single-family neighborhoods, particularly if existing zoning 

arrangements already allow for construction of MMH in parts of the county.  Placing greater 

density closer to transit corridors would be consistent with Arlington County’s longstanding 

smart growth policies.  Also, it would be inline with an ostensible goal of the MMHS to create 

https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.arlingtonva.us%2Ffiles%2Fsharedassets%2Fpublic%2Fhousing%2Fdocuments%2Fmissing-middle%2Fmmhs-phase-2-public-presentation_05.02.pdf&data=05%7C01%7Cachowdhury%40arlingtonva.us%7Ce07e639a311d49c4b27008da47723ab3%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C637900853644400382%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=mVTJ%2FLvihwy1%2FGcPbK26ZXLvJBNSwvudjLSCKp%2FWcY4%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Farlingtonva.s3.dualstack.us-east-1.amazonaws.com%2Fwp-content%2Fuploads%2Fsites%2F13%2F2018%2F01%2FArlington-County-Tree-Canopy-Report-2016-.pdf&data=05%7C01%7Cachowdhury%40arlingtonva.us%7Ce07e639a311d49c4b27008da47723ab3%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C637900853644400382%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=9NUZwOm5XZNY7hWyuQXouJPk67MuRdyLD5G5SBfegrM%3D&reserved=0
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walkable neighborhoods, i.e., from the MMHS website: “Support walkable neighborhoods and 

locate enough residents nearby needed to support neighborhood retail and transit 

options.”  Clarification of alternatives under Arlington’s existing zoning ordinances and 

how MMHS aligns with Arlington’s smart growth goals would be appreciated. 

Overall, there seems to be any number of missing middle housing types already in Arlington, i.e., 

they aren’t really that missing.  If redevelopment of garden style and other more affordable 

housing was better managed there would probably be more.  It is not clear upending Arlington’s 

zoning ordinances will actually address the supposed problems identified in the MMHS given 

the economics of the region.  Radical changes to the zoning ordinances being considered by the 

MMHS promises greater tree loss, more stormwater runoff, increased environmental degradation 

and a commensurate drain on the County’s coffers to address these problems.  All residents of 

Arlington will suffer from this. 

3. Anne Bodine / Peter Rousselot (ASF) 

 

 As you know, Arlingtonians for our Sustainable Future (ASF) has repeatedly called for 

improved county planning and transparency. In the context of the emerging Missing Middle 

(MM) initiative being considered this summer, we are now updating our concerns about the MM 

process and substance.  

We have previously called for the county to:  

1. Defer Phase 3 of the Missing Middle Housing Study until September;  

2. Project total population of maximum Missing Middle buildout (as per April 28 report);  

3. Release all existing long-term operating budget forecasts;  

4. Prepare three county forecasts comparing current zoning with up-zoning vis-a-vis:  

• Long-term operating budget;  

• Long-term environmental impact;  

• Long-term household income by quintiles showing projected disparities among different 

household groups compared to national average.  

 

In addition, ASF now calls to your attention two other points relating to MM analyses to date:  

A. In a draft report regarding other communities that enacted MM housing policies, Arlington’s 

own Joint Facilities Advisory Commission (JFAC) concluded: “It was not clear from 

Commissioner research that the Missing Middle housing in the jurisdictions researched were able 

to accomplish the goals of affordability, diversity or inclusion.”  

 

Without convincing evidence that MM achieves the goals of affordability, diversity, or inclusion, 

what is the justification for it? Urban planning is a very tricky business, with a history of 

unfortunate unintended consequences for planners and communities who didn’t think things 

through carefully. Any benefits are purely speculative.  

B. Arlington is now a tech-fueled supercommunity. The economic and housing realities differ 

significantly from those in other communities. As Richard Florida writes:  

 

• “Expensive cities have much larger clusters of leading-edge tech and knowledge industries and 

of highly educated, skilled talent. It’s this, rather than differences in housing prices, that is 

behind growing spatial inequality.  

https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.arlingtonva.us%2FGovernment%2FPrograms%2FHousing%2FHousing-Arlington%2FTools%2FMissing-Middle%2FAbout&data=05%7C01%7Cachowdhury%40arlingtonva.us%7Ce07e639a311d49c4b27008da47723ab3%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C637900853644400382%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=PyrEuVFuLuV0RRZDMEwSAbKrQbZvUABQvY4NgaBQz%2Fk%3D&reserved=0
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• “A key factor here is the growing divide between highly-paid techies and knowledge workers 

and much lower-paid people who work in routine service jobs.  

• “Upzoning does little to change this fundamental imbalance. While building more affordable 

housing in core agglomerations would accommodate more people, the extra housing would 

mostly attract additional skilled workers.  

• “Upzoning is far from the progressive policy tool it has been sold to be. It mainly leads to 

building high-end housing in desirable locations.”  

 

The County’s MM initiative is not only potentially damaging if its currently projected minor 

population effect is superseded years from now, but it fails to deliver any of its promises in a 

futile quest to manage market dynamics. It is either modest in effect – so why now? Or it is 

potentially quite consequential in the future with effects for which no analysis has been provided 

to residents. Therefore, the MM initiative should be stopped until these questions and others have 

been addressed satisfactorily. 

 

 

4. Suzanne Smith Sundburg 

 

Staff's Missing Middle upzoning proposal and framework prompt many questions — most of 

them either not answered or perfunctorily answered in a way that leaves out many important 

details. 

In providing more market-rate housing to enable relatively affluent (more affluent than those 

currently living in Arlington) to move into Arlington, we will jettison 30 years of careful transit-

oriented planning to concentrate density close to transit, both bus and rail, hubs. As proposed, the 

Missing Middle by-right blanket upzoning proposal seeks to add as many as 8 housing units to 

every so-called "single-family" lot in Arlington, whether or not there happens to be a single-

family home sitting on it. Most of this density will be far removed from mass transit, and the 

crush of cars added to neighborhood streets will threaten the goals we seek to achieve under 

Vision Zero.  

See also the Arlington County Transit Development Plan FY2017–FY2026: 

https://arlingtonva.s3.amazonaws.com/wp-content/uploads/sites/31/2014/03/DES-2017-TDP-

Chapter_3_Service_Evaluation_Part1.pdf  

The goals we seek in our 2019 Community Energy Plan will be threatened by the incentivized 

amplification of tear-downs of existing homes — many of which represent some of the last truly 

affordable housing in Arlington. Required tree canopy replacement will drop from 20% to as low 

as 10%. And there will be less pervious/permeable ground in which to plant new trees that can 

survive the incredibly tough conditions we are creating — more heat-trapping, water-shedding 

impervious cover. Greater need for air-conditioning in response to the heat and pollution 

generated by the urban heat island effect, which will only grow worse with more intensive 

redevelopment of the county's last reservoir of remaining green space. 

https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Farlingtonva.s3.amazonaws.com%2Fwp-content%2Fuploads%2Fsites%2F31%2F2014%2F03%2FDES-2017-TDP-Chapter_3_Service_Evaluation_Part1.pdf&data=05%7C01%7Cachowdhury%40arlingtonva.us%7Cd14874ce846e452cbfd608da47d313b4%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C637901270045449522%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=LnnHoupMdex1BeJcq8mJe5TbkRxzomp9UGZDBYZ4OMY%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Farlingtonva.s3.amazonaws.com%2Fwp-content%2Fuploads%2Fsites%2F31%2F2014%2F03%2FDES-2017-TDP-Chapter_3_Service_Evaluation_Part1.pdf&data=05%7C01%7Cachowdhury%40arlingtonva.us%7Cd14874ce846e452cbfd608da47d313b4%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C637901270045449522%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=LnnHoupMdex1BeJcq8mJe5TbkRxzomp9UGZDBYZ4OMY%3D&reserved=0
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All the expensive gray stormwater management and flood control infrastructure simply won't be 

able to cope with the tidal wave of additional runoff being generated by less green space and 

more developed space. 

In short, instead of adopting measures to rein in tear-downs and reduce lot coverage (see below 

for ways to implement stronger stormwater management rules under current state law) and 

address the ills associated with tear-downs, staff is doubling down on more intensive 

redevelopment. 

See Virginia State Code § 62.1-44.15:33. Authorization for more stringent ordinances. 

https://law.lis.virginia.gov/vacode/title62.1/chapter3.1/section62.1-44.15:33/. This provision 

authorizes localities to apply for a waiver in order to enact ordinances more stringent than the 

State Water Control Board's “minimum regulations” in order to avoid “excessive localized 

flooding within the watershed.”  

See also Virginia Flood Damage Reduction Act (§ 10.1-600 et seq.) as amended in 1989. The 

state sets "minimum standards" — which would seem to indicate that localities are free to set 

more stringent standards for floodplain zoning and enforcement. 

http://dls.virginia.gov/GROUPS/flooding/DCRppt.pdf 

And because this upzoning will increase the development potential by right and not through the 

special exception site plan process, builders and developers who will profit from this more 

intensive urbanization won't be required to contribute funds to mitigate any of the costly 

consequences we will reap. No new truly affordable housing for the people who need it most. No 

additional money to contribute to the high costs of additional core infrastructure that most 

definitely will be needed.  

The main rationale for this upzoning proposal is that it will produce housing that might be 

slightly more "affordable" than McMansions. What's left unsaid is that the proposed multiplex 

units (the most likely to be "affordable" because they are smaller, non-family-size units) will be 

more expensive and less convenient than the 500+ condo units priced at $400K or less that are 

already sitting on the market: https://www.condo.com/Arlington-VA/Condos-

Townhomes?sort=featured,priority,score,newest&price=-400000. Or the 5,000+ apartments for 

rent:  

https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Flaw.lis.virginia.gov%2Fvacode%2Ftitle62.1%2Fchapter3.1%2Fsection62.1-44.15%3A33%2F&data=05%7C01%7Cachowdhury%40arlingtonva.us%7Cd14874ce846e452cbfd608da47d313b4%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C637901270045449522%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=gCjoQmuVeNaX5w8fZJH99vNzoWn46D%2Bz%2BdGt4UOq0o8%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=http%3A%2F%2Fdls.virginia.gov%2FGROUPS%2Fflooding%2FDCRppt.pdf&data=05%7C01%7Cachowdhury%40arlingtonva.us%7Cd14874ce846e452cbfd608da47d313b4%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C637901270045449522%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=COJzeMo6jUWxxy2dj1KsjA8Xjt4tvUKnd7rwKbtTh60%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.condo.com%2FArlington-VA%2FCondos-Townhomes%3Fsort%3Dfeatured%2Cpriority%2Cscore%2Cnewest%26price%3D-400000&data=05%7C01%7Cachowdhury%40arlingtonva.us%7Cd14874ce846e452cbfd608da47d313b4%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C637901270045449522%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=AXycd3FUecqSLqOSCAFC2rTKB5KqRVUuUGytBdG12C0%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.condo.com%2FArlington-VA%2FCondos-Townhomes%3Fsort%3Dfeatured%2Cpriority%2Cscore%2Cnewest%26price%3D-400000&data=05%7C01%7Cachowdhury%40arlingtonva.us%7Cd14874ce846e452cbfd608da47d313b4%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C637901270045449522%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=AXycd3FUecqSLqOSCAFC2rTKB5KqRVUuUGytBdG12C0%3D&reserved=0
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Then there are the impacts on county services, specifically schools, that always seem to be 

downplayed in order to justify adding more residential density at a time when parts of Arlington 

already have a population density of 96,758 people per square mile, comparable to the Upper 

West Side of Manhattan: https://www.arlnow.com/2021/08/16/new-census-data-shows-how-

arlington-grew-in-10-years/. So it's not as though we have a shortage of market-rate housing 

units. But we do routinely rely on trailers to cope with the overflow of students at many if not 

most of Arlington's schools.  

Most important, with multifamily upzoning (increasing the land's development potential) comes 

a hike in assessed value and a higher tax bill. The inflation of land value in upzoned properties 

has a spillover effect on nearby and similarly zoned properties. We all know that increasing the 

redevelopment potential (aka density) of land increases land values: 

https://shelterforce.org/2021/06/17/high-growth-cities-housing-affordability-and-inequality/ 

In most places nationwide, including Arlington County, these upzoning-fueled assessment hikes 

increase tax bills and the tax burden. And because the RE tax is regressive, increasing RE tax 

bills tend to hit those living on low, fixed or modest incomes especially hard. In other words, the 

higher assessed values and tax bills climb, the higher housing costs climb for all Arlingtoninans. 

Yet the costs of high growth are also significant and fall especially on the people already living 

in the growing city. All residents face increased traffic, commute times, and pollution. 

Homeowners are saddled with rapidly increasing tax bills, especially in a city like Austin, where 

property taxes are especially high due to the lack of a state or local income tax. These taxes make 

up about one-third of a homeowner’s beginning monthly bill here, and having that double every 

7 years (valuations are allowed to rise 10 percent a year even on homesteads) can be a major 

strain. Renters are hit especially hard with rapidly rising housing costs. Even a homeowner’s 

main benefit, the rise in home value, is only useful to them if they are willing to leave the area. 

https://shelterforce.org/2021/06/17/high-growth-cities-housing-affordability-and-inequality/ 

Arlington County is well aware of the impact of high housing costs on fixed-income seniors and 

the disabled. The county's own 2019 Analysis of Impediments to Fair Housing Choice 

quantifies the widespread nature of struggling, cost-burdened homeowners countywide (see 

Maps 33–36 for extremely low income thru moderate income), which includes senior and 

https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fmtgis-portal.geo.census.gov%2Farcgis%2Fapps%2FMapSeries%2Findex.html%3Fappid%3D2566121a73de463995ed2b2fd7ff6eb7&data=05%7C01%7Cachowdhury%40arlingtonva.us%7Cd14874ce846e452cbfd608da47d313b4%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C637901270045449522%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=vbLn7RozgD8ldsBlSuaA%2BIjgjDuvGALVYFZtHX3V7SA%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.arlnow.com%2F2021%2F08%2F16%2Fnew-census-data-shows-how-arlington-grew-in-10-years%2F&data=05%7C01%7Cachowdhury%40arlingtonva.us%7Cd14874ce846e452cbfd608da47d313b4%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C637901270045449522%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=DRuFjnfo5y%2BdoUS14iIFAYGeMCTM4yl8lkhD74oqsPM%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.arlnow.com%2F2021%2F08%2F16%2Fnew-census-data-shows-how-arlington-grew-in-10-years%2F&data=05%7C01%7Cachowdhury%40arlingtonva.us%7Cd14874ce846e452cbfd608da47d313b4%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C637901270045449522%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=DRuFjnfo5y%2BdoUS14iIFAYGeMCTM4yl8lkhD74oqsPM%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fshelterforce.org%2F2021%2F06%2F17%2Fhigh-growth-cities-housing-affordability-and-inequality%2F&data=05%7C01%7Cachowdhury%40arlingtonva.us%7Cd14874ce846e452cbfd608da47d313b4%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C637901270045449522%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=1OHVWtjpgd3xcOkt6E6ZBDJL8mFLWN2ROH29IWez2qU%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.philadelphiafed.org%2Fconsumer-finance%2Fmortgage-markets%2Fwhy-are-residential-property-tax-rates-regressive&data=05%7C01%7Cachowdhury%40arlingtonva.us%7Cd14874ce846e452cbfd608da47d313b4%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C637901270045449522%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=yEiAKDy9f99oB0Cq5tIIMAvPyuQf7a%2FgXtH%2BIzcIO1w%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fshelterforce.org%2F2021%2F06%2F17%2Fhigh-growth-cities-housing-affordability-and-inequality%2F&data=05%7C01%7Cachowdhury%40arlingtonva.us%7Cd14874ce846e452cbfd608da47d313b4%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C637901270045449522%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=1OHVWtjpgd3xcOkt6E6ZBDJL8mFLWN2ROH29IWez2qU%3D&reserved=0
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disabled residents (old and young) who are particularly vulnerable: 

https://arlingtonva.s3.amazonaws.com/wp-content/uploads/sites/15/2020/11/AI-draft-Arlington-

analysis-September-2019.pdf.  

 

 

One analysis indicates that real estate tax increases of as little as $100 can result in the 

displacement of retirees: https://www.ncbi.nlm.nih.gov/pmc/articles/PMC2811882/ 

Let's not forget that roughly 1 in 10 Arlingtonians is 65+, with between 27.6% and 27.8% of 

senior residents suffering a disability: https://arlingtonva.s3.amazonaws.com/wp-

content/uploads/sites/15/2020/11/AI-draft-Arlington-analysis-September-2019.pdf. Age and 

disability can rob seniors of their ability to effectively advocate for themselves and to protect 

their interests — making them prime targets for displacement. 

The fair housing impediments analysis, noted above, states that it is illegal for anyone to 

discriminate against the disabled with respect to housing. Yet, the Missing Middle Housing 

initiative, as currently proposed does just that. Its recommended upzoning will inflate the 

assessed values/tax bills of long-time residents and thus will increase the risk of their 

displacement from homes purchased decades ago, as documented by economist Jon Huntley: 

https://arlington-analytics.com/papers/Retirees202206updated.pdf.  

Despite being trumpeted as a prevention for upzoning-related displacement, Arlington's Real 

Estate Tax Relief (RETR) program serves only those senior homeowners who are already 

essentially destitute or nearly destitute. Its strict requirements exclude many struggling seniors. 

The program is also poorly advertised, has limited funding, and requires completion of complex 

paperwork, which is frequently beyond the capability of seniors, especially those who may be 

disabled. The county's fair housing policy for disabled residents (young or old) seems to focus 

solely on providing expensive, institutionalized housing rather than offering strategies and 

policies designed to assist these vulnerable populations to age in place. 

Far from being NIBMYs or racists, seniors and similarly vulnerable populations recognize these 

misguided upzonings for the threat they are: destructive forces resulting in exclusionary 

https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Farlingtonva.s3.amazonaws.com%2Fwp-content%2Fuploads%2Fsites%2F15%2F2020%2F11%2FAI-draft-Arlington-analysis-September-2019.pdf&data=05%7C01%7Cachowdhury%40arlingtonva.us%7Cd14874ce846e452cbfd608da47d313b4%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C637901270045449522%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=zBZsVSEAupggv2qkujH85u7ojreJWCSevr%2FSftekg44%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Farlingtonva.s3.amazonaws.com%2Fwp-content%2Fuploads%2Fsites%2F15%2F2020%2F11%2FAI-draft-Arlington-analysis-September-2019.pdf&data=05%7C01%7Cachowdhury%40arlingtonva.us%7Cd14874ce846e452cbfd608da47d313b4%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C637901270045449522%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=zBZsVSEAupggv2qkujH85u7ojreJWCSevr%2FSftekg44%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.ncbi.nlm.nih.gov%2Fpmc%2Farticles%2FPMC2811882%2F&data=05%7C01%7Cachowdhury%40arlingtonva.us%7Cd14874ce846e452cbfd608da47d313b4%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C637901270045449522%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=P3MIgow%2FrK3X%2FTRhW6Fqxh4JBC1Ys7uObmCkfCOx0y4%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.arlingtonva.us%2Ffiles%2Fsharedassets%2Fpublic%2Farlington%2Fdocuments%2Fprofile_2021.pdf&data=05%7C01%7Cachowdhury%40arlingtonva.us%7Cd14874ce846e452cbfd608da47d313b4%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C637901270045449522%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=6zeS0fvdq%2FvCPXY1gY1dc%2FrhJnfNmwSEpqvU%2B0tLoHE%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Farlingtonva.s3.amazonaws.com%2Fwp-content%2Fuploads%2Fsites%2F15%2F2020%2F11%2FAI-draft-Arlington-analysis-September-2019.pdf&data=05%7C01%7Cachowdhury%40arlingtonva.us%7Cd14874ce846e452cbfd608da47d313b4%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C637901270045449522%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=zBZsVSEAupggv2qkujH85u7ojreJWCSevr%2FSftekg44%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Farlingtonva.s3.amazonaws.com%2Fwp-content%2Fuploads%2Fsites%2F15%2F2020%2F11%2FAI-draft-Arlington-analysis-September-2019.pdf&data=05%7C01%7Cachowdhury%40arlingtonva.us%7Cd14874ce846e452cbfd608da47d313b4%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C637901270045449522%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=zBZsVSEAupggv2qkujH85u7ojreJWCSevr%2FSftekg44%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Farlington-analytics.com%2Fpapers%2FRetirees202206updated.pdf&data=05%7C01%7Cachowdhury%40arlingtonva.us%7Cd14874ce846e452cbfd608da47d313b4%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C637901270045449522%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=1iLso6RA8xPbDVapJ0utdV6SsuTn7tXkz69RXYSjYWM%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.arlingtonva.us%2FGovernment%2FTopics%2FReal-Estate%2FTax-Payments%2FReal-Estate-Tax-Relief&data=05%7C01%7Cachowdhury%40arlingtonva.us%7Cd14874ce846e452cbfd608da47d313b4%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C637901270045605757%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=EqgTIr2ICuHH6le7hRd9geR9QNnQLoVP54HWa9KtFUU%3D&reserved=0
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displacement: https://sites.utexas.edu/gentrificationproject/understanding-gentrification-and-

displacement/.  

We've already witnessed exclusionary displacement along the Form-Based Code (effectively, a 

blanket upzoning) of the Columbia Pike corridor, with 6 of the 10 highest appreciating 

neighborhoods in Arlington since 2000 located proximate to the Pike: 

https://www.neighborhoodscout.com/va/arlington/real-estate  

The result? Newcomers to the Pike are whiter, wealthier and better educated, according to a 2019 

demographic analysis: 

https://www.pikenotes.com/pdf/pike/ColumbiaPikeCommercialMarketStudy_Final.pdf. 

 

Income inequality in census tracts impacted by the Pike's FBC is another way to examine the 

impact of upzoning on a micro level: https://www.livestories.com/statistics/virginia/arlington-

county-gini-index-income-inequality. According to the Gini index, in the census tract containing 

Arlington Mill (which contains no R-5 or R-6 zoning/aka "single-family" zoning), income 

inequality is 0.46, higher than a number of its neighboring, less dense counterparts along the Pike 

and across the county, including several North Arlington "single-family" neighborhoods. 

And though Arlington states that missing middle homes should be affordable to those 

earning $108,000/year (based on regional DMV income averages), this figure omits the 

reality of lower average annual incomes for African-American and Hispanic minorities in 

Arlington: 

https://www.healthierarlington.org/?module=demographicdata&controller=index&action=index

&id=2878&sectionId= 

•          African-American        $ 66,781 

•          White, Hispanic           $ 86,513 

•          White, non-Hispanic   $145,087 

https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fsites.utexas.edu%2Fgentrificationproject%2Funderstanding-gentrification-and-displacement%2F&data=05%7C01%7Cachowdhury%40arlingtonva.us%7Cd14874ce846e452cbfd608da47d313b4%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C637901270045605757%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=Bh2PfcJK7L7xJI%2F4gqbOlDljQHGCXyzxmaEFIwclTlY%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fsites.utexas.edu%2Fgentrificationproject%2Funderstanding-gentrification-and-displacement%2F&data=05%7C01%7Cachowdhury%40arlingtonva.us%7Cd14874ce846e452cbfd608da47d313b4%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C637901270045605757%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=Bh2PfcJK7L7xJI%2F4gqbOlDljQHGCXyzxmaEFIwclTlY%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.neighborhoodscout.com%2Fva%2Farlington%2Freal-estate&data=05%7C01%7Cachowdhury%40arlingtonva.us%7Cd14874ce846e452cbfd608da47d313b4%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C637901270045605757%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=1c6Dwt6T4d0G0eN9gwzvUFPj%2B9qYOewDxnPZwLd41jY%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.pikenotes.com%2Fpdf%2Fpike%2FColumbiaPikeCommercialMarketStudy_Final.pdf&data=05%7C01%7Cachowdhury%40arlingtonva.us%7Cd14874ce846e452cbfd608da47d313b4%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C637901270045605757%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=NRh%2BkEjKd89lckUGSU7C4Ovfm2CR%2FsnI0h1yJ1%2FbXlQ%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.livestories.com%2Fstatistics%2Fvirginia%2Farlington-county-gini-index-income-inequality&data=05%7C01%7Cachowdhury%40arlingtonva.us%7Cd14874ce846e452cbfd608da47d313b4%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C637901270045605757%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=oka5x8mYdaMjMl%2FHXwaHDADKPdIW1tzhWBRi%2BdcrBp8%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.livestories.com%2Fstatistics%2Fvirginia%2Farlington-county-gini-index-income-inequality&data=05%7C01%7Cachowdhury%40arlingtonva.us%7Cd14874ce846e452cbfd608da47d313b4%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C637901270045605757%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=oka5x8mYdaMjMl%2FHXwaHDADKPdIW1tzhWBRi%2BdcrBp8%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.asf-virginia.org%2F_files%2Fugd%2Fa48bae_838fd085dc6f4a589186e51a52c3d49f.pdf&data=05%7C01%7Cachowdhury%40arlingtonva.us%7Cd14874ce846e452cbfd608da47d313b4%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C637901270045605757%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=xRedvTPMjDkhDL%2FWysGdfkIHUhKn%2FLE%2BHcc63Q83aXw%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.asf-virginia.org%2F_files%2Fugd%2Fa48bae_838fd085dc6f4a589186e51a52c3d49f.pdf&data=05%7C01%7Cachowdhury%40arlingtonva.us%7Cd14874ce846e452cbfd608da47d313b4%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C637901270045605757%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=xRedvTPMjDkhDL%2FWysGdfkIHUhKn%2FLE%2BHcc63Q83aXw%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.asf-virginia.org%2F_files%2Fugd%2Fa48bae_838fd085dc6f4a589186e51a52c3d49f.pdf&data=05%7C01%7Cachowdhury%40arlingtonva.us%7Cd14874ce846e452cbfd608da47d313b4%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C637901270045605757%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=xRedvTPMjDkhDL%2FWysGdfkIHUhKn%2FLE%2BHcc63Q83aXw%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.healthierarlington.org%2F%3Fmodule%3Ddemographicdata%26controller%3Dindex%26action%3Dindex%26id%3D2878%26sectionId%3D&data=05%7C01%7Cachowdhury%40arlingtonva.us%7Cd14874ce846e452cbfd608da47d313b4%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C637901270045605757%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=Ppl3Gt7WGFQKb0DtRUNdUO1mEr0xMGArxiBI368iFNY%3D&reserved=0
https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.healthierarlington.org%2F%3Fmodule%3Ddemographicdata%26controller%3Dindex%26action%3Dindex%26id%3D2878%26sectionId%3D&data=05%7C01%7Cachowdhury%40arlingtonva.us%7Cd14874ce846e452cbfd608da47d313b4%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C637901270045605757%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=Ppl3Gt7WGFQKb0DtRUNdUO1mEr0xMGArxiBI368iFNY%3D&reserved=0
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If the result of inclusionary upzoning is exclusionary displacement, then it's hard to see how such 

a move would benefit anyone but builders, developers and others in the real estate industrial 

complex. 

I ask LRPC to consider these facts, and I urge the committee and the Planning Commission to 

ask more questions about this framework. Once the framework is adopted/approved/finalized 

(likely in July), it will constrain decision-making going forward in a way that prevents making 

meaningful changes to staff's current proposal. 

Given that upzoning is permanent (highly unlikely to be reversed) so too will be the 

consequences — both desirable and undesirable. Surely, it is worth taking more time to better 

evaluate the consequences. I suggest a testing the proposal in a small, discrete area (preferably 

near already-in-place mass transit) for a temporary period to see what outcomes result. Studying 

the real-world consequences can help inform decision-making in ways that could improve the 

outcomes while minimizing unwanted impacts. 

5. Stephanie Derrig  

 

As a property owner and resident of Arlington, I'd like to comment on Missing Middle - the topic 

of tonight's meeting. 

I am an active and well-informed resident, and having attended many meetings over the years as 

well as served on working groups, the decision of Missing Middle to eliminate single family 

housing zoning across the county is not well planned.  In addition the outreach to residents has 

not been robust to facilitate the understanding that this zoning change will have on the landscape 

of Arlington forever.  The broad brush decision to apply a zoning change to all SFH doesn't take 

into account infrastructure needs, neighborhood characteristics, affordability issues, nor 

coordination with other county initiatives for housing and development.  

As a resident of Hall's Hill/High View Park, our community has an active historic designation 

application in process, so how will this be impacted?  As well, considering that HVP has Plan 

Langston Blvd, a Housing Conservation District/Multi-Family Reinvestment Study area, and 

now Missing Middle/SFH elimination I would have expected the county to have had a meeting 

with residents on how all these changes will impact the community.  In essence between all of 

them it appears the area is intended (from the county's viewpoint) to be swallowed up and to 

become just a collection of cut through streets.  Also with significant development on all four 

corners of the community ( Glebe School, VA Hospital, FS8, and Daycare on George Mason and 

LB) this will literally squeeze residents with density and cars.   

As stewards of the planning process, it falls upon you to represent our concerns and balance 

existing and future needs.  I implore you to extend your outreach and to encourage the county to 

extend its deadline for engagement as well as consider alternatives for a more strategic planning 

approach to MM housing.  Quite frankly I find that the broad brush approach is the lazy way for 

the county to affect housing and actually does more harm than good.  A detailed look at where 



6.6.22 Virtual LRPC Meeting – MISSING MIDDLE HOUSING STUDY PHASE 2   

10 
 

infrastructure and planned growth can be supported takes more work but produces a better 

outcome. 

6. Dan Rosman 

Thank you for your attention to the important issue of affordable housing in Arlington.  While 

not totally against the idea of expanding housing options, I urge the LRPC to support a more 

limited rollout to get more information on the effects of such a large change to well established 

housing policy in Arlington. Like with any new policy, there will inevitably be unintended 

consequences that could be factored into a wider rollout at a later date.  I fear that once this 

policy is established, it will be difficult to change and I am not really convinced this will help 

make housing more affordable to those that need it most. 

7. Susan Land 

I would like to submit my public comments/question for tonight's LRPC meeting:   

My name is Susan Land and I am a volunteer with the Arlington Tree Action Group 

(ATAG).  ATAG is focused on maintaining (and improving) our tree canopy in Arlington.  

Currently, for by-right development, if a new house is built (and a Land Disturbance permit is 

requested), the owner must demonstrate to the county how they will maintain a minimum of 

20% tree canopy coverage on the lot in 20 years time.  They can do this by either preserving the 

existing trees on the lot, or taking down existing trees but planting new ones to equal to 20% 

canopy coverage in 20 years.  

This ordinance is listed in the Arlington County Code, Chapter 61-10, C.  Specifically, it 

determines the 20% minimum based on the residential zoning for the property in question.  As 

you can see from the excerpt below, as long as there are no more than 10 units per acre, then the 

20% rule applies.  Currently, all residential zones (R6 - R10) are zoned for less than 10 units 

per acre - based on the size of the lots in each zone.  

 

As we understand the new zoning proposal that is on the table with the Missing Middle Study, all 

lots in Arlington will be zoned for eight units.   Eight units per lot works out to more than 20 

units per acre in all the residential zones (R6 - R10).  See attached table for details.  
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This means that for every lot in Arlington (whether a single family house is built or a 

multifamily residence is built) the new requirement for tree canopy replacement will be only 

10%.  

ATAG is quite concerned about this reduction of required canopy from 20% to 10% for all 

residential properties in the county.   

We would like to have the Missing Middle team verify that our assumptions, above, are 

correct.  And, if so, can they reassure us that they will be able to make changes to the Arlington 

County Code so that after MM zoning is in effect, the tree canopy minimum can remain 20% 

over 20 years?  


