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July 18, 2012 via e-mail

The Honorable Mary Hynes, Chair
Arlington County Board
2100 Clarendon Blvd
Arlington, VA 22201

Re: Columbia Pike Plan July 23, 2012 County Board Meeting.

The Alliance for Housing Solutions (AHS) supports approval of
the Columbia Pike Neighborhoods Plan as recommended by the
Manager.

AHS commends the Columbia Pike Plenary Group, Working Group,
and Staff on a Plan that we believe will go a long way towards meeting
ambitious, but important, goals, especially the preservation of
affordable housing. It is a good Plan that balances many goals and
complex issues across a very large area. We hope that the approach
taken—integrated planning for land use and housing will become the
County’s model.

We also applaud the community’s commitment to affordable housing
throughout the process and its willingness to consider density an
important tool in achievement of the goals.

The Form Based Code and other innovations in the Plan and the
Technical Report on Tools will have application across the County, not
just the Pike.

A viable housing mix that includes adequate levels of affordable
housing is a County need, not just along the Pike. Commitment to
a substantial increase in financial resources from the County will
be necessary to achieve our housing goals and targets.

The Manager’s report to the Board (pages 12–13 of the Draft report
dated July 5) points out that, “…density alone would not fully meet the
aspirational housing goal… [and] a total gap of $264M–297M would
have to be filled over the 30-year life of the Columbia Pike
Neighborhoods Plan (or $8.8M–9.9M per year). For context, the
FY 2013 budget for housing allocates $9.5M for the Affordable
Housing Investment fund (AHIF) to be used Countywide.”

Some of this need for financial resources can be met through
developer contributions and reflows to the AHIF, but a long-term
financial plan to substantially increase the AHIF should be in the
scope of the long-term housing study now getting underway. The
Board should resolve to meet those needs in its adoption of the
Columbia Pike Neighborhoods Plan.
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Issues

Staff and the Working Group have had to wrestle with a number of complex issues.  AHS
shares many of the concerns that have arisen. Our views on those that relate to affordable
housing follow:

Displacement of low income residents:  AHS shares concerns about displacement of low
income residents. We believe, though, that the Plan is the best tool the County will have in
managing inevitable development to preserve affordability. At incomes below 40% of Area
Median Income (AMI), tools including Housing Grants, Supportive Housing, Homelessness
Prevention and Rapid Rehousing are particularly important, and funding to meet those needs
should be integral to Pike and County-wide financial plans.

Transfers of Development Rights (TDRs): While AHS supports the Staff’s recommendation to
undertake reexamination of the commercial nodes in the existing Form Based Code, AHS also
supports Staff’s recommendation that receiving sites may be across the County rather than
expecting or requiring the “bulk” of the need for additional density to come from those nodes.

Required inclusion of affordable housing in the FBC:  AHS supports Staff’s recommendation for
20/25% of net new density.  We understand that raising the requirement could jeopardize the
feasibility of affordable housing on many of the smaller sites and that the “tiered” approach
discussed in the review by the third-party consultants would likely result in fewer, rather than
more, affordable housing units. We understand the formulation in the Plan is consistent with
County requirements elsewhere for “bonus density.”  We do believe the Board should call for
periodic review of the requirement, and AHS would not at this time support anything less than
the 20/25% policy in the Plan.

AHS shares the view of many that the additional density provided in the Plan is
specifically provided to incentivize affordable housing and other goals of the Plan, and
that if for any reason the affordable housing requirements of the Form Based Code were
removed, the additional density above by-right would also be removed.

Parking: AHS supports Staff’s recommendation for reduction of parking requirements on
affordable units where developers go beyond the affordable housing requirements of the Form
Based Code, as consistent with policy elsewhere in the County.

Historic Preservation: AHS believes the Plan provides a good balance of interests in historic
preservation with affordable housing and other goals. In fact, the preservation of affordable units
in the Plan would preserve a very large part of the historic stock in the study area.

Foxcroft Heights and Arlington View:  AHS understands the complexity of concerns raised by
some in these two neighborhoods, but we hope those concerns will not delay approval of the
Plan and encourage all to work in good faith towards resolutions that minimize the loss of
affordable housing.

AHS believes that the Columbia Pike Neighborhoods Plan is a good balance of
requirements and incentives to meet community goals and recommends that it be
approved by the Board at this time.

Sincerely,
/s/                                                                         /s/

Larry Padberg Jack Cornman
Chair President

cc: Barbara Donnellan, Robert Brosnan, Ken Aughenbaugh, Housing and Planning
Commissions  [all via e-mail]


