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Meeting a Wider 
Range of Housing Needs

Pro-Actively Managing
Neighborhood Change
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Study Goals:
- Increase housing supply
- Diversify housing types

Phase 2 Draft Framework Objectives:
- More housing options for more 

people at more income levels and 
more stages of life distributed 

throughout Arlington
- More equitable housing options



Community 
priorities and 
concerns

Housing Types to 
study in Phase 2 

Phase 1

Study Approach and Schedule

5

Arlington’s 
housing market

Arlington’s 
housing stock

History of zoning 
and land use 
policies

Research 
Compendium

Community Engagement and Input Throughout

Summer 2020 Fall 2020 – Fall 2021

We are here

Study of housing 
types in the  
Arlington context

Framework for 
expanding 
housing choice 
(What? Where? 
How?)

Phase 2

Zoning Ordinance 
amendments

Other new 
policies and 
areas for future 
study

Phase 3

Winter 2021 – Summer 2022 Summer – Fall 2022



Online Feedback
(e.g, questionnaire, 
feedback form, etc.)

In-Person Engagement and Pop-Ups
(e.g, community meeting, 
roundtable, tabling, walking/bus 
tour, deliberative dialogue, etc.)

Virtual Meeting
(e.g., TEAMS, TEAMS 
live, Zoom, etc.)

County Board Engagement
(e.g, public hearing, Board work 
session, open door Monday, 
commission meeting etc.)

Key 
Milestone

Project Contact:

Project Funding:

Study kickoff

Community 
feedback on 
priorities and 

concerns

Jan.–Feb. 2021

Oct. 2020

Oct. 2020–Mar. 
2021

PHASE 1

Five listening sessions

Community feedback 
on housing types
May–Jun. 2021

Review draft Phase 1 
report with commissions, 

Q&A event, and in-
person pop-ups
Sep.–Oct. 2021 Phase 1 report to 

County Board
Nov. 2021

Dec. 2021–Apr. 2022

Launch virtual 
walking tours

Staff and 
consultant analysis

Mar. 2022

Share and collect 
feedback on draft 

framework for missing 
middle housing 
Apr.–Jun. 2022

County Board work 
session on draft 

framework
Jul. 2022

PHASE 2

Engagement TBD

PHASE 3

We are 
here

Drafting and presentation 
of Zoning Ordinance 

amendments and County 
Board action

Oct.- Nov. 2022
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Public Engagement Timeline



Phase 1: Defining the Problem

 National and regional shortfalls in housing production since 2007 
have contributed to increased housing costs

 Arlington’s new housing construction is primarily 1- to 2-
bedroom homes in high-rise apartments along commercial 
corridors and 5- to 6-bedroom replacement homes in single-
household neighborhoods

 In 79% of the County’s residential land area, only single-
detached housing is permitted

• This is mostly unchanged from Arlington’s first Zoning 
Ordinance in 1930

• There is a strong relationship between exclusionary zoning 
and a lack of housing opportunities for a diverse community
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Priorities Concerns
Reduce housing costs, add more housing 
supply, and add housing options that reflect the 
needs of the whole community

The impacts of growth on quality of life:
School and infrastructure investment 
potentially leading to higher taxes
Higher or lower property values  
More demand for parks
Increased flooding
Loss of trees

Conserve tree canopy and create and 
maintain connections to nature

Achieve sustainable land use and construction

Invest in schools and infrastructure to keep 
pace with growth

Loss of existing housing stock and diversity

Maintain and expand valued neighborhood 
features: diversity, connection with neighbors, 
walkability

Suitability of new housing options 
with existing neighborhoods

8

Phase 1: Community Priorities & Concerns



Phase 2 Analysis and 
Draft Framework



Housing Types Studied in Phase 2: 
Arlington Legacy Examples
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Small Lot Single |Lyon Park Duplex | Cherrydale Triplex | Aurora Highlands Fourplex | Radnor – FMH

Eightplex| Penrose Townhouse | East Falls Church Stacked Townhouse | Green Valley

Image sources: Arlington County CPHD, except Duplex and Triplex (Google Street View) and Stacked Townhouse (Bright MLS)



Housing Types Studied in Phase 2: 
Recent Examples from Other Communities

Small Lot Single | Portland, OR Duplex | Atlanta, GA Triplex | Minneapolis, MN Fourplex | Portland, OR

Sixplex| Providence, RI Eightplex| Toronto, ON Townhouse| Silver Spring, MD Stacked Townhouse | DC
11

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



Phase 2 Analysis: Key Findings

 Missing Middle Housing (MMH) types with up to 8 dwellings can fit within the same 
footprint, placement, and height standards as single-detached housing

• Larger lots would be needed for buildings with more units
• Buildings with more units would reduce housing costs the most

 Applying single-detached standards to MMH can minimize or eliminate 
environmental impacts, compared to status quo redevelopment

• Reduced on-site parking requirements can support transportation, stormwater, 
tree canopy, and other environmental goals

 Large single-detached houses would still be more financially attractive for most 
redevelopment

• Market for large homes is strong, and MMH has more risk and complexity
• Housing and population growth due to MMH would be modest and dispersed

12



Phase 2 Draft Framework: Core Elements

1. Duplicate the same design standards as required for single-
household development (height, setbacks, lot coverage) to promote
context-sensitive development and support environmental goals

2. Allow townhouses and buildings with 2-8 units in zoning districts
currently limited to single-household development (R-5 to R-20
zones) to support equitable opportunities to increase housing options
and supply, throughout the community

3. Reduce parking requirements to conserve trees, help manage
stormwater, and support lower cost housing

4. Set a maximum building size for new housing types and limit
townhouses to groups of 3 to manage unit sizes and sales prices

13



Community 
Priorities

How the Draft 
Framework 
Responds

Priority: Maintain and 
improve quality of life 

(schools, stormwater and 
other infrastructure, parks, 

connections to nature)

Response: 
● Maintain single-household
development standards for
all missing middle housing
types
● Geographically disperse
where new missing middle
housing can be built,
enabling modest population
growth that existing schools,
infrastructure, and parks can
accommodate
● Continue to monitor growth
and plan for parks and
facilities

Priority: Achieve 
sustainable land use and 

construction

Response: 
● Set a maximum square
footage for housing types
to encourage smaller
dwellings that use less
energy per unit
● Use the same amount
of land to house more
people to better utilize
existing infrastructure and
discourage sprawl

Priority: Maintain and expand 
valued neighborhood features: 
diversity, human connections, 
walkability, building scale, and 
existing housing of moderate 

size and cost

Response: 
● Allow a wider variety
of housing types at
lower-than-current
prices to foster and
facilitate diversity
● Maintain single-
detached
development
standards so new
housing types are
sensitive to
neighborhood context
● Allow conversions of
existing single-dwelling
housing to multi-unit
● Make no changes to
areas that currently
allow diverse housing
types

Priority: Conserve trees

Response: 
● Hold missing middle
housing types to the same
building and lot coverage
standards as single-
detached development to
reduce potential for tree
loss
● Establish new parking
standards to help conserve
tree canopy

Priority: Reduce housing 
costs, increase housing 

supply and options

Response:
● Allow missing middle
housing types in areas
currently zoned only for
single-detached
development
● Set a maximum square
footage for housing
types to encourage
smaller, lower cost
options

14.a



New Standard for MMH:
Maximum Building Floor Area

 Establish maximum building floor area, based on number of dwellings

• Sliding scale: building size increases with number of units provided
• Average dwelling size decreases with more units

14.b

Number 
of Units

Max Total 
Building Sq 

Ft
Housing Type

Avg Sq Ft
Per Unit
(Gross)

Typical 
Number of 
Bedrooms 
(Per Unit)

Expected Viable Lot 
Size 

2 4,800 Duplex 2,400 4 5,000 - 8,000 SF

3 6,000 Triplex 2,000 3 5,000 - 8,000 SF

3 6,000 Townhouses 2,000 3 8,000 – 12,000 SF

4 7,200 Fourplex 1,800 2-3 8,000 - 12,000 SF

5-6 8,000 Small Multiplex 1,333 – 1,600 2-3 12,000 - 15,000 SF

7-8 8,000 Small Multiplex 1,000 - 1,142 2 12,000 - 15,000 SF



What’s Not in the Draft Framework?

 Housing Types

• Single-detached housing on smaller lots than allowed today
• Stacked townhouses (unless within 35’ height limit)

 Preference or requirement for renter- or owner-occupancy

• Missing middle housing could be either owned or rented
 Changes to single-detached standards (e.g., lot coverage, building heights, 

setbacks)

 Expansion of new Missing Middle Housing standards to zoning districts that 
allow diverse housing types today (e.g., R2-7, RA districts)

 Changes to standards for duplexes and townhouses in zoning districts where 
currently allowed

15



Lots Zoned R-5 to R-20, by Lot Size
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 Smaller lots (5,000 – 8,000 sq. ft.) 
more likely to accommodate 
duplexes and triplexes

 Medium lots (8,000 – 12,000 sq. 
ft.) more likely to accommodate 
3-unit townhouses, and 4-unit 
multiplexes

 Larger lots (12,000 – 15,000 sq. 
ft., or greater) more likely to 
accommodate 6- to 8-unit 
multiplexesLegend

• Lots zoned R-5 to R-20
• Lots smaller than 8,000 sq. ft.
• Lots 8,000 – 11,999 sq. ft.
• Lots 12,000 – 14,999 sq. ft.
• Lots 15,000 sq. ft. or larger

Note: Lot size map does not show existing institutional 
uses zoned R-5 to R-20 (e.g. religious institutions, 
membership clubs, private schools, cemeteries)



New Housing Types in Arlington Context
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Duplex
6,000 SF Lot

Triplex
6,000 SF Lot

4-plex
8,000 SF Lot

• Visualizations indicate scale of potential housing types within actual Arlington neighborhoods
• Examples are not intended to convey architectural style
• Examples comply with single-detached height, setback, and lot coverage requirements



New Housing Types in Arlington Context (Cont.)
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Townhouse
10,000 SF Lot

6-plex
13,000 SF Lot

8-plex
13,000 SF Lot

• Visualizations indicate scale of potential housing types within actual Arlington neighborhoods
• Examples are not intended to convey architectural style
• Examples comply with single-detached height, setback, and lot coverage requirements



Opportunities and Impacts of Draft Framework: 
General

 Neighborhood change is already occurring with teardowns and large replacement 
homes. Most redevelopment in residential areas would continue to be single-
detached

 MMH has inherent economic disadvantages compared with large single-detached 
homes, including increased costs to build, increased complexity for ownership and 
sales, and lack of familiarity in the market 

 Based on the financial feasibility and study of other jurisdictions, only approximately 20 
lots per year would become “missing middle” (94 -108 units)

 Expected outcome is a wider range of housing types at lower prices than what is 
currently available; new housing types would be attainable for households with 
incomes from $108,000-$200,000+. 

 Housing designs would be of a scale consistent with single-household redevelopment 
already occurring

19



Expected Housing Costs for New Construction
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Townhouse
3-4 bedrooms
$970K - $1.3M

Side-by-Side Duplex
3-4 bedrooms
$1.1M - $1.4M

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

$108,000 - $118,000

$124,000 - $160,000

$430,000

$244,000

$223,000

6-plex/8-plex
1-2 bedrooms
$520K -$670K/unit
$2,700 – $3,300/mo.

3-plex/4-plex
2-3 bedrooms
$700K - $900K/unit
$3,100 - $3,900/mo.

2022 Area 
Median 
Income: 
$128,100 
(3-person 

household)

Key: Sales Price
Monthly Rent



Opportunities and Impacts of Draft Framework: 
Neighborhoods
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 Expanded housing choice would result in 
approximately 150 new neighbors per year in 
Arlington’s lowest scale residential areas (47% 
of County)

 Framework provides an opportunity to 
welcome potentially more neighbors within a 
similar building footprint

 Neighborhoods that are predominantly 
duplexes and townhouses today (e.g., 
Arlington Mill, Green Valley, Penrose) and 
other mixed-use areas would not be impacted

Existing Duplexes, 
Townhouses, 
and Low-Rise Apartments

R-5 to R-20 Zones



= 1,000 residents

R-5 to R-20 Zones = 7,811 acres or 12.2 square miles 

Residents Living In
2021 Estimate: 75,000 People

9.6 People per Acre
10-Year Estimate with MMH: 76,500 People

9.8 People per Acre

Single-Detached 
Housing

Duplexes, 
Townhouses, or 
Multiplexes

Estimated 10-Year Growth in Single-Detached Zones

22

(72,300)

(2,700)

(72,100)

(4,400)

Sources: CPHD Master Housing Unit Database (housing in R-5 to R-20 zones),
2020 5-Year ACS (household sizes)

Difference over 10 years: 1,500 people or ~150 people per year



Opportunities and Impacts of Draft Framework: 
Growth Management
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 Modest housing and population growth, geographically dispersed, can be 
accommodated with existing infrastructure

• Net increase in school enrollment estimated to be 9 - 13 students per year

 Given adherence to single household lot coverage and setback standards, 
environmental management tradeoffs would be limited

• Stormwater runoff would be comparable to current impacts from single-
detached redevelopment

• Tree canopy of 20% to 50% is achievable; minimum canopy requirements set 
by state code would be 10% or 15%, compared to 20% minimum for single-
detached 

Source: Arlington Public Schools, Planning and Evaluation
• Student estimate from new housing based on Fall 2021 Student Generation Rates, Attachment C
• Student generation rates for Garden-type buildings include a variety of unit mixes; not specific to 3-8 unit buildings 

https://www.apsva.us/statistics/enrollment-projections/


 Who could benefit?

• Households who need smaller housing options (1-3 bedrooms)
• People with disabilities who could need single-level, 

potentially accessible, housing options
• Households with incomes from $108,000 - $200,000+

o MMH could be attainable to up to 39% of Black or African American 
households, 39% of Hispanic or Latino households, and 60% of Asian 
households in the Washington metro area

• Residents in neighborhoods with limited housing options
o Multiplexes can create new rental opportunities in areas that otherwise 

would not have them

Equity Considerations  

24
Source for attainability data: Household Income by Race/Ethnicity, 2020 5-Year ACS Estimates



 Who could be burdened?

• Renters are most at risk of displacement from redevelopment.
• Displacement risk is lower in zoning districts proposed for MMH.

o 15% of housing in R-5 to R-20 zones is rental, compared to 62% county-wide.
o Neighborhoods in other zones with lower cost duplexes and townhouses, and a higher 

proportion of renters, would not be impacted by the draft framework

• Displacement risk would be the same as the status quo, where lower cost 
rental housing can be redeveloped as large single-detached housing.

 Who is missing?

• Households with incomes below the levels needed to attain MMH
• Other Housing Arlington initiatives are focused on meeting the needs of low-

and moderate-income households

Equity Considerations (Cont.)  

25
Source for rental data: CPHD Master Housing Unit Database, 2021 Arlington County Profile



Why It Matters
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• Expanded housing choices 
offer more options to more 
Arlingtonians at more 
income levels than what is 
currently available.

• Doing nothing means fewer 
options, both now and in 
the future.

• They provide more 
opportunities for first-
time homebuyers, 
empty-nesters, and 
smaller households to 
live in Arlington

• This framework and the subsequent 
Zoning Ordinance changes are the 
first step to undo the restrictive 
zoning that led to racial disparities 
in housing and wealth-building 
opportunities for the past 90 years.

• The MMHS framework cannot solve 
Arlington’s housing challenges alone.

• It is one part of a larger effort to 
address housing supply shortfalls and 
housing equity issues countywide.

• County priorities for affordable housing 
(60% AMI and below) and barriers to 
homeownership are being worked on 
through parallel studies and initiatives.



The MMHS framework cannot solve Arlington’s housing challenges alone. Several other 
housing initiatives are already underway, and County staff has identified opportunities 
for further study, as directed by the County Board:

 Homeownership Study (underway)

 Zoning standards for one-family dwellings
• Lot coverage/impervious cover

 Missing Middle Housing in other zoning districts
• Non-conforming duplexes
• Standards for townhouses, stacked townhouses

 Forestry and Natural Resources Plan implementation
• Policies to support tree canopy goals in R-5 to R-20 districts

 Flood Resilient Design Guidelines

Areas of Future Study

27



Community Engagement

1. Countywide Mailer

• Info on MMHS and other Housing initiatives
2. Online Feedback Form

• Open until May 27
3. Virtual Q&A Session

• Tuesday, May 3, 7:00 pm
4. Community Pop-Ups

5. Email: HousingArlington@arlingtonva.us

• Questions and feedback welcome throughout the process

Learn More: https://bit.ly/MMHS-Phase2

28

Community engagement will occur throughout the process. County staff will compile 
feedback received in May and June and share it back with the community ahead of a 
July work session with the County Board.

mailto:HousingArlington@arlingtonva.us
https://bit.ly/MMHS-Phase2


Next Steps and Schedule

29

Community 
Engagement on Draft 

Framework

Summarize and 
Consider Community 

Feedback

County Board Work 
Session on Draft 
Framework and 

Community Feedback

Phase 3
Zoning Ordinance 

Amendments

April - June July Summer – Fall 

Learn More: https://bit.ly/MMHS-Phase2

https://bit.ly/MMHS-Phase2
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