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https://content.govdelivery.com/attachments/MDMONTGOMERY/2021/03/08/file_attachments/1716287/Hucker-Riemer%20Letter%20to%20Planning%20re%20Missing%20Middle.pdf
https://montgomeryplanning.org/planning/housing/attainable-housing-strategies-initiative/missing-middle-housing/
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Quad on Avondale in Bethesda, MD
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Missing Middle Housing Study: 
General Land Use Plan and 
Zoning Ordinance Amendments



Study Overview



Missing Middle Housing
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Meeting a Wider Range of Housing Needs



Study Goals and Objectives

Study Goals:
- Increase housing supply
- Diversify housing types

Objectives:
- More equitable housing options for 
more people at more income levels 
and more stages of life distributed 

throughout Arlington
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Defining the Problem

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

 Arlington’s new housing construction is primarily high-
rise apartments 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

• Mostly unchanged since original zoning in 1930
• Only 28% of residents in these areas are people of 

color, compared with 48% in multi-family zoning 
districts
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Limited Supply of Missing Middle Housing
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Arlington Single-Detached Construction
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Engagement and 
Analysis



Scoping and Research Compendium
 Community and commission input to 

develop scope of work
 Live Q&A on Research Compendium
 Established Community Partner 

Network

Phase 1
 Virtual Listening Tour
 Engagements on priorities/concerns and 

housing types
 Commission review of Phase 1 report

Phase 2
 Virtual Walking Tours
 Draft framework review: 

 Online feedback
 Direct stakeholder outreach
 Live and written Q&A
 Pop-up engagements
 Commission review

Phase 3
 20 Community conversations
 3 info sessions with experts and community 

panelists
 Commission review of draft GLUP and ZO 

amendments
 Feedback form on advertised options
 4 public hearings

Community Engagement Summary
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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 runoff and 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

Phase 1: Community Priorities & Concerns
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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
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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 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
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Phase 2 Analysis:
Missing Middle 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



Phase 2 Analysis:
Missing Middle Housing Types in Arlington Context
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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



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



General Land Use Plan  
and Zoning Ordinance 
Amendments
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Photo credits: Bill O’Leary, Stefani Reynolds, Margaret Barthel



General Land Use Plan Amendment

 Provides a refined vision for expanding housing 
choices in lower density residential areas
 Encourages a wider range of low-scale, low-

density housing choices (e.g., accessory 
dwellings, duplexes, townhomes, and small-
scale multi-family)
 Acknowledges that restrictive land use policies 

from the original 1961 GLUP have created 
inequities in housing opportunities that continue 
today
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Zoning Tool and Applicability

 Optional, by-right development path: 
Expanded Housing Option Development (EHO)

• Applicable in R-5, R-6, R-8, R-10 and R-20 
zones

• Provides alternative development path to 
current zoning that allows only a single 
house on a lot

 Special exception approval required for sites 
of 1 acre or larger
 No changes to existing standards for one-

family development
21



Uses

 Two-family dwellings 
(duplex or semidetached)
 Group of 3 townhouses 
 Multi-family buildings up to 

6 units
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Minimum Site Area
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 Same minimum site area as one-family standard
• 5,000 sq ft for R-5, 6,000 sq ft for R-6, etc.

 Exceptions:
• R-5 zone: requires minimum 6,000 sq ft for 5 - 6 units
• Nonconforming lots: requires minimum 7,000 sq ft for 5 - 6 units

 Fee simple subdivision allowed for semidetached and townhouses



Maximum Gross Floor Area
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• Responds to community 
priorities and concerns:
• Incentivizes housing types with 

more units and fee simple 
options

• Encourages modest-sized 
individual units

• Limits total size of building to 
support neighborhood context

Use
Maximum Gross 

Floor Area
(Square Feet)

Duplexes 4,800 sq ft
Semidetached 5,000 sq ft
Townhouses 7,500 sq ft
Multiple-Family:
3 units 6,000 sq ft
4 units 7,200 sq ft
5-6 units 8,000 sq ft



Minimum Parking Requirements

 Transit-Proximate Sites: 0.5 spaces per unit
• 3/4 mile from Metro stations
• 1/2 mile from Premium Transit Network 

(Columbia Pike and Crystal City/ 
Potomac Yard)

 Non-Transit Proximate and cul-de-sac sites: 
1 space per unit 

 Provisions for parking reduction (to 0.5 
spaces per unit) in non-transit-proximate 
areas based on results of on-street parking 
survey
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Tree Requirements

 Buildings with 2 - 4 units: 
4 shade trees per site 

 Buildings with 5 - 6 units: 
8 shade trees per site
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Site Layout and Design Standards

 Requires entry doors to face the street and limits number 
of doors facing a side yard

 Parking
• Limits garage width to 50% of building façade facing 

street
• Limits open-air parking within building footprint
• Limits number of parking spaces allowed between 

building and street
• Limits curb cut width to 17 feet 
• Requires parking access from alley, if available

 Requires screening of HVAC and waste collection areas

27

Side-oriented townhouses prohibited

Image source: Daniel Parolek, Missing Middle Housing
Open-air tuck under parking prohibited



Annual Development Cap
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 Limit of 58 permits per year
 Distributed by zoning district:

 Caps sunset in 5 years

Zone Permit Cap
R-5 7
R-6 30

R-8, R-10, R-20 
combined 21



 Status Quo
• Within R-5 to R-20 zones, 28% of residents are people of 

color, compared to 48% of residents in zoning districts 
that currently allow more housing options

• 15% of housing in R-5 to R-20 zones is rental, compared 
to 62% county-wide

• Only households earning >$200,000 have sufficient 
incomes to purchase homes in these zones

Equity Analysis for Expanded Housing Options (EHO)
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 Benefits of Expanded Housing Options
• EHO development would provide housing options that could be 

attainable to households earning >$100,000

 Burdens of Expanded Housing Options
• As under status quo, households renting single-detached homes 

would need to relocate if property owner chooses to redevelop

Equity Analysis for Expanded Housing Options (EHO)
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 Real-time dashboard of permitting activity
 Annual reporting for initial years of implementation

• Location, housing type, and number of units
• New construction vs. retrofits
• Tenure, housing cost, and size of new development
• Impervious cover and tree planting/retention
• Parking
• Demographics (to extent data can be accurately collected)
• Student generation

Tracking and Reporting
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MyArlington Permit Tracking App



Matt Ladd, AICP, Principal Planner
mladd@arlingtonva.us

703-228-3521

Thank you!
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