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Missing Middle Housing 
Study Overview



MMHS = Expanding Housing Choice

• The Missing Middle Housing Study is looking at the widening housing gap 
(rental AND ownership) between “affordable housing”* and million-dollar 
homes.

• This housing gap is creating challenges for the Arlington community.
• There are limited housing opportunities for many long-time Arlingtonians

to remain in Arlington and for Arlington’s essential workers.

• The Missing Middle Housing Study will explore how to create more 
housing choices that may be less expensive than current new 
housing options, that fit within the Arlington context.
* “Affordable housing” = housing for households earning <60-80% Area Median Income (AMI)

What is the Missing Middle Housing Study?
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Finding ways to allow the Arlington 
workforce. . . and those who already  
live here. . . to stay here.



What is the Missing Middle Housing Study?

MMHS = Pro-Actively Managing Neighborhood Change

• Change is already happening in Arlington's neighborhoods, resulting 
in stormwater management issues, tree canopy loss, and growth in 
school population.

• Needs/concerns include racial equity, affordability, on-site and 
system-based stormwater management, tree conservation and 
replacement, biophilic design, and coordination with APS.

• As we think about introducing more housing choice, the MMHS 
is also an opportunity to talk about how we can address other 
community needs/concerns.
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Study Goals and Outcomes

Goals:
- Increase housing supply

- Diversify range of housing types

Outcomes:
- Shared understanding of the problem

- Options for County Board consideration
- Policy/regulation changes to enable new

housing types
- Identification of issues for further study
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Study Phases

Identification of  
Community 
Priorities and  
Concerns

Recommendations 
for Housing Types  
to Study in Phase 2

Phase 1 –
Building a
Common

Understanding

Study of Housing 
Types in the 
Arlington Context

Recommendations 
for Housing Types  
to Permit in Phase 3  
(What? Where?
How?)

Phase 2 –
Focused Study

Zoning Ordinance  
Amendments

Other New Policies 
and Future Studies

Phase 3 -
Implementation

2 years

There will be many opportunities for community input

2021 2022

We are here
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Which
new housing 

types should we 
study?

Potential Impacts: 
Schools 

Stormwater
Other

County and Community Goals: 
Sustainability / Tree Conservation 

Affordability?
Other

Considerations

2021 2022

What
are community 
priorities and 

concerns in adding 
new housing types?

Many Questions to be Answered

Where
could new housing 

types fit in? How
would new housing 
types be regulated?

We are here
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Community Engagement Goals

• Motivate participation from a broad audience, where 
community members are equitably represented

• Foster a cooperative process that collects and utilizes 
meaningful feedback prior to decision-making

• Empower an informed community partner network that 
can use their voices to further these goals
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Community Engagement Principles

The following principles will guide staff’s design of communication and
engagement efforts:

• Inclusion and mutual respect for all stakeholders
• Early involvement and timely communication
• A transparent, accountable process
• Clear, accessible information and participation opportunities
• Open, two-way dialogues
• Effectively-used fiscal and staff resources
• Responsiveness to evaluations for improvement
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Other Housing Arlington Initiatives

Goals:
• Increase housing supply
• Preserve and increase affordable housing

Programs and Planning Underway:
• Missing Middle Housing Study (MMHS)
• Affordable Housing Master Plan Review
• Multifamily Reinvestment Study (formerly

HCD)
• Affordable Housing Building Height Study –

COMPLETE!
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Phase 1 Community 
Engagement Overview



Phase 1 Community Engagement Overview
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• Purpose: Build a shared understanding of the problem and inform the
MMHS Phase 1 Report (expected Summer/Fall 2021)

• Key Questions:
• What are the community’s most critical priorities, concerns, and

other considerations for enabling more housing choice?
• What housing types could respond to community priorities and should 

be studied in Phase 2? What issues should be studied?



Phase 1 Community Engagement Overview
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• Engagement Highlights:
• Virtual Study Kick Off to learn about study goals, process, and key 

Research Compendium highlights (Oct 2020)
• Online engagement to share reactions and comments on Research 

Compendium highlights (Oct 2020 - Feb 2021)
• Community Listening Tour to participate in community dialogue on 

the MMHS (Jan – Feb 2021)
• Informal information sharing via Community Partners and interested 

residents (Ongoing)
• New! Online Engagement to provide preferences for housing types 

to study in Phase 2 (May 2021)

https://www.surveymonkey.com/r/MMHS-HousingTypologies


Phase 1 Community Engagement Overview

Research Compendium Online Engagement (Oct ’20 – Feb ’21)

• Purpose: Opportunity to provide comments and reactions on 
Missing Middle Housing Study Research Compendium
• Arlington’s Housing Shortage, Existing Housing Choices,

Land Use and Zoning History, and Planning for Growth

• 26 opportunities to react to multiple choice questions or 
provide open-ended responses to findings and highlights in 
the MMHS Research Compendium

• Complete results available on project website

- 352 participants
- 94% Arlington residents:  

73% homeowners
22% renters

- Open from Oct. 31, 2020
to Feb. 8, 2021
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https://housing.arlingtonva.us/missingmiddle/research-compendium/
https://housing.arlingtonva.us/missingmiddle/housing-typologies/


Listening Tour (Jan – Feb ’21)

• Neighbors joining neighbors in virtual, small group 
discussions

• Opportunity to share ideas, provide feedback, and 
learn about the Missing Middle Housing Study

• Four geographically focused sessions (by ZIP code) + 
one Spanish-language session

• 300+ participants

• Video recordings and virtual sticky notes from each 
session posted on project website

Phase 1 Community Engagement Overview
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https://housing.arlingtonva.us/missingmiddle/documents/


• Feedback will be compiled from all community engagement conducted thus far.

• Feedback will be used to develop the draft Phase 1 Report on key community 
priorities, concerns, and housing types that could be studied in Phase 2.

• Feedback will not be used to develop policy or Zoning Ordinance Amendment 
recommendations.

• There will be opportunities for public input on the draft Phase 1 Report, including 
formal mechanisms to comment on issues and key takeaways identified by staff.
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Phase 1 Community Engagement Overview
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What We’ve Heard So Far



What We Heard: Key Topic Areas

Housing Costs
Housing 
Supply & 

Housing Needs
Growth &  
Density

Equity & Land 
Use / Zoning

Sustainability 
& Connections 

to Nature
Housing Types
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What We Heard: Housing Costs

Priorities

Reduced housing costs

Sharing high land costs 
among multiple homes

Allowing and encouraging 
smaller housing options to  

lower costs

Concerns

Missing middle housing won’t
reduce housing costs

Missing middle housing will  
increase property taxes for 

existing homes

Rising housing prices are  
creating wealth for existing 

homeowners, furthering  
inequality

Related Themes

Affordability is a regional 
problem that requires 

regional solutions

Housing costs are not a public 
policy problem that needs to  

be solved

Other solutions – increased 
incomes, committed  

affordable housing, housing  
grants
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In Your Words: Housing Costs
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“We can't find an option that works other than leaving Arlington altogether”

“Housing anywhere in the county is unaffordable to many households. But why is that a
problem for the County to solve?”

“People conflate types with affordability. It’s false construct.” 

“Create incentives for things to be smaller and less expensive”

“Are there any new housing types that could be priced at $500K or less?”

“I’m concerned about affordable housing. My grown children would like to live in Arlington.”



What We Heard: Housing Supply & Housing Needs

Priorities

Housing options that reflect
the community’s needs

Starter  
homes

Home 
ownership

Housing for 
seniors

Multi-
generational

Smaller scale  
options

Essential  
workers

Adding 
supply to  
stabilize 
housing 

costs

Housing that 
supports 

community-
building

Concerns

Existing missing middle is 
concentrated in a few areas

Arlington has enough 
missing middle housing  

already

Arlington doesn’t 
need to accommodate 

everyone
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In Your Words: Housing Supply & Housing Needs
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“We don’t have enough adaptable housing for elderly either who want to age in place or
need additional services”

“Must we create enough housing to house all projected future employees?”

“Amazon will cause more job growth, potentially keeping prices high even with more supply” 

“Nothing done within our 26 square miles will have a material effect on housing prices given
massive regional demand.”

“Find a way for families to live – in between giant houses and high rises. Smaller, lower
density, mid rise”



What We Heard: Growth & Density

Increased housing 
supply and greater 
diversity of housing 

types should 
accompany growth

Public 
infrastructure and 

schools should 
keep pace with 

growth

Priorities Concerns

Growth impacts  
quality of life  

and should be 
limited

Smart growth 
policies have  
led to high 

housing costs

Population growth  
puts strains on 
County budget

Zoning incentivizes  
large homes that 
are too expensive 
and an inefficient 

land use

Related Themes

Growth and housing are  
regional issues and 

Arlington is a very small 
part of the region

Accommodating growth
in Arlington is preferable
to pushing to the exurbs

Meet obligations to  
existing residents first
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In Your Words: Growth & Density
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“We heard all of these objections about accessory dwellings. The sky has not fallen”

“What will Arlington look like 20 years from now, if we continue McMansioning?” 

“Leave it alone. Not everyone can live in Arlington.”

“More neighbors! More demand for transit and local retail!”

“Consider increasing schools, parks and public utilities before increasing any buildings”

“Is anyone in county government considering the point at which Arlington will be ‘full’?”



What We Heard: Sustainability & Connections to Nature

Priorities

Stormwater 
management

Mature trees 
and tree 
canopy

Opportunities 
for green space
– both public  

parks and
private yards

Sustainable 
design and 
construction

Concerns

Flood risk

Loss of trees 
and pervious 
area to 
redevelopment
– both single 

family & missing
middle

Environmental 
impacts of  
continued 
regional sprawl

Environmental  
impacts of  
tearing down 
older homes
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In Your Words: Sustainability & Connections to Nature

“Denser housing might have the same footprint and similar environmental impact per
building, but it has less impact per capita, which seems preferable”

“Every fourplex we block from replacing a detached house is three more large-lot single-
family detached houses built in Loudoun, Fauquier, Fairfax, Prince William”

“The county MUST begin reducing impervious surfaces and protecting mature trees to help
ease alarming stormwater runoff and flooding problems”

“Of course we should improve storm water capacity, but the need to improve shouldn't be
used as a reason to try and prevent all growth”

“Preserve the existing stock of older, more affordable, housing rather than creating even 
more incentives to tear such housing down”



What We Heard: Equity & Land Use/Zoning

Priorities

Eliminating exclusionary  
zoning regulations – to 

allow more housing types

Distributing housing growth 
and affordability across  

Arlington

Concerns

Displacement, 
gentrification, and  

decreasing diversity

Current zoning results in 
large homes that are too 

expensive and an 
inefficient land use

Related Themes

Neighborhoods are no  
longer segregated –
people are allowed to  
live where they want

Housing problems are  
about wealth and income  

disparities, not race
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In Your Words: Equity and Land Use/Zoning
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“How can we transform this engine of economic wealth into an engine of equity, social and 
economic?”

“Just because the legacy of racism is hard and widespread doesn't mean Arlington gets to
throw up its hands”

“We have to actively search for ways to diversify our neighborhoods through policies that
go out of their way to include people”

“Conflating the issue of ‘missing middle housing’ with race is a mistake.”

“Excluding others by limiting housing options is hoarding opportunity for those who can 
afford to buy into the club.”



What We Heard: Housing Types
Housing types that are in short supply in Arlington

Duplexes

Triplexes

Quadplexes /  
Fourplexes

Sixplexes

Rowhouses /  
Townhouses

Stacked 
townhouses

Accessory dwellings (backyard 
apartments, English basements)

Mid-rise
apartments (4-

6 stories)

Smaller scale  
single-family  

detached
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What We Heard: Housing Types

What people like about single-family detached homes

Privacy, distance from 
neighbors, not sharing walls

More living space

Build wealth for owners

Quiet

Yards – good for children, 
pets, gardening, trees,

views, and sunlight

Ease of parking
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What We Heard: Housing Types

What people like about missing middle housing types

Advantages of density – more neighbors, 
more people to support retail and  
amenities, better for environment

Opportunities to  
connect with 

neighbors and 
build community

Human scale 
buildings that 
blend in with 
single family 

homes

Reduce housing 
costs by splitting 
land costs among 

multiple units

One-level living for 
seniors and 

residents with 
limited mobility

“Key rung on the 
housing ladder” –

between apartment/  
condo and single 

family home

Provide yards, open 
space
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What We Heard: Housing Types
Concerns about missing middle housing types

Will accelerate 
loss of older, lower

cost housing

Requires shared 
walls or stacked  

living – less privacy

Multi-family homes  
are not compatible 
with single family 

homes

It’s unattractive

Preference for homeownership – perception 
that missing middle would increase rental  

housing

Impacts of growth on  
infrastructure and 
public facilities/ 

services

Impacts on street 
parking
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In Your Words: Missing Middle Housing Types
Duplexes and Triplexes

“Still has a single-family vibe”

“The existing ones, built long ago, are still very
functional and they should be preserved.”

“Owners still have yards - often larger than the
McMansions”

“They are a downgrade. Duplexes and triplexes are not
built for attractiveness.”

34

Image credits: Arlington County CPHD



In Your Words: Missing Middle Housing Types
Townhouses

“Architecturally interesting and charming”

“Large enough to raise a family”

“Great entry-level home ownership opportunity”

“This style of housing is typical of our region and so
fits nicely into the existing city-scape”

“OK if the developer’s sign doesn't say ‘starting in the 
low millions’”

35
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In Your Words: Missing Middle Housing Types
Multiplexes (4+ units)

“More interaction and cohesion among neighbors”

“Some of the economic and environmental benefits of
higher-density apartment housing”

“The new-built ones are more attractive but totally
unaffordable”

“I wish homes like Fairlington wasn't such a rarity”
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Preliminary takeaways on community priorities and concerns

Priorities

Reduced housing 
costs

Sustainable land  
use and 

construction

Infrastructure and 
schools keeping 
pace with growth

Increased housing 
supply

Tree canopy and  
connections to  

nature

Housing that  
supports 

community-
building

Housing options 
that reflect 

community needs

Diverse and 
inclusive 

communities

Walkable 
communities with  

access to 
amenities

Concerns

Impacts of growth 
on quality of life

Impacts on 
property 

values/taxes

Displacement and  
decreasing 
diversity

Loss of existing 
housing stock

Suitability with 
existing 

neighborhoods

Flooding and tree 
loss
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Comments on Study Process

We also heard feedback about the Missing Middle Housing Study Process. 
We will keep these comments in mind for future engagement opportunities.

Disagreement with study goals to increase  
housing supply and allow a greater range of  

housing types

Housing needs are urgent and we need to 
act, not spend a lot of time studying

Online engagement opportunity was difficult 
to navigate

Support for opportunities to participate  
virtually and through online tools rather  

than in-person
Online engagement questions were leading 

and did not encourage differing 
perspectives
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Missing Middle Housing 
Study: Next Steps



Missing Middle Housing Study: Next Steps
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 May: Online Engagement on Housing Types
• Identify housing types to explore further in Phase 2
• Watch the video, then give your input

 Summer – Fall: Phase 1 Final Report
• Key priorities and concerns from community engagement
• Recommendations for housing types to study in Phase 2
• Community, commission, and County Board review

 Fall: Phase 2 Kick-Off
• Study of housing types in the Arlington context

https://www.surveymonkey.com/r/MMHS-HousingTypologies


How to Get Involved and Stay Informed:

41

• Visit housing.arlingtonva.us/missingmiddle
• Sign up to be a Community Partner
• Subscribe for study updates in your inbox

• Visit housing.arlingtonva.us/affordable-housing-master-plan/

• Contact us with questions: housingarlington@arlingtonva.us

mailto:housingarlington@arlingtonva.us
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