
 

 
HOUSING COMMISSION 

 
APPROVED MEETING NOTES – May 9, 2019 

Attendance 
 Present  Present 

Arthur, Ben Y       Langenbeck, Kay Y 
Berkey, Eric Y Quist, Dannielle Y 
Brescia, Eric Y   
Blank, Rolf Y Staff:  
Bray, Holly Y Franklin, Joel Y 

     Browne, Paul Y Planning Comm. Liaison:  
     Gee, Evelyn -       Gearin, Elizabeth Y 
     Hogan, Alice Y   

Norris, Haley Y Disability Advisory Comm Liason  
     Onyebuchi, Joe Y        Ray, Doris Y 

    
 
Held in:  Courthouse Plaza, 2100 Clarendon Blvd, Room 311 
 
Other Staff Present:  Sarah Pizzo and David Cristeal of the Housing Division, Department of 
Community Planning, Housing and Development (CPHD). 
 
The Chair, Holly Bray, called the meeting to order. 
 
Approval of Notes 
Holly Bray moved approval of the April 11, 2019 notes, Eric Berkey seconded and the motion passed 
unanimously. 

Detached Accessory Dwelling Units 
 
Staff Presentation 
On April 25, 2019, the County Board authorized advertisement to the accessory dwellings 
regulations. Pursuant to direction from the County Board, staff conducted a zoning study regarding 
setback options for new detached accessory dwellings and developed a proposed amendment to the 
Arlington County Zoning Ordinance (ACZO) which, if adopted, would establish new standards for 
accessory dwellings located in accessory buildings. The intent of the amendment would be to allow 
homeowners to build new detached accessory dwellings and provide additional flexibility for 
homeowners to establish accessory dwellings in existing accessory buildings. In addition, this 
amendment would include technical changes to Article 16 to further clarify the intent of a 2018 
Zoning Ordinance amendment that revised standards for nonconforming two-family dwellings and 
reorganized the structure of Article 16, Nonconformities. 
 
As part of the advertisement, the County Board expanded the scope of the advertisement to 
consider: 

• A side and rear setback range of one to five feet on interior lots and one to 10 feet on corner 
lots for new detached accessory dwellings; and 
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• Revised text regarding the location of exterior stairs to an entrance to an accessory dwelling 
above the first floor of a building that would allow for additional flexibility in the conversion of 
an existing accessory building into a detached accessory dwelling. 

 
Staff continues to recommend a five-foot setback for new detached accessory dwellings for the 
reasons outlined in the Discussion section below. In addition, staff also recommends adopting the 
advertised language regarding the placement of exterior stairs to an accessory dwelling above the 
first floor of a building. 
 
This zoning study is one of many components of the Housing Arlington initiative. Under Housing 
Arlington, the County seeks to combine best practices and ideas from policy, planning, partnerships, 
and financial tools to create solutions for the advancement of an inclusive housing community that is 
grounded in equity, opportunity, stability and adaptability. This approach includes the development 
of land use tools, such as this update to the accessory dwelling standards, to expand both affordable 
and missing middle housing. Housing Arlington identifies accessory dwellings as a tool to meet a 
range of housing needs, including providing supplementary housing that can be integrated into 
existing single-family neighborhoods to provide a typically lower-priced housing alternative, to enable 
the owner to receive additional income, and/or to allow them to remain in a home otherwise too big 
to fit their needs. Accessory dwellings can also be an effective tool for enabling seniors to age in 
place and can help promote the supply of rental housing for older adults and persons with 
disabilities. Through this zoning study and the proposed amendment, the County seeks to advance 
the Housing Arlington initiative and create a wider range of housing options. 
 
Public Comment 
Merryl Burpoe said that you don’t understand that you are ending single-family zoning without a 
transparent process and that you won't get affordable housing out of this.  She said that you will be 
putting two families on one lot and asked who is going to pay for the increase in school population. 
These will be expensive to build, at least $200,000 and will rent for $1,500 and $2,000 a month.  
She stated that you are ending single-family zoning without a process and that people don't know 
what an update to setbacks mean.   
 
Dan Gilbert said that his accessory dwelling permit was turned now, but he thinks it will now qualify 
because we have worked with staff on this update.  He said that in addition he would like to see the 
annual inspection and deed covenant removed. He also said that there is no appeal to the BZA so 
there is no way to appeal if don't meet the requirements.  The BZA has no jurisdiction over this and 
when you write a law you can't cover everything. 
 
David Leibson said that he is currently on the board for AHS and that they want to get this passed, 
the AHS Board believes this is a priority.  He said that the last time we did this we were cautious and 
only got about 15 units created and noted that there are a lot of illegal accessory dwellings out there. 
He said that AHS would of liked to have seen a recommendation in the range the Board advertised 
and gone with 3 feet for the setback.  He said that it is not much different, it allows for maintenance 
and allows for more accessory dwellings.  He mentioned that the Leckey Forum will be held on June 
5. 
 
Michael Ingram said that he would like to point out that he agrees with Ms. Burpe and noted that the 
Claremont Civic association has requested a delay on this.  He said that he has been in construction 
his whole life and that there is no additional cost for a new unit for fireproofing.  He said that he has 
an accessory building that he put in about 35 years ago that is about 1'  and if you can go to 25' in 
height there wouldn't be any reason not to go with a flat roof.  He added that with the 1' setback you 



3 
 
 
 

won't be able to look at the neighbor’s property and that the placement is limited by the driveway 
location.   
 
Commission Questions and Discussion 
Elizabeth Gearin said that the Planning Commission discussed why annual inspections, why the 
covenant, and why no appeal process.  She said that the Planning Commission unanimously 
supported the project with two amendments to allow for vertical additions if the addition meets the 
setback requirements and an amendment relating to tree preservation requirements.  Eric Brescia 
questioned the rationale to limiting an accessory dwelling to 750 square feet and Alice Hogan noted 
that these issues were discussed last time and can be reviewed again the next time.  Danielle Quist 
asked if the lot is still required to meet lot coverage requirements for the zoning district and Joel 
Franklin said that they do.  Eric Berkey asked what the numbers from the spatial analysis are and 
Joel Franklin said that for a 1’ setback it is 12,300 lots, for a 5’ setback it is 11,600 lots and for a 
10’ setback it is 10,200 lots.  Danielle Quist asked if staff went to all of the civic associations and 
Joel Franklin said that they relied on information provided at an open house, an online feedback 
form and Commission meetings.  Ben Arthur noted that the feedback for 1' was mostly positive.  
Alice Hogan said staff had already done all the research and supported the 1’ setback and people 
can already build at that setback and are maintaining it.  Eric Berkey said that he agrees with Alice, 
he doesn't find the argument for 5' persuasive.  Paul Browne said that they could choose to place it 
at 5’ if they want to add windows.  Eric Brescia asked what staff found in other jurisdictions and Joel 
Franklin said that the most common setback used was five feet.  Holly Bray said that she has a lot of 
heartburn about this, there are 11,000 lots that will gain $50,000 in value because they can do this.  
She added that they will not be affordable if you can do Airbnb, that is the route you will take if you 
can do that.  
 
Rolf Blank said that the Housing Commission voted to support this in 2017 and that the issue before 
us is if we are for or against the 5-foot setback.  Rolf Blank added that Arlington is changing, and we 
have heard lots of discussion on this and think it is time to move ahead, if the Board wants 5' then 
he doesn't think that should be a deal breaker.  Dannielle Quist said that she thinks this could 
depress the value of the neighborhood if there are a number of these and there are problems.  She 
added that she is also worried about impervious surfaces and drainage.  Alice Hogan said that the 
goal of the changes was to get more units and simplify the process, this is meant to finalize those 
two goals.  She added that we can discuss the merits of accessory dwellings, but they are going to 
exist, and the Board is asking what the setback parameters should be around new detached.  She 
said that accessory dwellings will produce more supply and they will be small, so they will be more 
affordable, and you can already do Airbnb, don't think these things can prohibit us from moving 
forward.  She added that this will need to be reviewed regularly and that she doesn’t think we will get 
a flood and we need to be able to open up the ability for more conversions rather than incentivize 
more construction, we need to utilize what is there.  Alice Hogan said that tree preservation is an 
issue, but we are not sure what the impact is going to be and that is another reason to keep track of 
this. 
 
AIice Hogan said that she is in favor of a one-foot setback since it streamlines the process, the whole 
idea was to not restrict these.  She added that she is also in favor of allowing homeowners to be able 
to go up to 1 1/2 story.  Eric Brescia said that as we move forward, maybe we could consider some 
compromise, maybe 5 feet or 3 feet.  Danielle Quist said that she agrees with having a larger 
setback, especially if you have someone looking down on you.  Alice Hogan noted that you can't have 
windows at 1’.  Ben Arthur noted that 44% of respondents were in favor of 1'.  Paul Browne said that 
if we look at it from an affordable housing perspective, the greatest number of units would allow for 
a downward projection on rents.  Holly Bray asked those who were not in favor of a one-foot setback 
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to provide their reasons.  Kay Langenbeck said she thinks that we should move cautiously; Danielle 
Quist said that it is too close to property lines, interferes with privacy and does not improve 
affordable housing; Eric Brescia said that it could risk other long-term housing goals and you won't 
be able to maneuver it the other direction later; and Joe Onyebuchi said that it is bad for privacy.   
  
The Housing Commission voted 6-3-1 to recommend approval of the proposed accessory dwelling 
Zoning Ordinance amendment. Members in favor are Mr. Arthur, Mr. Berkey, Mr. Blank, Mr. Browne, 
Ms. Hogan, and Ms. Norris with Ms. Bray, Mr. Onyebuchi, and Ms. Quist against and Mr. Brescia 
abstaining.  The Housing Commission also recommended that the County Board: 
  

1. Adopt a one-foot setback in place of the staff-recommended five-foot setback for new 
detached accessory dwellings. The Housing Commission voted in support of the motion 6-5 
with Mr. Arthur, Mr. Berkey, Mr. Blank, Mr. Browne, Ms. Hogan, and Ms. Norris in support and 
Ms. Bray, Mr. Brescia, Ms. Langenbeck, Mr. Onyebuchi, and Ms. Quist against. 

2. Establish an appeals process for accessory dwellings.  The Housing Commission voted in 
support of the motion 11-0 with Mr. Arthur, Mr. Berkey, Mr. Blank, Ms. Bray, Mr. Brescia, Mr. 
Browne, Ms. Hogan, Ms. Langenbeck, Ms. Norris, Mr. Onyebuchi, and Ms. Quist in support. 

3. Permit existing accessory buildings to be converted to detached accessory dwellings with 
external modifications that meet all Accessory Dwelling regulations. The Housing Commission 
voted in support of the motion 7-3-1 with Mr. Arthur, Mr. Berkey, Mr. Blank, Ms. Hogan, Ms. 
Langenbeck, Ms. Norris, and Mr. Onyebuchi in support and Ms. Bray, Mr. Browne, and Ms. 
Quist against and Mr. Brescia abstaining. 

 
1122 N Kirkwood Road Site Plan 
 
Staff Presentation 
The 75,187 sq. ft. (1.726 acres) site is located at 1122 N. Kirkwood Road at Washington Boulevard, 
in the Ballston-Virginia Square neighborhood and adjacent to the Lyon Village neighborhood. It is 
bounded on the north by the YMCA Arlington site and on the west by Baird Automotive. The site is 
also on the same block on Washington Boulevard as APAH’s American Legion site plan. The 
applicant, Eleventh Street Development, LLC, proposes redevelopment of the site, comprised of five 
parcels with a mixture of one-story retail and office uses, to construct a new multifamily residential 
building with 255 units. The applicant requests to amend the General Land Use Plan (GLUP) to 
change the GLUP designation from “Service Commercial” to “Medium” Office-Apartment-Hotel and to 
rezone the site from C-2, Service Commercial-Community Business District, to C-O-2.5, Mixed Use 
District 
 
The affordable housing program for the site will consist of the following elements: 
 a base Affordable Housing Ordinance Contribution of cash or affordable units; 
 Affordable Dwelling Unit (ADU) Bonus Density of 24,840 SF, of which a portion would be 

provided as on-site affordable units; and 
 a contribution of on-site affordable units related to the additional density to be obtained 

through the GLUP change. 
 
The applicant is currently in negotiations with County staff on the community benefits package, 
including the on-site affordable program. The program will be discussed in more detail at the 
Housing Commission meeting in June 2019. 
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Commission Questions and Discussion 
Alice Hogan asked if you did units, how many would that be.  Sarah Pizzo said that they are still 
working out the details and the applicant said that they are very close, and we can take action in 
June.  Alice Hogan asked if you can give us a ballpark and the applicant said that it should be about 
16,000 square feet.  Alice Hogan noted that we need to be talking about if we should be putting 
units in buildings that aren't affordable housing mission driven.  Ben Arthur asked if the County 
allowed you to build higher would you have, curious if you haven't been able to do what you wanted 
to do.  The developer said that the neighbors were sensitive to height, so we are sensitive to height 
and we wouldn’t be a good developer if we don't consider the area around it.  Alice Hogan asked if 
you can go lower than the current parking ratio.  The applicant said that they maybe could, but they 
are comfortable with where it is from a market perspective.  Doris Ray asked how many fully 
accessible units and what common area features there will be, and the applicant noted that they will 
have this information in June.   
 
Arlington’s Age Friendly Initiative 
This item was deferred to a future meeting date. 
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