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ARLINGTON’S DRIVE TOWARD 
INCREASING DENSITY IMPACTS

1. Budget—leading to higher taxes and cuts in vital programs; 

2. Housing Affordability—by increasing land speculation and passing 
higher taxes on to residents, pushing out middle-class and fixed-
income homeowners, and raising rental prices as developers pass 
on higher costs to tenants; 

3. Flooding and Natural Environment—by reducing impervious 
surfaces and trees that self-manage run off. 

What is Behind this Drive &
What Should we Require of the County?

Presenter
Presentation Notes
Rousselot reviews the impact that Arlington’s drive toward increasing density has had and will continue to have on Arlington’s:  1. Budget—leading to higher taxes and cuts in vital programs;   2. Housing Affordability—by increasing land speculation and passing higher taxes on to residents, pushing out middle-class and fixed-income homeowners, and raising rental prices as developers pass on higher costs to tenants;  3. Flooding and Natural Environment—by reducing impervious surfaces and trees that self-manage run off.   He argues that the County’s drive toward population growth goals has undermined Arlington’s existing middle class—renters and homeowners alike.   Rousselot calls on the Arlington County government to be more transparent in quantifying the impacts of increased density so that the community can make informed choices about its future. 



$4.1M IN DAMAGES TO ARLINGTON 
INFRASTRUCTURE IN JULY 2019

The Westover Beer Garden
Source: Washington Post. . July 8, 2019



WHAT IS DRIVING ARLINGTON’S PUSH 
FOR INCREASINGLY GREATER GROWTH?

1. A policy objective to be aligned with national urban trends

2. Community concerns regarding home prices

• Housing prices in 2019 projected to increase 17%*

• Missing Middle and Affordable Housing

3. Amazon’s arrival 

4. Partial recovery from post-BRAC job losses
*https://wtop.com/real-estate/2019/06/arlington-home-values-to-rise-17-2-this-year-
inventory-has-fallen-off-a-cliff/ 

Presenter
Presentation Notes
WHY NOW?   There are several forces converging to create a political opportunity to do the impossible: make massive changes to Arlington’s zoning regulations.  These include:  • Arlington’s existing policy objective to grow its population. • Community concerns regarding rising housing prices—both with respect to rentals and home ownership—which are become increasingly unaffordable. • Amazon’s arrival, which has emboldened developers and heightened land speculation. • The growing influence of JBG Smith real estate company and other developer interests on our regional and local economy and policy framework. • A national economy concentrating job creation in a few urban areas causing migration toward city centers, and heightening demand for housing in areas such as Arlington.  A Washington Post article stated that housing prices have increased 11% between April 2018 and April 2019.  “This is a market response to the Amazon HQ2 announcement, with investors competing with residents for a shrinking number of homes for sale,” explains Terry Clower, the director of George Mason University’s Center for Regional Analysis, in the Washington Post article. Much of this growth has occurred since Amazon’s November announcement that Crystal City would be the location of its new HQ. In another Post article, Christine Richardson, a real estate agent with Weichert realtors in Great Falls and 2019 president of the Northern Virginia Association of Realtors, was quoted in the Washington Post as saying: “We’re seeing lots of investors, especially flippers looking at older properties that are perfect for a teardown or redevelopment. We’re also seeing investors who want to buy something to rent to Amazon employees, especially in the area near National Landing.” 



CALL FOR ARLINGTON COUNTY 
GOVERNMENT TRANSPARENCY

Quantifying the impacts of increased density so that the community can make informed 
choices about its future. 

1. Cost/benefit analysis (e.g., the Tischler Bise Fiscal Impact Tool), 10-year operating budget and 
scenario planning for how the County will pay for anticipated population growth; 

2. Cost/benefit analysis of affordable housing options and clear evidence that an upzoning
strategy leads to more affordable housing in heated markets; 

3. Comprehensive watershed plan such as the one used in Westchester County, NY, to ensure 
that development will not exacerbate flooding.

Based on these data, the community can then work with the County Board to develop a 10-year Strategic 
Plan that addresses the community’s multiple priorities—including affordable housing—within the County’s 
fiscal and environmental constraints.

Presenter
Presentation Notes
He requests that the County provide the community with all the following analyses:  1. Cost/benefit analysis (e.g., the Tischler Bise Fiscal Impact Tool), 10-year operating budget and scenario planning for how the County will pay for anticipated population growth;  2. Cost/benefit analysis of affordable housing options and clear evidence that an upzoning strategy leads to more affordable housing in heated markets; and  3.  Comprehensive watershed plan such as the one used in Westchester County, NY, to ensure that development will not exacerbate flooding.   Based on these data, the community can then work with the County Board to develop a 10-year Strategic Plan that addresses the community’s multiple priorities—including affordable housing—within the County’s fiscal and environmental constraints. 



TODAY’S AGENDA

I. County Board advocacy
II. Underlying Financial 

factors 
III. County Zoning 

initiatives
IV. Consequences of 

Upzoning
V. Recommendations



‘MAKING 
ROOM’ 

& 
ACCELERATING 
ARLINGTON’S
POPULATION 
GROWTH IS A 
TOP PRIORITY

- Ar l ington 
County  Board

‘COUNTY 
INITIATING 
STUDY OF 

MANY 
OPTIONS TO 
PURSUE THIS 

GOAL OF 
ACCELERATED 
POPULATION 

GROWTH

Presenter
Presentation Notes
PUSH FOR GROWTH   The Arlington County Government has made ‘making room’ and accelerating Arlington’s population growth a top priority for 2020 and beyond. ‘Making room’ is the theme of Board member Katie Cristol’s  2019 New Year address. 



ARLINGTON
POPULATION & EMPLOYMENT FORECASTS

Must We Accept 
These Numbers? 
Are We Hostage 
to Developers’ 

Pressure?

Presenter
Presentation Notes
In 2018 Arlington County had an estimated population of 225,200. The County is targeting population growth of 62,400 residents for total growth of 287,600 by 2040.  Below is a 2018 chart of growth forecasts for the County. These projections were made long before Amazon, the State of Virginia and Arlington County had reached a deal to bring a new Amazon HQ to Crystal City. However, Amazon’s arrival has now pushed this policy goal to the top of Arlington’s agenda. The County is now actively pursuing a myriad of policy initiatives, 3  largely focused on rezoning, to meet or exceed these targeted goals: 



FOR EVERY NEW RESIDENT

SOURCE PER CAPITA1

EXPENDITURES:

County-wide average $4207.04

Education only* $2135.09

All other expenditures $2071.95

REVENUES:

County-wide average $3,356.98

Real Property $3381.51

All other sources $1075.47

Net Fiscal Impact -$850.06

The average taxpayer 
subsidy per 
Arlingtonian

Over $850
1 Source: The Stephen S. Fuller Institute at the Schar School, George Mason University p11

*2018 Fuller estimate based on $18,015 expenditure per pupil based on enrollment of 26,405

Presenter
Presentation Notes
Resulting population growth will increase our budget deficit, as each resident is currently subsidized by an average of $850. If we cannot make up the gap with commercial and other revenue, we will need to increase taxes and/or continue to cut important programs. 



NOW
1. Schools
2. Infrastructure
3. Transportation
4. Parks
5. Housing

1. Housing
2. Schools
3. Infrastructure
4. Transportation
5. Parks

WITH UPZONING

A SHIFTING OF PRIORITIES WITHOUT 
FUNDS TO PURSUE THEM ALL

Presenter
Presentation Notes
While County leaders are framing zoning changes as an effort to address affordable housing concerns, in reality these zoning changes represent a fundamental shift in Arlington’s priorities. These changes will affect every aspect of how we live, grow, work and play in Arlington. 



MOVING FROM SINGLE FAMILY 
ZONING 

UPZONING EXAMPLES

DUPLEXES

TOWNHOMES

MIDRISES

HIGH RISES

Presenter
Presentation Notes
When combined, these individual initiatives represent or foreshadow a massive change to Arlington’s zoning policies that will fundamentally alter our communities. For example, the following housing types could be permitted in neighborhoods now zoned single-family only: duplexes, quads, multifamily homes, medium-rises, or high-rises. 



NEGATIVE CONSEQUENCES OF 
UPZONING….

More Expensive Housing
Growing Budget Deficits

Significant Flooding and Environmental 
Implications



.…YET : UPZONING EFFECT ON 
AFFORDABLE HOUSING UNCLEAR

• 2019 MIT study of Chicago’s zoning changes from 2010 to 2018 concludes that “instead of falling prices, as the 
conventional wisdom predicts, “the study can make only preliminary conclusions. In the short term, driven by 
increased land value, there tends to be an increase in prices. 

• London School of Economics Professor Michael Storper: “That’s the problem with blanket upzoning: It 
doesn’t actually require housing to be created for these [low- and middle- income] groups. It just allows upzoning
itself to be created wherever you want, and for market speculation to dominate. . .  This is how blanket upzoning
produces the consequence of displacement. “

• Federal Reserve Board Study (2018) “Can More Housing Supply Solve the Affordability Crisis?”
explains: “The effect of relaxing supply constraints on affordability will, of course, depend on the elasticity of rent 
with respect to new housing supply. If the rent elasticity is low… then relaxing supply constraints may spur 
construction but still do little to improve affordability. . . In this paper, we present simulation-based evidence that the 
elasticity of rent with respect to small changes in housing supply within metropolitan areas (hence-forth, “cities”) is 
low. The implication of this finding is that even if a city were able to ease some supply constraints to achieve a 
marginal increase in its housing stock, the city will not experience a meaningful reduction in rental burdens.” 

• JBG Smith predicts that the land value of its holdings will be “turbocharged by Amazon” leading to significant rent 
growth. The report continues: “In a demand-rich market, quality and views drive rent premiums while placemaking 
amenities help emerging markets close the gap with mature markets.” 

Presenter
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CONSEQUENCES OF UP-ZONING  UP-ZONING IS UNLIKELY TO CREATE AFFORDABLE HOUSING  The County is presenting zoning changes as a solution to our County’s housing affordability challenges. On the surface, this makes sense on the theory that increasing housing supply will decrease cost.  The reality, however, is more complicated. In fact, many studies indicate that up-zoning does not reduce housing prices in highly desirable areas. The demand for housing in these areas will always outstrip supply.  A 2019 MIT study of Chicago’s zoning changes from 2010 to 2018 concludes that “instead of falling prices, as the conventional wisdom predicts, the study finds the opposite. Housing prices rose on the parcels and in projects that were upzoned, notably those where building sizes increased.”  6  In an interview with London School of Economics Professor Michael Storper, Storper elaborates:  “A recent paper by Yonah Freemark at MIT showed that upzoning in Chicago served to increase land values. We could anticipate that effect, because upzoning means that landowners can count on being able to construct more in the future. . . “That’s the problem with blanket upzoning: It doesn’t actually require housing to be created for these [low- and middle- income] groups. It just allows upzoning itself to be created wherever you want, and for market speculation to dominate. . .  This is how blanket upzoning produces the consequence of displacement. Skilled people with high incomes—those who would benefit from upzoning—are going to move into upzoned neighborhoods and crowd out the middle- and lower-income people who are living there. This displacement is exactly the opposite consequence of what the authors of upzoning bills claim they want to produce.”  A Federal Reserve Board study released in 2018 concludes similarly. This study entitled “Can More Housing Supply Solve the Affordability Crisis?” explains: “The effect of relaxing supply constraints on affordability will, of course, depend on the elasticity of rent with respect to new housing supply. If the rent elasticity is low… then relaxing supply constraints may spur construction but still do little to improve affordability. . . In this paper, we present simulation-based evidence that the elasticity of rent with respect to small changes in housing supply within metropolitan areas (hence-forth, “cities”) is low. The implication of this finding is that even if a city were able to ease some supply constraints to achieve a marginal increase in its housing stock, the city will not experience a meaningful reduction in rental burdens.” Reknowned urbanist scholar Richard Florida weighs in: “Opportunities for improved wages in core areas have stagnated, and the ‘ladder has shrunk.’ Upzoning ends up fueling, not relieving, economic and spatial inequity. As Rodriguez-Pose told me: ‘Income inequality is greater within our cities than across our regions. Upzoning will only exacerbate this.”  In fact, developers themselves are betting on Arlington’s land values increasing, not decreasing, due to Amazon’s arrival combined with zoning changes. While county officials are telling the Arlington community that zoning changes will lead to affordable housing, developers are telling their shareholders that they are poised to significantly drive rent growth and land values in Arlington.  In its 2019 investor report, JBG Smith predicts that the land value of its holdings will be “turbocharged by Amazon” leading to significant rent growth. The report continues: “In a demand-rich market, quality and views drive rent premiums while placemaking amenities help emerging markets close the gap with mature markets.” The statement accompanies a chart identifying emerging markets such as the R-B Corridor as ones that have particularly high rent growth potential. The real estate company, which formed out of a restructuring in 2016 and focuses solely on the DC metro region, describes its holdings as “high risk-adjusted return assets, with emphasis on multifamily over the longer term.” Signaling that up-zoning is imminent further increases land speculation and housing prices. As Arlington sends commercial markets the signal that the County will loosen development 7  regulations, developers buy land and build new housing stock with the hope that expansion will fuel rent growth, housing prices and shareholder value. It is also worth noting JBG Smith’s mention of “placemaking amenities” driving rent growth. Investing our scarce public dollars on low priority activities such as a $70 million pool and a boathouse, further drive real estate values upward, while increasing taxes on residents to foot the bill. Such policies are good for developers. They are not good for affordable housing. Arlington resident Suzanne Sundberg quotes an architect who said this about affordable housing: “The simple fact is the true way to create affordable housing is the passing of time. A mortgage typically binds capex (capital expense) costs to a point in time. As time elapses, the capex cost diminishes proportionally relative to inflation and as a percentage of rental income, creating the margins that allow rents to “fall” at the discretion of the owners/market to maintain occupancies. Replacing existing units with new units only updates the cost basis to today’s rates, which requires higher rents to meet financial proformas, thus eliminating the discretionary margin provided by time. The higher rents for the new units allows the owners of existing units to move rents up as well. So in a lot of ways building new units moves rents up for both the new and existing units.” 



FUELING BUDGET DEFICITS

There is no such thing as a “free” affordable housing 
policy initiative: 

Upzoning initiatives obscure the costs to our 
budget, infrastructure and the environment. 

Presenter
Presentation Notes
HIGHER DENSITY IS FUELING BUDGET DEFICITS   The County has presented up-zoning as a “free” policy initiative involving no tax-payer money to address affordable housing. This is because these policies do not involve direct budget expenditures on housing. Yet this obscures real costs to our budget, our infrastructure and our environment.  The often cited Fuller Report, calculates that on average each person in Arlington is subsidized a net negative amount of $850. This number is calculated by the County taxes paid by the average person in Arlington minus the economic cost to provide that individual schooling, infrastructure and other services. 



ARLINGTON PUBLIC SCHOOLS- W/O NEW INITIATIVES –
BY 2040 THE APS BUDGET EXPLODES

62,400 additional  
residents

79% increase
in APS annual operating expenses**

21,840 (34%) 
school age children

If all children use APS 
$19,340* per student x 21,840 = additional $422 million annually

* (2017 rates) **current school budget is $532.3 million.

Presenter
Presentation Notes
Now imagine that in the next 22 years Arlington is on track to add 62,400 residents, 21,840 of which are school age children (34%). At $19,340 per student (2017 rates), if all children use the public-school system, the cost to the County will be an additional $422 million annually ($19,340 x 21,840). The current school budget is $532.3 million. As such, this represents an increase in school annual operating expenses of 79%. 



GROWING BUDGET 
DEFICITS

Middle-class home owners

Low- & Middle-class renters

What’s the plan if we have a 

High Growth 
Agenda?

Operating Costs

Budgetary Obligations
Programs

Taxes

Presenter
Presentation Notes
The County Board has failed to provide us with a long-term operating plan for how we will fund these future obligations. Pursuing a growth agenda without calculating the operating costs of that growth is not a responsible way to run a County. Our County will continue to scramble at the end of each fiscal year to meet our budgetary obligations with cuts to valuable programs and tax increases. Such a management strategy will drive out Arlington’s remaining middle-class home owners— many of whom are struggling to stay in their homes as cost of living increases while their wages or fixed-incomes do not. Such a strategy will also drive out any low- and middle-class renters not lucky enough to be getting direct County or developer housing subsidies as developers pass on costs to renters. Given these numbers, policies that accelerate our population growth while we continue to project budget deficits for the future, is not a responsible path forward. In setting policy, Arlington must take into account the impact that rising taxes have on all Arlingtonians. 



OUR LOCAL ECOSYSTEM 
UNDER PRESSURE:  

FLOODING 

45% impervious surfaces 

Every year roughly 9 acres 
of pervious surface lost

Development activity driven by 
large homes adds the footprint 
of the Pentagon in impervious 
surfaces every 3-4 years.

Tree loss and paving 
pervious surfaces 

combined with climate 
change leave us vulnerable 
to flooding and heat island 

effect. 

Presenter
Presentation Notes
As Arlington continues to grow, develop and add additional density, one statistic stands out: Just since 2001, the percentage of Arlington land covered by impervious surfaces has grown from an estimated 40% to 45% and continues to climb. According to Arlington County government staff, development activity is adding nearly nine acres of impervious surface area per year—the equivalent of adding the footprint of the Pentagon (roughly 29 acres) every three to four years. 



2018 WAS THE WETTEST YEAR ON 
RECORD.

The intersection of 24th Street N & N 
Rockingham St in Arlington, VA

Source: Stormwater Management Program: County Board Work Session, October 16, 2018. Arlington, VA p.9.



PERSONAL PROPERTY DAMAGE WORSE 
IN 2019

The intersection of N Kennebec & 11th Street in 
Arlington, VA

Source: News Channel 7. July 8, 2019



Presenter
Presentation Notes
  Arlington is situated on a flood plain. Loss of trees and impervious surfaces lead to an increasingly unstable environment for Arlington citizens. Arlingtonians are more commonly seeing images of massive flooding such as a video taken on June 18, 2019  of flooding along Columbia Pike. In addition, George Washington Parkway has had two major sinkholes open in 2019, with parts of the road collapsing. Environmentalists have cited loss of tree coverage 10 2018 was the wettest on record. Many national experts expect climate change to fuel more extreme weather in the future. Such realities must be adequately taken into consideration in choosing future development strategies.   affecting runoff as a culprit. Such episodes are a warning of the costs of ignoring environmental realities in how we develop our County.



RECOMMENDATIONS

#1: Implement TischlerBise or Similar Fiscal Impact Tool & Community Budgeting Process

#2: Develop and Publish a 10 Year Operating Budget

#3: Re-do County’s 2014 Stormwater Master Plan to focus on Development and Climate 
Change

#4: Halt Further Upzoning and Nice-to-Have Infrastructure Projects until analysis 
complete

#5 Invest in Affordable Housing for Existing Residents

Presenter
Presentation Notes
He requests that the County provide the community with all the following analyses:  1. Cost/benefit analysis (e.g., the Tischler Bise Fiscal Impact Tool), 10-year operating budget and scenario planning for how the County will pay for anticipated population growth;  2. Cost/benefit analysis of affordable housing options and clear evidence that an upzoning strategy leads to more affordable housing in heated markets; and  3.  Comprehensive watershed plan such as the one used in Westchester County, NY, to ensure that development will not exacerbate flooding.   Based on these data, the community can then work with the County Board to develop a 10-year Strategic Plan that addresses the community’s multiple priorities—including affordable housing—within the County’s fiscal and environmental constraints. 



WHAT CAN YOU DO?

• Sign up for our listserv to stay informed about current initiatives
ArlforOurSustainableFuture@gmail.com
• Write to County Board and County Manager asking for more 

information on the logic and rationale for accelerated growth
• Schedule presentation to your local civic association meetings 

and ask questions about development and up-zoning initiatives 
• How will this impact school enrollments?
• What is the percentage change in impervious surfaces?
• What is the impact on our mature tree canopy?
• How will this impact the county budget? (and show them the MONEY 

(aka math)!) 

mailto:ArlforOurSustainableFuture@gmail.com


BACKUP SLIDES

Presenter
Presentation Notes
He requests that the County provide the community with all the following analyses:  1. Cost/benefit analysis (e.g., the Tischler Bise Fiscal Impact Tool), 10-year operating budget and scenario planning for how the County will pay for anticipated population growth;  2. Cost/benefit analysis of affordable housing options and clear evidence that an upzoning strategy leads to more affordable housing in heated markets; and  3.  Comprehensive watershed plan such as the one used in Westchester County, NY, to ensure that development will not exacerbate flooding.   Based on these data, the community can then work with the County Board to develop a 10-year Strategic Plan that addresses the community’s multiple priorities—including affordable housing—within the County’s fiscal and environmental constraints. 



CLARIFYING POINTS

Arlington is not Minneapolis or Seattle.  

We should make decisions about density 
based on data-driven analysis and citizens’ 
feedback.

Presenter
Presentation Notes
He requests that the County provide the community with all the following analyses:  1. Cost/benefit analysis (e.g., the Tischler Bise Fiscal Impact Tool), 10-year operating budget and scenario planning for how the County will pay for anticipated population growth;  2. Cost/benefit analysis of affordable housing options and clear evidence that an upzoning strategy leads to more affordable housing in heated markets; and  3.  Comprehensive watershed plan such as the one used in Westchester County, NY, to ensure that development will not exacerbate flooding.   Based on these data, the community can then work with the County Board to develop a 10-year Strategic Plan that addresses the community’s multiple priorities—including affordable housing—within the County’s fiscal and environmental constraints. 



2016 VORNADO REALTY TRUST LETTER 
TO SHAREHOLDERS

“JBG SMITH will own a large land bank of developable land comprised of 
over 22.1 million square feet of potential development density, which we 

view as a long-term driver of JBG SMITH’s growth. 

This pipeline has the potential to double the size of JBG SMITH and make 
JBG SMITH the fastest growing real estate company in the nation. We 
expect that JBG SMITH will be a major developer of multifamily assets 

and that over time its mix of assets will become more balanced between 
office and multifamily.”

https://www.sec.gov/Archives/edgar/data/1689796/000104746917004141/a2232453zex-99_1.htm

https://www.sec.gov/Archives/edgar/data/1689796/000104746917004141/a2232453zex-99_1.htm


JBG SMITH SPRING 2019 SHAREHOLDER REPORT



ARLINGTON COUNTY 
GOVERNMENT UP-ZONING 

INITIATIVES

Objective 1.1.10 of the Affordable Housing Master Plan is to: 
“Explore flexibility in housing types and residential uses in 
single-family neighborhoods.”

Changes will happen by amending the General Land Use Plan 
and the Arlington County Zoning Ordinance (AC20), and be 
supported by land use plans and studies. Specific changes 
completed or underway include:

• Accessory Dwellings Zoning Ordinance Amendments 
(passed: 2008; 2017; 2019)

• Two-Family Dwellings Zoning Ordinance Amendment (2018)

• Affordable Housing Ordinance (2006)

• Columbia Pike Form Based Code (2013)

• Bonus Density Zoning Ordinance Amendment (in progress) 
(see related land use & zoning tools)

• Plan Lee Highway (in progress)

• Elder Care Residential Uses Zoning Study (in progress)

• Housing Conservation Districts (in progress)

• Missing Middle Study (future TBD)

• Low- and Moderate-Income Housing Definition Zoning Ordinance 
Amendment (Future TBD)

“It is time to revise our zoning 
ordinance to allow different, diverse and 
more affordable home types throughout 
the county, and not just our commercial 

corridors,” states Katie Cristol

A recent builder newsletter states 
that at a March 8, 2019 meeting, 

Board Chair Christian Dorsey “was 
very enthusiastic about more density 

throughout the county after Amazon’s 
arrival.”

Presenter
Presentation Notes
UP-ZONING INITIATIVES   County board members are signaling strongly that changes to County zoning are imminent. The goal will be to increase density and housing supply across the County: “It is time to revise our zoning ordinance to allow different, diverse and more affordable home types throughout the county, and not just our commercial corridors,” states Katie Cristol in her 2019 New Year Remarks. A recent builder newsletter states that at a March 8, 2019 meeting, Board Chair Christian Dorsey “was very enthusiastic about more density throughout the county after Amazon’s arrival.”  Amendments to zoning being considered include significant changes to single-family-home zoning. Objective 1.1.10 of the Affordable Housing Master Plan is to: “Explore flexibility in housing types and residential uses in single-family neighborhoods.” While there is no single document that outlines all these plans, there is a growing body of material that points to massive Arlington-wide zoning changes.   Changes will happen through amendments to the General Land Use Plan and the Arlington County Zoning Ordinance (AC20), and be supported by land use plans and studies. Specific initiatives completed or underway include:  • Accessory Dwellings Zoning Ordinance Amendments (passed: 2008; 2017; 2019) • Two-Family Dwellings Zoning Ordinance Amendment (2018) • Affordable Housing Ordinance (2006) 4  • Columbia Pike Form Based Code (2013) • Bonus Density Zoning Ordinance Amendment (in progress) (see related land use & zoning tools) • Plan Lee Highway (in progress) • Elder Care Residential Uses Zoning Study (in progress) • Housing Conservation Districts (in progress) • Missing Middle Study (future TBD) • Low- and Moderate-Income Housing Definition Zoning Ordinance Amendment (Future TBD) 



ARLINGTON COUNTY 
GOVERNMENT 

ENGAGEMENT STRATEGY 
FOR FUTURE HOUSING & 

ZONING POLICY

June 5, 2019 - Leckey Forum: Planning for 
Equity & Affordability 
plan to "allow the development of tri-plex 
housing citywide, eliminate minimum parking 
requirements, and allows more high-density 
housing along transportation corridors.” 

June 9 –Virginians for Organized Interfaith 
Community Engagement (VOICE) 
call to action was for “Community First”

April, 2019 – Housing Arlington:  An 
Expanded Approach to an Equitable, 
Stable,  Adaptive Community. 

May 29, 2019 – Housing Arlington 
Community Kick-Off 

June 20- County Options for  
Housing Conservation Districts

June 28 – Closing date for Housing 
Arlington Kick-Off Online Feedback 

ADDITIONAL EVENTS BY 
ARLINGTON 

COMMUNITY & BUSINESS 
GROUPS 

Presenter
Presentation Notes
The County staff is now rolling out community engagement strategies to shape the County’s future zoning and housing policy. These include: • April, 2019 – Housing Arlington: An Expanded Approach to an Equitable, Stable, Adaptive Community. Also see: Housing Arlington Program Outline.  • May 29, 2019 – Housing Arlington Community Kick-Off • June 28 – Closing date for Housing Arlington Kick-Off Online Feedback • Additional Events – Housing Arlington Community and business groups in Arlington and DC are simultaneously organizing related events around affordable housing. These include: • June 5, 2019 - Leckey Forum: Planning for Equity & Affordability (highlights a Minneapolis plan to "allow the development of tri-plex housing citywide, eliminate minimum parking requirements, and allows more high-density housing along transportation corridors.”) • June 9 – Virginians for Organized Interfaith Community Engagement (VOICE) community meeting on affordable housing, (Their call to action was for “Community First” and addressing the needs of those who are here and being displaced by rising real estate and rental costs rather than accelerating population growth.) Both were well attended with roughly 150 people. 



**CURRENTLY** IN JUST 3 AREAS
11,200 NEW FAMILY HOUSING UNITS PROJECTED

(23,408 NET NEW RESIDENTS –
34% ARE SCHOOL AGED CHILDREN) 

Presenter
Presentation Notes
Arlington currently has 11,200 new multifamily housing units going up along just three corridors: R-B Corridor, Route 1 Corridor, and Columbia Pike Corridor. These units are under construction or have been approved and on the drawing board. In addition, our current zoning regulations already ensure that new housing options, in addition to these 11,200, will continue to add housing stock to our County. Currently, Arlington’s average household size is at just above two persons per household (2.09 average per household). Based on these numbers,11,200 units will add 23,408 residents to our population. Based on the Fuller number of $805, when these units come online, we will add a net negative $20 million in budgetary spending to our existing annual operating budget (after taxes paid by new residents). This $20 million number is conservative, as in the last eight years 34% of the population growth has been school age children. Currently, Arlington’s average household size is at just above two persons per household (2.09 average per household). Based on these numbers,11,200 units will add 23,408 residents to our population. Based on the Fuller number of $850, when these units come online, we will add a net negative $20 million in budgetary spending to our existing annual operating budget (after taxes paid by new residents). This $20 million number is conservative, as in the last eight years 34% of the population growth has been school age children. 



HURRICANE ISABEL
SEPTEMBER 2003 



LOSS OF TREE COVER

Source: Davey Resource Group, p7



PERVIOUS SURFACE & TREE COVER LOSS-
DRIVEN BY NEW LARGE HOMES



39.4% OF ARLINGTON’S 
STREAMS HAVE BEEN BURIED



ADOPT & IMPLEMENT 
PLANNING 

TOOLS & PROCESSES

• Adopt a Fiscal Impact Tool  
• Provide a cost/benefit analysis of 

anticipated population growth 
and different affordable housing 
options

• Seek evidence from other cities 
to determine if changes in zoning 
will positively impact housing

• Create a ten year projected 
operating budget for different 
population and revenue scenarios

• Engage the community in 
developing a strategic plan based 
on outputs

BEST PRACTICES

Follow the lead of Falls 
Church, Stafford County, 

or Loudon Country

Presenter
Presentation Notes
Arlington County government has resisted acquiring, developing, and sharing with the community financial planning tools routinely used by other Northern Virginia jurisdictions to measure the fiscal impacts of development. Examples include the fiscal impact assessments by Falls Church,  Stafford County, and Loudoun County. Falls Church has been using the TischlerBise fiscal impact analysis model for more than 15 years! Because Arlington County government has resisted utilizing these tools, and thereby has NOT engaged the community over whether the benefits outweigh the costs, we are all at a significant disadvantage in making decisions on these vital subjects. Instead, the County promotes community forums, but not the tools that would help the Arlington community make informed choices. Community forums become a means to rubber stamp decisions that have largely been made, rather than an opportunity to engage in debate about real priorities for Arlington’s future. Just as with fiscal concerns, Arlington County has failed to develop, monitor, publish, and discuss with the community accurate measurements of net tree canopy losses and net impervious surface increases. In doing so, it has failed to enable either itself or the community to be sufficiently aware of the adverse impacts of development on flood risks, heat island effects, and other adverse environmental costs. One important environmental planning tool that Arlington could adopt is a tool like Westchester County’s (NY) Flooding and Land Use 552-page manual, which includes analysis of: a) flooding causes and their relationship to development; b) comprehensive and watershed planning; and c) successful floodplain management tools. Going forward, we need accurate measurements of the fiscal and environmental impacts of growth before deciding whether to approve changes in existing zoning to increase density. If such zoning is approved, these tools will help planning efforts to mitigate damage that could be caused by further by-right development. 



ADOPT & IMPLEMENT 
FLOODING & LAND USE 

PLAN

• Understand root flooding 
causes and their relationship to 
development

• Develop comprehensive and 
watershed planning

• Implement successful floodplain 
management tools

BEST PRACTICES

Follow the lead of 
Westchester County

Presenter
Presentation Notes
Arlington County government has resisted acquiring, developing, and sharing with the community financial planning tools routinely used by other Northern Virginia jurisdictions to measure the fiscal impacts of development. Examples include the fiscal impact assessments by Falls Church,  Stafford County, and Loudoun County. Falls Church has been using the TischlerBise fiscal impact analysis model for more than 15 years! Because Arlington County government has resisted utilizing these tools, and thereby has NOT engaged the community over whether the benefits outweigh the costs, we are all at a significant disadvantage in making decisions on these vital subjects. Instead, the County promotes community forums, but not the tools that would help the Arlington community make informed choices. Community forums become a means to rubber stamp decisions that have largely been made, rather than an opportunity to engage in debate about real priorities for Arlington’s future. Just as with fiscal concerns, Arlington County has failed to develop, monitor, publish, and discuss with the community accurate measurements of net tree canopy losses and net impervious surface increases. In doing so, it has failed to enable either itself or the community to be sufficiently aware of the adverse impacts of development on flood risks, heat island effects, and other adverse environmental costs. One important environmental planning tool that Arlington could adopt is a tool like Westchester County’s (NY) Flooding and Land Use 552-page manual, which includes analysis of: a) flooding causes and their relationship to development; b) comprehensive and watershed planning; and c) successful floodplain management tools. Going forward, we need accurate measurements of the fiscal and environmental impacts of growth before deciding whether to approve changes in existing zoning to increase density. If such zoning is approved, these tools will help planning efforts to mitigate damage that could be caused by further by-right development. 



PAUSE FURTHER UPZONING
AND NICE-TO-HAVE 
INFRASTRUCTURE 

PROJECTS

Prioritize planning and critical 
maintenance over development 
• Balance the county budget without 

increasing taxes or cutting existing 
programs

• Implement new tools that help the 
county do cost/benefit analysis of 
plans have been put in place (flood 
zones; tischlerbise tool etc.)

• Identify causes of & limit land 
speculation 

• Engage in comprehensive 
community planning to establish 
priorities for sustainable density 
management

BEST PRACTICES
Follow the lead of Falls 

Church, Stafford County, 
Loudon Country, or 

Westchester

Presenter
Presentation Notes
Arlington County government has resisted acquiring, developing, and sharing with the community financial planning tools routinely used by other Northern Virginia jurisdictions to measure the fiscal impacts of development. Examples include the fiscal impact assessments by Falls Church,  Stafford County, and Loudoun County. Falls Church has been using the TischlerBise fiscal impact analysis model for more than 15 years! Because Arlington County government has resisted utilizing these tools, and thereby has NOT engaged the community over whether the benefits outweigh the costs, we are all at a significant disadvantage in making decisions on these vital subjects. Instead, the County promotes community forums, but not the tools that would help the Arlington community make informed choices. Community forums become a means to rubber stamp decisions that have largely been made, rather than an opportunity to engage in debate about real priorities for Arlington’s future. Just as with fiscal concerns, Arlington County has failed to develop, monitor, publish, and discuss with the community accurate measurements of net tree canopy losses and net impervious surface increases. In doing so, it has failed to enable either itself or the community to be sufficiently aware of the adverse impacts of development on flood risks, heat island effects, and other adverse environmental costs. One important environmental planning tool that Arlington could adopt is a tool like Westchester County’s (NY) Flooding and Land Use 552-page manual, which includes analysis of: a) flooding causes and their relationship to development; b) comprehensive and watershed planning; and c) successful floodplain management tools. Going forward, we need accurate measurements of the fiscal and environmental impacts of growth before deciding whether to approve changes in existing zoning to increase density. If such zoning is approved, these tools will help planning efforts to mitigate damage that could be caused by further by-right development. 



AFFORDABLE HOUSING 
FOR EXISTING RESIDENTS

Following a cost/benefit analysis of 
housing options: 
• Invest in coops, which are the least expensive 

ownership option in Arlington

• Expand the housing grant program

• Provide rent vouchers for specific populations

• Monitor current policy changes for affordable 
housing impacts  

• Focus on increasing income of local businesses 
and residents through small business 
development 

Prioritize

Preserving affordable housing we 
still have, and providing existing 

residents with targeted affordable 
housing programs

Over

Pro-growth agenda

Presenter
Presentation Notes
Instead of focusing on population growth, a better affordable housing strategy is to preserve the affordable housing we still have, and to provide existing residents with targeted affordable housing programs.   While a cost/benefit analysis of housing options should be done before any final decisions are reached, our initial recommendations are below:  • Invest in coops, which are the least expensive ownership option in Arlington.  • Expand the housing grant program.   • Provide rent vouchers to targeted populations.  • Monitor whether already-approved policy changes, such as opening single family home zoning to ADUs, are creating the anticipated affordable housing.   • Focus on increasing income of local businesses and residents through small business development so that more individuals can afford existing market rates.  12  • Take a fiscally conservative approach to budgetary spending to avoid continuing to increase taxes, which forces middle-class home-owners to sell their properties and increases the cost of rentals.
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