
Missing Middle:
What problem are we solving?
What are we missing?
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ARLINGTON OPTIMISTS
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Poor County planning 
exacerbates flooding

ASF formed to 
advocate for better 
long-term planning

https://www.asf-virginia.org/_files/ugd/a48bae_a7261601b339487483aee9409a5a7c51.pdf
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https://www.arlnow.com/2023/07/07/breaking-water-rescue-underway-in-pentagon-city; https://twitter.com/DildineWTOP/status/1677372109280903168 3

ASF “Asks”
1 – Project pop. of max buildout

2 – Project long-term impacts:
--Budget
--Environmental
--Demographic



County has NO
long-term 
strategic 
planning
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Libby Garvey
9/28/2022

https://youtu.be/_84qTH_puxc?t=3191

if any of you remember when I was first chair I tried to do some 
strategic planning and it kind of crashed and burned for a whole 
variety of reasons 
and I think it is something that we really need to do. we're kind of 
ending up trying to do it a little bit with Missing Middle because 
we’re really talking about what kind of a county we want



5



6https://www.arlingtonva.us/files/sharedassets/public/housing/documents/missing-middle/mmhs_phase-1-report-final-draft.pdf (p.3)

County says REALITY

“Missing” 
“Middle”
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2020-1990 data: page 32 of https://arlingtonva.s3.amazonaws.com/wp-
content/uploads/sites/15/2020/08/VirginiaTech_ArlingtonStudy_HistoryofResidentialD
evelopmentandPlanning.pdf; 1980 U.S. Census (Virginia Table 73) for 1980 data; 
1970 U.S. Census (Virginia Table 43) for 1970 data
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County says REALITY

“Limited 
supply of 
middle 
housing”



8https://dcist.com/story/22/08/23/northern-virginia-affordable-housing-inflation/
https://www.arlingtonva.us/About-Arlington/Newsroom/Articles/2020/Arlington-County-Announces-New-Housing-Director

County says REALITY

Urgently 
need more 
supply

Arlington 
exceeds housing 

goals & will 
continue.

“We can 
confidently say 

we do have 
enough capacity 

within our 
current plans”

- Aug. 2022
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Affordable 
housing

CAFs & <60% AMI

Arlington 
Population



10https://www.washingtonpost.com/dc-md-va/2022/07/11/arlington-missing-middle-housing-zoning/; 20th St S; N Jackson St; N Carlin Springs Rd; S Nelson; N George Mason
https://arlingtonva.s3.amazonaws.com/wp-content/uploads/sites/15/2020/07/MMHS_ResearchCompendium_Bulletin3_final.pdf (page 3: SFHs 5500 acres of Arlington’s 16,700 acres)

County says REALITY

“1 house on 1 lot”
1-family

2 attached, 2 detached, internal splits

All of Arlington allowed MM
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Page 5 of https://arlingtonva.s3.amazonaws.com/wp-content/uploads/sites/15/2019/12/HousingArlington_PresentationtoCounty-Board_121719.pdf;  
Page 7 of https://www.arlingtonva.us/files/sharedassets/public/commissions/documents/lrpc/11-9-22-lrpc-mmhs-phase-3-lrpc-nov-9-staff-presentation.pdf. 

County says By the end
Just more “supply”Goals: “Affordable,” “moderately-

priced,” “ownership”
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Page 16 of https://arlingtonva.s3.amazonaws.com/wp-content/uploads/sites/15/2020/09/Presentation-CB-Work-Session-Sept-22-1.pdf
Page 15 of https://www.asf-virginia.org/_files/ugd/a48bae_a4f58859b6ae418fa7f181c9df11b26a.pdf

County says REALITY

“Ownership”
Detached homes

90%
owner-
occupied

Small MM today

80%
rental



13https://www.asf-virginia.org/_files/ugd/a48bae_a7261601b339487483aee9409a5a7c51.pdf at 36

County says REALITY

“Diversity”

Arlington now Missing Middle
2-3 BRs

Hispanic, 16%

Black, 9% Asian, 11%

Others, 6%

White, 
58.5%

White, 
72%

Hispanic
10%

Black
4% Asian

7%
Others

5%
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https://www.asf-virginia.org/_files/ugd/a48bae_91978714301e4692bdd8fad385961842.pdf

County says REALITY
8-in-10 FAIL

Tree canopy
“50% is achievable”
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https://wmata.com/initiatives/ridership-portal/Rail-Data-Portal.cfm (Metro weekday rail daily entries at Arlington 
stations, through October 2022). 2000 decennial Census; 2010 ACS 5-Yr Est.; 2020, ACS 5-year Est. 

County says REALITY

We can slash 
parking in half

Car free diet!
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County says REALITY
No analysis

Responsible, 
fact-based 
process

1. Parking – no analysis
2. Street congestion – no analysis 
3. Budget/fiscal impact – no analysis
4. Environmental impact – no analysis
5. Carbon impact – no analysis
8. Water system – no analysis
9. Trash & reclycing – no analysis
10. Sanitary sewer – “will need to be 

evaluated in [the] future”
11. Cost to “undo” MM – no analysis
12. How to “undo” MM – all docs withheld 
Etc., etc.Arlington County Manager



 Arlington Analytics: taxes to ↑ faster than inflation to 2031
 County has a long-term structural deficit built into operating budget

 County admits it has no data on MM fiscal impact
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County budget outlook: Expect tax increases
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How many lots? 
County: “19-21 lots…annually”

20Page 10 and Tables A-8 of County Consultant’s 4/8/2022 Rpt; https://www.arlingtonva.us/Government/Programs/Building/Permits/EHO/Tracker.

Reality: Applications 
in 3 weeks (approx.)



Arlington ROAM database and Open Data Portal; 2022 based on Jan.-June.
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Developers buying up homes; ↑30%
County says MM won’t increase tear downs, sales say otherwise…
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LLC/Corp purchases of Arlington detached homes
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Alcova Heights
Side-by-side 6-plexes

L. Garvey presentation to Arlington Optimists (2023). 22



Alcova Heights
Side-by-side 6-plexes

sqft each

Median home

Median new home
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EHO permit app. #ZEHO23-00034. https://data.arlingtonva.us/dataset/89 (property) and https://data.arlingtonva.us/dataset/52 (interiors), 
neighborhood 508068, above-grade sqft for detached homes; redfin.com for new construction sold since 2013. 23



Compare to what the County showed you

24
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Land price

https://www.arlnow.com/2023/07/12/owners-of-razed-broyhill-estate-seek-new-owner-developer-for-site-touting-up-to-36-missing-middle-units/
25



https://www.arlnow.com/2023/07/25/morning-poll-missing-middle-twitter-war-can-you-take-it-anymore/
26

Lyon Village
(to be duplex)

E Falls Church
(to be 3)

Forest Glen
(to be duplex)
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Page 5 of https://arlingtonva.s3.amazonaws.com/wp-content/uploads/sites/15/2019/12/HousingArlington_PresentationtoCounty-Board_121719.pdf; 
pages 16-17 of https://www.asf-virginia.org/_files/ugd/a48bae_a7261601b339487483aee9409a5a7c51.pdf

REALITY
Far HIGHER prices 
than avg now



https://www.asf-virginia.org/_files/ugd/a48bae_822d3f1bf14a4c7c924f665d550d0689.pdf
28



Missing Middle early trends

SURGE in applications 
(~doubled annual estimate in first 3 weeks)

Far LARGER buildings
(e.g. Alcova Hts: double largest new home; 
350% larger than median in neighborhood)

Larger lots, small zones
All applications in R5,R6; median is 158% of 
zone min.; 6,000-14,900 sqft lots

Wide value range
Developers paid $331k-$1.2m per lot

Missing Middle Medians

$927,000 median assessed value

$800,000 median paid by developer

30 years median time home in family
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You can’t measure what you don’t track

“We have committed to robust reporting”
“Real-time dashboard”

County ready to approve permits Day 1… 
but for neighbors & the public:

No “real-time” data

Permits free to developers, but neighbors 
must wait & then pay to see applications

$25 to see updated list; system unable to 
do basic reporting

31



County has no anti-displacement toolkit for upzoning
6,600+ senior homeowners & diverse areas at risk  
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that allow Missing Middle now



Densify & gentrify: Arlington’s Historically Majority-Black 
neighborhoods, like Green Valley, allowed “Missing Middle” 

19%
25%

51%
% population is white

-335

-762
Change in Black population

Left chart: U.S. Census (tract 103100). Right chart: U.S. Census (2010-2020) (tracts 100800, 103100 & 103300); for prior years, https://www.researchgate.net/figure/Population-Totals-1950-2000-a_tbl1_274682108.

2000 2010 2020



1.  Write CountyBoard@Arlingtonva.us
cdorsey@arlingtonva.us; Lgarvey@arlingtonva.us; tkarantonis@arlingtonva.us; mdeferranti@arlingtonva.us

2.  Attend monthly County Board meetings; “Open Door Monday” chats

3.  Contact ASF to get emails, donate, 

get a free sign, volunteer

4.  Spread the word

asf-virginia.org 34

What can YOU do?     STAY OPTIMISTIC!


