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Loudoun County Housing Summit 10.16.17 

Overview: Loudoun’s Unmet Housing Needs 

An adequate supply of housing—varied in type and price, both rental and for-sale, in convenient 
locations is a fundamental ingredient of a complete, inclusive, and enduring community. The creation of 
sustainable housing requires that the pattern of residential development—its design, density, location, 
cost, and performance—benefit the user and community now and over time. Housing affordability is an 
economic, transportation, and quality of life issue. The County’s primary housing objective is to assure 
that existing and future County residents and the workforce are served by a range of housing 
opportunities.  

When a family or household lacks affordable housing, there are many negative impacts to the 

community including: 

 High housing costs use up financial resources that could go to nutritious food, medical

insurance, healthcare, education

 Promotes overcrowding as families and households double-up

 May lead to homelessness

 May promote housing instability which increases stress and illness; and in children, impedes

social development, promotes poor school performance and reduces educational attainment

 Promotes long commutes from jobs to affordable housing which clogs roadways and increases

pollution and driver stress and reduces home community engagement

 Undercuts the ability of employers to attract workforce and causes workforce instability

especially in lower paying industries.

The lower the income, the more prevalent and severe the impacts. 

While there is an obvious human services aspect to Loudoun County’s housing challenges, the discussion 

should be expanded beyond the social issue to highlight the economic development issue it has also 

become.  Businesses thinking of expanding or locating in Loudoun have cited that lack of desirable and 

attainable housing makes attracting workforce to Loudoun more challenging. A continuum of housing 

types is needed, especially compact and dense housing product that is affordable by design, in an urban 

setting, and close to transportation alternatives.   

In the Washington region and Loudoun County, the Area Median Income (AMI) for a family of four is 

$110,300. Households earning less than 80 percent of the AMI are considered low-income households 

by Housing and Urban Development (HUD). Almost 78,000 individuals in Loudoun's workforce are in 

occupations that don't earn 40 percent AMI; that’s 48.2 percent of Loudoun’s workforce. Additionally, 

about 55 percent of the workforce does not earn annual pay greater than 65 percent of AMI, as shown 

in the table below. 
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Overview: Loudoun’s Unmet Housing Needs 

County Industries and Average Pay 

 

Due to lack of affordable housing options, a high percentage of the workforce is required to commute 

from more cost-friendly locations outside the County. Currently, about 56 percent of Loudoun’s 

workforce resides locally, while the other 44 percent (about 61,000) commute into the County daily. Of 

these in-commuters, many work in relatively low-wage sectors such as Construction; Transportation and 

Utilities; Manufacturing; and Leisure and Hospitality. 

The County works to attract, grow and retain targeted businesses of all sizes, which affords access to 

market intelligence based on daily interactions with existing and prospective clients. Based on market 

intelligence, it is clear that a lack of reasonably-priced dwellings hinder businesses from attracting and 

retaining the talent they need, thereby hindering growth and deterring new businesses from moving in. 

When workforces can't find or maintain housing expenses, they also explore new options, sometimes 

driving them away from the community, region or even state.  

The following companies have reported difficulty in attracting and retaining employees due to workforce 

housing challenges: 

• Cuisine Solutions – Food manufacturing business that pays its workers between $13 and $18
per hour. The company currently spends $1 million a year in van pools, car pools, and other
transit options to import workers from Winchester, Prince William, Manassas and Fauquier
Counties.

• K2M – High-tech manufacturer that relies on manufacturing, warehouse, and shipping
workers in the lower hourly pay scale. K2M is struggling to keep staff and is importing from

Source: Loudoun County Community Profile, Virginia Employment Commission, 12/16 update. 

55% 

2



 

 Loudoun County Housing Summit 10.16.17  

Overview: Loudoun’s Unmet Housing Needs 

West Virginia and other surrounding jurisdictions. Lack of staff impacts their production and 
bottom line revenues. 

• Restaurants like Fords Fish Shack, Blue Ridge Grill, BlackFinn, and Smokehouse Live are 
experiencing problems with hiring service staff for lunch, dinner, and evening (bar/nightlife) 
service shifts. This impacts Loudoun’s ability to provide a wide variety of thriving restaurant 
and entertainment options.   

• Other High-Tech Companies – High-tech startups often leave Loudoun when they reach a 
certain critical mass because they cannot attract young workers based on amenities and 
housing options that are available locally. Unanet almost relocated due to perceived lack of 
mixed use, housing, restaurant and entertainment venues and conferencing venues. 

 

Housing costs have risen faster than incomes. 

 From 2000 to 2017, according to HUD, the AMI for the Washington Metropolitan area increased 

by 25%, from $82,800 to $110,300; 

The 2017 “Envision Loudoun Foundations Report” identifies:   

 Median existing home prices in Loudoun County jumped 116%;   

 Loudoun’s median rental price of $1,674 per month is a 75% jump since 2000; 

 New housing commands a premium and is selling for an average of 34.3% over existing housing;  

 In 2000, 71.7% of homes were sold for under $300,000 while this has now dropped to near 15%;  

 In 2017, the estimated purchasing power for a household earning 100% AMI is $330,900 (3 

times income; AMI - $110,300) while the Median House Sales Price is $469,500.  

The 2017 “Loudoun County Housing Needs Assessment 2015 to 2040” identifies:  

 In 2014, approximately 8,900 rental units were priced below $1,500 per month, approximately 

11,300 were priced between $1,500 and $2,000 per month, and about 6,500 were priced above 

$2,000 per month in Loudoun County. 

 One quarter of Loudoun’s homeowners (22,500) were cost burdened  (i.e., spending 30% or 

more on housing) while over 8% (6,900) households were severely cost burdened  (i.e., spending 

50% or more on housing); 

 Nearly half of Loudoun’s County renter households were cost burdened (14,000) while nearly 

22% (6,200) were severely cost burdened; 

 In 2017, about 81% of households earning between 30% AMI ($33,090) and 50% AMI ($55,150) 

are cost burdened while approximately 39% are severely cost burden. 

Addressing and impacting Loudoun’s housing issues will take coordination throughout the government 

and community. In general, housing solutions need to be a public/private partnership at all levels. 

Implementation actions for consideration include: 

• Financing programs such as bond issuance, revolving loans, or tax credits. 

• Work with developers to ensure a diverse housing portfolio without the use of proffers. 

• Use Economic Development Authority (EDA) to issue tax exempt bonds for qualified residential 
rental projects. 
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Overview: Loudoun’s Unmet Housing Needs 

• Use EDA to make grants or loans of its own funds (or funds received from another governmental 
entity) with respect to single or multifamily residential facilities, in order to promote safe and 
affordable housing in the County. 

• Direct policy to have mixed income housing within developments rather than whole buildings 
dedicated to workforce housing. 

• Require fewer parking spaces for desirable housing developments. 

• Reduce or waive proffer requirements (impact fees) as a means of incentivizing affordable 
housing units in new transit-oriented development. 

• Make sure areas with workforce housing have adequate pedestrian and bicycle infrastructure. 

• Develop a strategic plan for housing. 

• Consider a separate workforce housing program (residents with higher incomes, at or below the 
established area median income). 

• Consider below market rate loans/grants for housing rehabilitation. 

• Consider acquiring land and developing county owned housing facilities. 
• Provide land and financing to affordable housing projects. 
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Housing Affordability in Loudoun County 

What does “affordability” mean? 
Housing Affordability is often measured in terms of housing cost burden. Cost burdened households are those 
that spend 30 percent or more of their income on housing (gross rent or mortgage). According to HUD (Housing 
and Urban Development), families “who pay more than 30 percent of their income for housing may have 
difficulty affording necessities such as food, clothing, transportation, and medical care.” Severe rent burden is 
defined as paying more than 50 percent of one’s income on rent. Typically, higher income households can spend 
a larger percentage of income on gross rent and mortgage and lower income households have more difficulty 
meeting cost of living needs. 
  
The recently completed “Loudoun County Housing Needs Assessment 2015 – 2040” provides information on the 
most vulnerable Loudoun households that are cost burdened as depicted below.  
 

Cost burdened Households by Selected Characteristics, 2012-2014 
  

% Cost Burdened 
All Households 29.6% 
Household income <60% AMI 78.4% 
Under age 25 64.1% 
Living alone (age 65+) 51.9% 
Single-parent families 50.5% 
Renters 49.7% 
Hispanic households 49.7% 
Persons with disabilities 39.3% 
 
The Housing Needs Assessment finds that “renters are more likely than home owners to be cost-burdened” and 
“young adults, seniors living alone, Hispanic households, and people with disabilities are more likely to face 
housing affordability challenges compared to the overall population” (Housing Needs Assessment, p. 5). 29.6 
percent of Loudoun County households are cost burdened, including 78.4 percent of households earning less 
than 60 percent of the Area Median Income (AMI) (currently $65,200 for a family of four). This includes home 
owners and those who rent.  
 

Average Wages Cannot Support the Cost of Housing in Loudoun 

 AMI is the median (or middle) household income for a region, and varies by household size.  

 In FY 2017, the AMI for Metropolitan Washington Area (including Loudoun County) is $110,300 

for a family of four and $77,250 for a single person.  

 Income multiplied by three (3) serves as a general standard for determining purchase power to 

buy a home.  

 30 percent of monthly income for rent and utilities is the general standard for determining rent 

affordability. 
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Housing Affordability in Loudoun County 

Purchase Power and Rent Affordability for a Family of 4 

AMI 
 

Income as % of AMI 
(for a family of 4) 

Purchase Power 

(3x income) 

Rent Affordability 

(Income divided by 

12 x 30%) 

100% $110,300 $330,900 $2,757 

90%      $99,270 $297,810 $2,482 

80%      $88,240 $264,720 $2,206 

70%      $77,210 $231,630 $1,930 

60%      $66,180 $198,540 $1,655 

50%     $55,150 $165,450 $1,379 

40%    $44,120 $132,360 $1,104 

30%    $33,090 $99,270 $827 

20%    $22,060 $66,180 $551 

10%    $11,030 $33,090 $276 

 
Purchase Power and Rent Affordability for a Single Person 

AMI Income as % of 
AMI 

(for a single  
person) 

Purchase Power 

(3x income) 

Rent Affordability 

(Income divided by 

12 x 30%) 

100% $77,250 $231,750 $1,931 

90% $69,525 $208,575 $1,738 

80% $61,800      $185,400 $1,545 

70% $54,075 $162,225 $1,352 

60% $46,350 $139,050 $1,159 

50%     $38,625 $115,875 $966 

40%    $30,900 $92,700 $773 

30%    $23,175 $69,525 $579 

20%    $15,450 $46,350 $386 

10%    $7,725 $23,175 $193 
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Housing Affordability in Loudoun County 

 Many professions which make up the fabric of the Loudoun community do not pay salaries that 

support the cost of housing.  

Profession Starting Salary % AMI Purchase Power Rent 

Affordability 

Master’s Level LCPS 
Teacher* 

$55,400 72% $166,200 $1,385 

Bachelor’s Level LCPS 
Teacher* 

$49,674 64% $149,022 $1,242 

Fire and Rescue New 
Recruit** 

$42,370 55% $127,100 $1,059 

Retail Salespeople, Childcare 
Workers, Home Health 
Aides*** 

Approximately 
$27,000 

35% $81,000 $675 

Sources: * FY 18 LCPS Pay Scale; **Fire and Rescue HR Liaison; ***VEC Statewide Pay Averages  

 The Market is not providing a sufficient supply of affordable housing options. 

Unit Type Number of Units in 
Apartment Complexes 

Average Monthly Rent 

Studio 38 $1,203 

One Bedroom 4,189 $1,396 

Two Bedroom 6,394 $1,567 

Three Bedroom 1,247 $1,835 

Source: 2016 Apartment Guide Survey 

Home Type Average Existing Home 
Price 

Average New Home 

Price 

All Types $417,000 $560,241 

Single-Family Detached $552,000 $690,469 

Single-Family Attached $377,500 $480,000 

Multi-Family $250,000 $356,389 

Source: Foundations Report 
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Area Median Income (AMI) 

What is Area Median Income? 
Area Median Income (AMI) is an income standard that distributes income into two equal parts: one-half 
of incomes falling below the median income and one-half above the median. AMI is published by the 
Department of Housing and Urban Development (HUD) and is organized by family size. HUD uses the 
five-year estimates from American Community Survey census data to determine the median household 
income for a family of four and then applies a formula to adjust the AMI for families of different sizes 
from the four person family median income. 
 
In order to determine whether a household is eligible for various housing programs, income is compared 
to a percentage of the AMI. Federal, State, and local programs use the AMI to determine household 
eligibility for program participation. Applying a consistent measure supports the use of multiple 
programs to address affordable housing needs (funding, subsidies, tax credits). Every affordable housing 
program in the region uses AMI to determine income eligibility. 
  
AMI is calculated for households within the Washington Metropolitan Statistical Area (MSA) region, 
representing the regional nature of the housing and job market. Families searching for housing are likely 
to look within the region for a place to live that is affordable to its household budget regardless of 
jurisdictional boundaries. The Washington MSA includes the Virginia counties of Loudoun, Arlington, 
Fairfax, Clarke, Fauquier, Prince William and others; the cities of Alexandria, Fairfax,  
Falls Church, Manassas, Manassas Park and others; the District of Columbia and counties in Maryland.  
 

 According to the “Loudoun County Housing Needs Assessment 2015 - 2040,” in 2015, 
there were 21,892 households in Loudoun County with household incomes at or below 
50 percent AMI.  
 

AMI Number of Loudoun 
Households (2015) 

Less than 30% AM 10,147 

30-50% AMI 11,745 

50-70% AMI 13,025 

70-80% AMI 6,016 

80-100% AMI 13,581 

>100% AMI 66,543 

 
Appendix III-F:  Washington MSA Jurisdictions  

Appendix III-G:  2017 Washington MSA Area Median Income Distributed by Family Size 

 

 

45% 
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Existing County Housing Policy 

In 2007, the Loudoun County Housing Advisory Board contracted with AECOM, a consulting firm, to study 

the affordable housing needs of the Loudoun County workforce. The results of the study entitled “Basic 

Housing and Employment Data and Projections” identified that the greatest need for housing for existing 

and future workers based on jobs in the County was for households with incomes below 100 percent AMI. 

Based on the AECOM study, the Board of Supervisors adopted a policy amendment to the Revised General 

Plan that established the County’s “unmet housing need” as housing for households that earn 100 percent 

AMI and below.  

According to the Revised General Plan, “The County defines unmet housing needs as the lack of housing 

options for households that are unable to rent or purchase due to insufficient incomes to meet current 

market prices.” Generally, there are unmet housing needs for households earning less than 100 percent 

AMI (currently $110,300 for a family of four). (Revised General Plan, policy 2) 

The Housing Needs Assessment reiterates this need by concluding that “there is currently a potential 

unmet need of about 11,200 rental units” with 75 percent of the estimated unmet rental demand “among 

households with incomes below 60 percent AMI” and a “need for 1400 home ownership units affordable 

to households with incomes below 100 percent AMI.”  

The County’s Revised General Plan sets forth the current strategy for the County’s policy and 
programmatic approach to address affordable or unmet housing needs of County citizens and the 
workforce.  

Policy highlights include: 

 The Housing Market cannot meet all areas of housing need.  

 Residents and workers should be served by a range of housing opportunities.  

 Housing diversity is important to the health of the community.  

 Address “continuum of need” without labels.  

 Unmet housing needs are defined as housing for incomes rangingfrom 0% to 100% of the 
Washington Area Median Income AMI.  

 2017 AMI is $110,300 for a family of 4.  

Programs are required to address the housing needs of residents and workers priced out of the 
housing market. The County’s policy approach identifies a continuum of unmet housing need. 
Generally, the lower the income, the more resources both financial and service supports are needed 
to secure shelter and stability for the household. For example, at the very lowest incomes, there may 
be a need for help paying rent for a very low income family or providing shelter for someone who is 
homeless. As a family’s resources increase, the amount of financial and service supports needed 
decreases. For example, a moderate income family may need the benefit of a lower cost home to 
purchase or help with a down payment, but no other support services. Because of the continuum of 
need, there is no one answer to addressing the problem of affordable housing—there is not a one-
size fits all solution. It takes a variety of approaches and resources to address the continuum of need. 
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Existing County Housing Policy 

 

 Requires different approach/resources at each level. There is no one size fits all. 

Appendix III-C: Revised General Plan Unmet Housing Needs Policies 

 
 

Approaching 
Market Rate

 

Greatest 

Needs 
Renter Home 

Ownership 

COUNTY POLICY APPROACH : 

UNMET HOUSING NEEDS CONTINUUM 

10



  
 

 Loudoun County Housing Summit 10.16.17  

Existing Zoning Regulations 

State Enabling Legislation for Affordable Housing 

Including a requirement for the provision of affordable housing in a locality’s zoning ordinance 
is commonly referred to as inclusionary zoning. The Code of Virginia Section 15.2-2304 has 
permitted Loudoun County to adopt inclusionary zoning ordinance amendments since 1989. 
The Code of Virginia requires the program to address “housing needs, promote a full range of 
housing choices, and encourage the construction and existence of moderately priced housing 
by providing for optional increases in density in order to reduce land costs for such moderately 
priced housing.” The broad language of Section 15.2-2304 allows Loudoun County to adopt an 
inclusionary zoning ordinance within very general parameters, and this enabling statute is only 
applicable to Loudoun and Albemarle Counties, as well as the Cities of Fairfax and Alexandria.  
 
Loudoun’s Affordable Dwelling Unit Ordinance  

In 1993, the Board of Supervisors (Board) initiated the Affordable Dwelling Unit (ADU) program 
with the adoption of Article 7, Administration and eegulation of Affordable Dwelling Unit 
Developments, of the eevised 1993 Loudoun County Zoning Ordinance (Zoning Ordinance). As 
defined by Article 7, ADUs for purchase are affordable to households with incomes between 30 
percent of the Washington Metropolitan Statistical Area Median Income (AMI) and 70 percent 
AMI, whereas rental ADUs are affordable to households with incomes between 30 percent of 
the AMI and 50 percent of the AMI (Section 7-101).  
 
Article 7 requires that each development of 50 units or more at a density greater than one (1) 
dwelling unit per 40,000 square feet in an area served by public water and sewer, provide ADUs 
(Section 7-102(A)). ADUs are provided at a rate of 12.5 percent of the single family attached 
(SFA) and single family detached (SFD) units and 6.25 percent of the multi-family (MF) units of a 
development (Section 7-103).  
 
When a SFA or SFD development provides ADUs, the development is permitted a 20 percent 
density increase (Section 7-103(A)). Similarly, a MF development is permitted a 10 percent 
density increase (or a 20% density increase if 12.5% of the total MF units are ADUs) (Section 7-
103(B)). Article 7 includes unique development standards for ADU developments that support 
the allowable density increase and the reduction of land costs (Section 7-200 through Section 7-
1100). Specifically, these standards permit additional housing types, reduce lot width and yard 
requirements, increase lot coverage, and reduce open space.  
 
Article 7 does not apply to the following developments: multifamily dwelling unit structures 
consisting of four or more stories and having elevator access; properties subject to proffers 
approved prior to the adoption of Article 7; and properties zoned e-1, Ce-1, Te-1, and JLMA-1 
(Section 7-102(D)). ADUs may be provided voluntarily in a development not otherwise subject 
to Article 7. In such cases, the density of the development may be increased up to 20 percent, 
and 12.5 percent of the total number of units achieved through the density increase must be 
ADUs (Section 7-103(C)). 
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Existing Zoning Regulations 

To ensure ADUs are provided incrementally as part of a larger development, a ratio of the 
number of occupancy permits issued for ADUs to the total occupancy permits issued for market 
rate units must be maintained (Section 7-106). Article 7 also requires ADUs to be of a building 
type and architectural style compatible with residential units permitted within the 
development, comparable to market rate units in dwelling dimensions and number of 
bedrooms, and interspersed among the market rate units (Section 7-104). 
 
Modifications to the percentage and timing requirements for ADUs are permitted as part of a 
rezoning, special exception, site plan, or preliminary subdivision application upon meeting 
certain criteria (Section 7-108(A)). Additionally, developments with only SFD units may request 
a modification to provide cash in lieu instead of ADUs (Section 7-108(A)(3)). Article 7 includes 
the calculation method for deriving the cash in lieu contribution (Section 7-108(E)). Cash 
contributions are placed in the Loudoun County Housing Trust Fund (Section 7-108(F)). 
 
Recent Amendments to Article 7  

In October 2016, the Board adopted an amendment to Article 7 permitting the substitution of 
affordable housing units for ADUs (Section 7-109) to increase the flexibility to provide 
affordable housing by taking advantage of state and federal programs. Affordable housing units 
are those for sale or for rent units developed pursuant to a Virginia Housing Development 
Authority (VHDA) Low Income Housing Tax Credit (LIHTC) program or a U.S. Department of 
Housing and Urban Development (HUD) 221(d)(4) program. The calculation method, density 
bonus, timing, and architectural compatibility requirements of Article 7 continue to apply to 
affordable housing units (Section 7-106(D)).  
 
The administration and regulation, establishment of unit prices, price controls, eligibility 
requirements, and the structure and operation of the Affordable Dwelling Unit Advisory Board 
(ADUAB) are governed by Chapter 1450 of the Codified Ordinances of Loudoun County 
(Codified Ordinances). Members of the ADUAB are appointed by the Board of Supervisors 
(Section 7-107).  
 
Additional Affordability Requirements Specified in the Zoning Ordinance 

In addition to the requirements of Article 7, the Zoning Ordinance includes specific affordability 
requirements in the PD-MUB (Planned Development – Mixed Use Business) pursuant to Section 
4-1350 and PD-CM (Planned Development: Corridor Mixed-Use) pursuant to Section 4-2400. 
 
In PD-MUB districts, developments with a density greater than 20 dwelling units per acre are 
required to provide unmet housing needs units (UHNU).  
 
For rent units must be affordable for households with a total household income less than 60 
percent AMI, and one-third of the UHNUs should be affordable for households with a total 
household income of 30 percent AMI or less.  
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Existing Zoning Regulations 

For-sale units must be affordable for households with a total household income between 30 
percent and 100 percent AMI. A minimum of one-third of the for-sale UHNUs should be 
affordable for households with a total household income between 30 percent and 70 percent 
AMI, and a minimum of one-third of the for-sale UHNUs should be affordable for households 
with a total household income between 70 percent and 100 percent AMI.  
 
Rental prices are controlled for 30 years, while sales prices are controlled for 20 years.  
 
The bonus density allowances are as follows:  
 

 
 
PD-CM zoning districts are planned in the Route 28 corridor and anticipate to apply to the Silver 
Line Policy Area. To date, no properties have been rezoned to PD-CM. 
 
All “Office Center Alternative Method” developments are required to provide a 12 percent set-
aside of UHNUs. The UHNUs must serve the following income tiers:  
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Existing Zoning Regulations 

Modifications may be granted if the developer can justify that the project will meet additional 
housing needs, such as increasing the number of units provided to those in the lowest income 
tiers or exceeding the number of mandatory fully-accessible units. Under this program, all 
UHNUs are required to have a 30-year affordability covenant.  
 
Loudoun County’s traditional zoning ordinance may limit the supply and availability of 
affordable housing. The current ordinance is focused on traditional single family and 
multifamily housing in specific locations.   eegulations could provide for greater flexibility in lot 
design and site layout to allow for more innovative and creative use of properties and for more 
diverse housing, such as: accessory apartments, cluster housing, elder cottages, shared 
residences, accessory dwelling units, and single room occupancy (SeO) developments. The 
permitting and approval processes should also be reviewed to ensure that they do not constrict 
the development of affordable housing.    
 
In addition, collaboration with the development industry, including nonprofit and for profit 
affordable housing developers, is needed for further understanding of the opportunities and 
obstacles to constructing affordable housing.  
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Capital Intensity Factor & Affordable Housing 

When a developer submits a residential rezoning application in the Suburban Policy Area subject to the 
recent Small Area Plan, CPAM,   staff evaluates the application to ensure the developer mitigates 100 
percent of the capital facility costs and service demands associated with the dwelling units that are above 
the base density for the planning policy area. As mitigation, the developer may provide to the County 
either a per unit cash contribution or an in-kind contribution, such as dedicating land to the County for a 
school or a fire and rescue station, or a combination of both. As part of the rezoning review, staff 
negotiates the cash contributions and in-kind contributions with the developer, and the developer 
“proffers” the negotiated contributions in a Proffer Statement, a voluntary, legally binding document 
between the developer and the Board of Supervisors (Board).  
 
To evaluate proffered in-kind contributions, staff consults the Capital Needs Assessment (CNA) to 
determine what public facilities or land sites are needed in the area to serve the proposed residential 
development and to maintain the County’s desired levels of service. To meet the County’s Capital Facilities 
Proffer policies, the in-kind contribution must satisfy a need that is identified in the County’s CNA, Capital 
Improvement Program (CIP), or Board adopted service and plans. 
 
To evaluate proffered cash contributions, staff uses a formula called the Capital Intensity Factor (CIF), 
which the County’s Fiscal Impact Committee (FIC) establishes and the Board approves. Staff applies the 
CIF to all units proposed in the rezoning that are above the base density specified for the planning policy 
area. The CIF represents the per unit housing costs that are required to offset the rezoning’s impact upon 
the County’s capital facilities and service demands. The formula takes into account that different housing 
types and different geographic regions (CIF Regions) in the County create different service demands. The 
CIF is determined by five variables: unit type, persons per household, number of school age children by 
type of unit, the costs of different types of facilities, and costs of schools.  The formula is as follows: 
 
CIF = (Household Size x Facility Cost per Capita) + (Students per Household x School Cost per Student) 
 
Using the Dulles Region as an example, the anticipated per unit cash contribution is $37,212 per single-
family detached residential unit, $25,744 per single-family attached (townhouse) unit, $14,454 per multi-
family attached unit, and $17,119 per multi-family stacked unit. Before the County issues either a building 
permit or zoning permit (whichever is specified in the Proffer Statement) for the units in the building or 
zoning permit, the developer makes the proffered cash contribution to the County.  Proffers for age-
restricted and other residential developments that do not generate school-age children are much less due 
to the school portion of the anticipated per unit cash contribution being removed. 
 
The addition of the cash proffer most likely results in higher new home prices as this cost is potentially 
passed on to the purchaser.  Currently, by County policy, the capital facility impacts of ADUs are not 
included in a project’s overall capital facility impacts, but are absorbed by the County.  A significant 
incentive for building affordable housing may be to apply the policy more broadly to all projects that 
provide affordable and diverse housing.  
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Recent Efforts to Address Housing Affordability:  
Affordable Housing Stakeholders Group 

 
On September 4, 2013, the Board of Supervisors created an Affordable Housing Stakeholders Group 
(HSG) to review the County’s existing housing programs to determine their sustainability, viability and 
efficiency. The HSG was charged with reviewing alternatives to best provide for housing needs for both 
affordable and workforce housing. The HSG was a 17 member group that included all 10 ADUAB 
members. The HSG devoted 50 hours over sixteen meetings to the effort.  The HSG received expert 
panel briefings from affordable housing lenders, ADU program participants, Homeowners Associations, 
local jurisdictions, and non-profit and for-profit affordable housing developers.  The group also heard 
from the Fairfax County Redevelopment and Housing Authority, the Loudoun County Chamber of 
Commerce CEO Cabinet, and Loudoun County’s Economic Development Advisory Committee. These 
panel briefings were highly interactive with HSG members actively engaged in gaining insight on 
affordable housing issues that affect the County and the region.   The HSG spent considerable time 
discussing the ramifications of losing Affordable Dwelling Units (ADUs) from the program and also how 
best to ensure availability of affordable housing in the long-term once the County is built out and ADUs 
are no longer obtainable through the legislative process.  Throughout the HSG’s work, discussions 
regarding the restrictions of the Housing Trust were also debated.   
 
The HSG developed seven distinct goals for addressing affordable housing in the County and 41 
recommendations for improvement to existing programs and for refining the County’s long range 
affordable housing strategy.  
 
Key recommendations include:   
 

 Analyze the Revised General Plan to determine the appropriate land use balance between 
residential and non-residential uses;  

 Conduct a needs assessment to identify housing needs and to guide the County’s long-term 
housing strategy;  

 Examine the County’s desired ADU strategy to focus on the rental market and adjust the 
incomes to be served by the program; 

 Eliminate conflicts between County/State/Federal funding regulations;  

 Develop a strategy for leveraging the Housing Trust to best address the County’s affordable 
housing needs;  

 Amend Article 7 of the County’s Zoning Ordinance and Chapter 1450 of the Loudoun County 
Codified Ordinance to provide more flexibility in affordable housing provision by the private 
sector.   

 

The Board of Supervisors voted 6-3 (Clarke, Higgins, Reid, Volpe, Williams, York in favor; Buona, 

Delgaudio, Letourneau opposed) to embrace the HSG recommendations as a guide on how to 

address affordable housing in the County.  
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Recent Efforts to Address Housing Affordability:  
Affordable Housing Stakeholders Group 

 

Subsequent to the completion of the HSG’s work, the Board of Supervisors initiated several 

important initiatives to implement the recommendations, including: 

 Consistent with Goal 1, “The County’s long range housing strategy provides for a spectrum of 
housing opportunities to support economic health and quality of life,” the Board approved 
funding for a Housing Needs Assessment on October 7, 2015 (9-0). The Needs Assessment 
findings were presented to the Board on February 23, 2017. 
 

 Also pursuant to Goal 1, the Board directed completion of a residential build out analysis. The 
Department of Planning and Zoning (DPZ) provided a detailed County-wide estimate of 
remaining residential development potential and an assessment of the number of ADUs within 
this estimate (build out analysis) to the Board on October 4, 2016.  
 

 The Board also addressed specific objectives and recommendations of Goals 2, 5 and 7 related 
to the ability of non-profit and for profit affordable housing providers to utilize state, federal or 
local funding entities to meet the requirements of Article 7. The Board approved ZOAM-2016-
0009 (9-0) on October 12, 2016, which amended Article 7 to permit the substitution of Low 
Income Housing Tax Credit (LIHTC) and HUD 221(d) (4) Affordable funded affordable housing 
units for required ADUs. 
 

 The HSG recommended looking at the Housing Trust Agreement to determine if there was 
flexibility for providing funds beyond the 30% to 70% AMI range to partially achieve Goal 2, 
“The County will work in partnership with non-profit and for-profit entities committed to the 
provision of a wide range of housing opportunities by offering technical assistance and financial 
opportunities and incentives.” The Board directed the County Attorney (9-0) to review the 
constraints of the County of Loudoun Housing Trust Agreement and determine a process for 
amending the agreement if possible.  

 
Appendix III-D:  Table entitled “Progress Report on HSG Recommendations Implementation”  
Appendix III-E:  Housing Stakeholders Group Recommendations 
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Recent Efforts to Address Affordability: ADUAB 

The Affordable Dwelling Unit Advisory Board (ADUAB) has made several recent recommendations to 
address affordability. Over several years, the ADUAB developed recommendations for amendments to 
Article 7 of the Revised 1993 Zoning Ordinance and Chapter 1450 of the Codified Ordinances which govern 
the administration and regulation of ADU developments. The purpose of the recommendations is to 
provide more flexibility, gain additional affordable units, and increase the affordability timeframe prescribed 
by the covenants. The proposed Ordinance amendments were referred along with the Housing 
Stakeholders Group (HSG) recommendations to the Board of Supervisors (Board). In April 2016, the Board 
unanimously approved the 2016 Zoning Ordinance Amendment (ZOAM) Work program which includes the 
ADUAB’s recommended revisions (consistent with the HSG recommendations) to address affordable 
housing in the County. A companion amendment to Chapter 1450 of the Codified Ordinances will be 
processed concurrently with this ZOAM. 
 
The Article 7 ZOAM is intended to address the provisions of the Zoning Ordinance that impede or 
otherwise constrain the development of affordable housing. The amendments will be broad in scope to 
address the totality of requirements impacting the provision of affordable housing and include density 
bonus options, the number of ADUs required, the cash contribution formula, ADU zoning district lot 
specifications, definitions, and the development process. The ZOAM is currently in review by the 
Department of Planning and Zoning staff before proceeding to the Planning Commission for public hearing 
in late 2017.   
 
In 2016, the ADUAB also developed program options to increase affordable housing opportunities. The 
ADUAB reviewed the funding parameters of the ADU-derived County of Loudoun Housing Trust; other 
jurisdictions’ programs, and consulted with representatives of the Disabilities Services Board (DSB) and 
the Housing Advisory Board (HAB).  The overall objectives of the ADUAB’s program recommendations 
was to provide funding from the County of Loudoun Housing Trust under the existing limitations of the 
Trust Agreement to support Low Income Housing Tax Credit (LIHTC) applicants to provide rental housing 
consistent with the ADU program; increase the supply of the ADU purchase inventory, which has 
diminished as demand remains extremely high; purchase low-cost market rate units to replace ADUs 
that are exiting the program due to expiration of the 15 year covenant; add affordable, newly renovated 
rental units at ADU-qualified incomes; and add affordable, accessible rental units for persons with 
disabilities. The recommendations included the establishment of the following programs: 
 

1. The Rent Buy Down program to assist non-profit affordable housing developers in earning 
additional points in the competitive LIHTC application process and provide affordable rents at 50 
percent AMI.  

2. The Market to Affordable Purchase program to increase the supply of affordable purchase units 
by purchasing low cost market rate homes, placing a covenant on each home and selling them 
to ADU Certificate Holders. 

3. The Rental Rehabilitation Loan pilot program to increase the supply of affordable rental units by 
providing forgivable loans for rehabilitation with a requirement for rents for households with 
incomes no greater than 40 percent AMI for 10 years. 

4. The Rental Rehabilitation and Accessibility pilot program to increase the supply of affordable 
accessible rental units by providing forgivable loans for rehabilitation with a requirement for 
rents for households with incomes no greater than 40 percent AMI for 10 years. 

 
On September 22, 2016, the Board of Supervisors voted 6-0-3 (Higgins, Randall, Saines absent) to not 
adopt the ADUAB recommendations pending additional information from the Housing Needs 
Assessment and Residential Build-out Analysis.  
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Recent Efforts to Address Housing Affordability: HAB Recommendations  

On January 21, 2015, the Board of Supervisors embraced the HSG recommendations and directed staff to 
work with the Housing Advisory Board (HAB) to develop a scope of services that could be performed by a 
consultant to produce an assessment of housing needs in the County. The HSG recommended that the 
County adopt a long range housing strategy that provides for a spectrum of housing opportunities to 
support economic health and quality of life. As part of that strategy, the HSG recommended a study to 
identify housing needs to provide a framework for the County to understand housing needs and trends as 
well as inform the County’s housing planning efforts.  
 
The HAB drafted the scope of services for the Housing Needs Assessment contract to include tasks such 
as summarizing existing conditions and identifying trends; developing and implementing a methodology 
for measuring existing and projecting future supply, demand and affordability gaps; and analyzing housing 
needs for various segments of the population distributed by age, income, and employment sector. In 
addition to the HAB, the scope was reviewed by the ADUAB and the Housing Diversity and Affordability 
Subcommittee of the Nighttime Economy Ad-Hoc Committee. The HAB was represented by a HAB 
member on the inter-departmental team that selected and provided input and support to the consultant 
throughout the development of the study. The HAB also received periodic updates on the consultant’s 
progress through-out the development of the study. 

 

 February 2016 - County procured the consulting services of the George Mason University Center 
for Regional Analysis and Lisa Sturtevant & Associates, LLC, to complete the Housing Needs 
Assessment (HNA). 

 The objective was to analyze current demographic, economic, and housing market conditions and 
patterns of housing affordability in the County and to prepare detailed forecasts of housing 
demand based on future job projections and demographic factors. 

 The key findings of the “Loudoun County Housing Needs Assessment 2015-2040” were presented 
to the Board of Supervisors on February 23, 2017 and included the following: 

o Increasing demand across the housing continuum for: 

• Low-cost, small unit  rental housing for young Millennial workers  over next 10 
years; 

• Smaller, more modestly-priced housing for Aging Millennials  with families; 

• Accessible housing & communities for  Aging Resident Baby Boomers and Persons 
with Disabilities; 

• Multi-generational housing  for culturally diverse households; 

• Affordable housing for low and moderate income households; 

• Single-family housing for high-income, large families. 

o Growing housing affordability challenges are expected to occur not only in Loudoun 
County, but throughout the Region.  
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Recent Efforts to Address Housing Affordability: HAB Recommendations  

 

Full report available at:  www.loudoun.gov/housing 

 
 
While developing the Housing Needs Assessment scope, the HAB identified a desire to capture survey 
data related to the County’s workforce. The HAB worked with staff to develop two workforce housing 
survey scopes of services, one focusing on public sector employees and one focusing on private sector 
employees. The purpose of the surveys was to capture respondent’s income, where they live, housing 
costs, housing needs, their future intent on living in Loudoun County, and awareness of available housing 
programs and provide specific first-hand information about the housing needs and desires of the 
workforce from the employee perspective. By conducting the surveys, the County would be able to gain 
a better understanding of the housing choices that employees make in terms of location and cost. The 
survey data would complement the hard data from the Census and other public data sources. Instead of 
allocating funding to procure services for the two surveys, however, the Board asked the staff to use 
existing resources to survey County employees to gain the desired information. The summary results of 
the Loudoun County Public Employee survey follow. 
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Recent Efforts to Address Housing Affordability 
Public Employee Housing Needs Survey 

 

Summary  

 Sent to all County government and all Loudoun County Public School employees in January 2017. 

 Created in Survey Monkey; 3671 total responses (rate of approximately 22%). 

 71 percent of respondents were homeowners; 24 percent were renters. 

 65 percent of respondents worked at LCPS; 7 percent worked at Fire and Rescue; 5 percent worked 

in the Sheriff’s Office; and 20 percent worked in other departments. 

 LCPS had the highest percentage (75%) of respondents living in the county.  

 Fire and Rescue had the lowest percentage (33%) of respondents living in the county. 

 For renters living outside of the county, the largest percentage (39%) lived in Fairfax County. 

 For homeowners living outside of the county, the largest percentage (28%) lived in West Virginia. 

 “Housing Affordability” was the top reason why renters and homeowners live outside the county. 

 “Proximity to Work” was the top reason why renters and homeowners live inside the county. 

  

Do you feel that the amount you pay on rent and utilities is affordable? 

 

 

 

 

 

 

 

 

 

 

Do you feel that the amount you pay on all of your housing costs is affordable? 

 

 

 

 

 

 

 

 

 

 

11%

44%

45%

Non-Loudoun Renters

Not sure No Yes

 

7%

78%

15%

Loudoun Renters

Not sure No Yes

 

7%

30%

63%

Non-Loudoun Homeowners

Not sure No Yes

 

9%

58%

33%

Loudoun Homeowners

Not sure No Yes
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Recent Efforts to Address Housing Affordability 
Public Employee Housing Needs Survey 

 

Do you want to buy a home in Loudoun County? 

 

 

 

 

 

 

 

 

Do you think you can afford to buy a home in Loudoun County? 

 

 

 

 

 

 

 

 

 

Employee Comments 

 
Even with two incomes, it is not affordable to 
purchase a home here in a decent neighborhood. 
The two incomes also make me ineligible for some 
of the programs offered to help purchase a home. 
 
Fortunately, my spouse has a good job in 
technology. Most teachers…can’t live in the county 
unless there are two incomes. 
 
More should be done to assist government 
employees to live inside the county...single family 
detached homes at reasonable prices would be a 
great start. 

 
I think there needs to be more housing choice in the 
county. 
 
If you paid us more money, we could afford to live 
in the county. 
 
Loudoun County government should do more to 

help its employees live in the county they work in 

and for. Could I make more at a different job? 

Absolutely. Do I want to leave the job that I love? 

No.

 

 

27%

21%

52%

Non-Loudoun Renters

Not sure No Yes

 

18%

8%

74%

Loudoun Renters

Not sure No Yes

 

12%

83%

5%

Non-Loudoun Renters

Not sure No Yes

 

20%

75%

5%

Loudoun Renters

Not sure No Yes
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Recent Efforts to Address Housing Affordability: Use of the Trust 

Article 7, Administration and Regulation of Affordable Dwelling Unit Developments, of the Zoning 
Ordinance establishes Chapter 1450, Affordable Dwelling Units, as the administrative regulation for the 
Affordable Dwelling Unit (ADU) program. These two Ordinances are applied in tandem and, when 
combined, are referred to as the ADU Ordinance. Chapter 1450 establishes the County of Loudoun 
Housing Trust as the repository for funds that are derived from the market sale of ADUs including: the 
proceeds from the market sale of an ADU that has exceeded the price control covenant’s fifteen year 
control period; the market sale of an ADU that has not been purchased by a qualified ADU-certificate 
holder within the initial 90 day purchase option period; and cash provided in lieu of ADUs pursuant to 
the zoning modification provisions of Article 7. Limited monetary proffers have also been directed to the 
Trust.  
 
When an ADU is sold at market, the difference between the ADU value and the sales price is split equally 
between the Trust and the seller. The rules of the Trust are described in the County of Loudoun Housing 
Trust Agreement, originally adopted by the Board on August 12, 1997. The Board of Supervisors (Board) 
as Trustee can make allocations from the trust. Trust funds are currently used to support several County 
housing programs and have been allocated over time for the following purposes: 
 

Down Payment and Closing Cost Assistance Program (DPCC) $3,227,000 
Public Employee Grants for Homeownership Program (PEG) $590,000 
Match to Federal Neighborhood Stabilization Program Grant (NSP) $1,000,000 
Grant to Loudoun Habitat for Humanity $400,000 
Housing Funds   $1,600,000 
2005 Study of Over Financed ADUs 
County ADU Foreclosure Purchase Program* 

$103,700 

County ADU Purchase Program*  
*Funds used from the Trust for the purchase and then replaced upon sale 

 
 

The Trust balance is increasing as a result of ADU market sales following the expiration of the price 
control covenants’ 15 year control period with the potential for substantial additional funds in the 
foreseeable future due to covenant expiration. Of the 474 covenant expired ADUs since 2011, 55 have 
been sold to date. The Trust currently has a balance of approximately $27 million having grown from 
approximately $104,000 before the 2008 lending crisis, with the most significant increase occurring in 
2012 when many ADUs were sold at market. 
 
On October 12, 2016, the Board adopted amendments to Article 7 which allows the substitution of 
Affordable Housing Units for ADUs when a project verifies that it is financed with either the Low Income 
Housing Tax Credit (LIHTC) program or the HUD 221(d) 4 Affordable program. This Ordinance change 
enabled the Board, on July 20, 2017, to amend the Trust Agreement to broaden its use to include  
“people eligible to purchase or rent affordable dwelling units in Loudoun County” (Beneficiaries) with 
incomes from 30 percent to 50 percent AMI for renters and 30 percent to 70 percent AMI for purchasers 
as defined by the ADU Ordinance and to authorize loans from the Trust to be used to help finance 
projects that are financed with the LIHTC or HUD 221(d) (4) programs to provide more flexibility and to 
better take advantage of financing options for affordable housing. The Board also directed staff to 
develop specific guidelines and application materials for loans from the Trust to come back to a future 
Finance/Government Operations and Economic Development Committee meeting for consideration.  
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Recent Efforts to Address Housing Affordability: Stone Springs Apartments 

The Board of Supervisors adopted several amendments to the ADU Ordinance and the County of 
Loudoun Housing Trust Agreement to expand the use of the Trust to help finance projects that are 
providing affordable housing units financed with either Low Income Housing Tax Credits or the Housing 
and Urban Development (HUD) 221(d) 4 Affordable programs.  The amendments now allow Affordable 
Housing Units, substituted for ADUs, to be collocated rather than interspersed throughout a 
development. These strategic amendments support multi-family rental projects and will help affordable 
housing developers to better take advantage of financing options for affordable rental housing, an area 
of significant unmet need in the County.  
 

On July 20, 2017, the Board approved a $3 million dollar loan from the Trust to help finance Stone 
Springs VA LLC to build 128 multi-family rental Affordable Housing Units for households with incomes up 
to 60 percent AMI. By changing Article 7 to allow the substitution of Affordable Housing Units for ADUs 
and allowing collocation of these units, the Stone Springs project will have 100 additional affordable 
units, all rentals. The changes to the Ordinance may help facilitate the capture of more of the rental 
units in the County’s housing development pipeline as affordable units. 
 
The developer, Stone Springs VA LLC, plans to obtain multiple financing sources to develop the project. 
This is the typical financing need for a project providing lower priced rents. Stone Springs LLC is using:  
 

 HUD 221(d)(4) Affordable Program (Loan Insurance ) 
 $19 million 1st Trust from M & T Bank 

 

 4% Low-Income Housing Tax Credits (LIHTC) from VHDA 
 $8,893,700 over 10 years 
 Boston Capital Equity Partners 

 

 Economic Development Authority Tax Exempt Bonds 
 $16 million over construction period 

 Housing Trust (County Loan) 
 $3 million with 40 year maturity (full repayment 

proposed in 30 years (post construction) 

The 128 apartments will be located across Stone Springs Boulevard from the Stone Springs Hospital in an 
area that includes single-family residential, businesses and services in the Route 50 corridor.  
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Recent Efforts to Address Housing Affordability: Envision Loudoun Stakeholders 

Preliminary Housing Policies 

With the endorsement of the Comprehensive Plan Charter in April 2016, the Board of Supervisors 
(Board) identified Residential Housing and Diversity at one of the nine (9) major topic areas that needed 
to be addressed through the process.  In May of this year, the Board endorsed a draft Vision and Goals 
for Envision Loudoun (the New Comprehensive Plan).  The Vision expresses the desire for Loudoun to be 
an inclusive community and the goal related to housing calls for the provision of a full spectrum of 
housing to support our community. 
 
Vision: 
Loudoun County continues to flourish as a prosperous and inclusive community with a well-deserved 
reputation for great places, natural and built, as well as historic and new, in a variety of settings. The 
County will foster economic innovation, fiscal strength, and sustainability. 
 
Goal: 
Well-designed places providing a full spectrum of housing and employment options linked to supporting 
commercial, entertainment, educational, agricultural, and recreation activity. 
 
The Stakeholders Committee, an advisory body to the Board charged with developing a draft 
comprehensive plan, has spent a significant amount of time exploring the Housing topic.  This work has 
involved understanding the current housing policies included in the Revised General Plan and 
completing a “white paper” that included information on what the County has heard from the public on 
housing from two rounds of public feedback sessions and from others groups within the community.  
From this information, the Stakeholders Committee has developed ten preliminary policies on Housing 
listed below.   
 
Stakeholders Committee Preliminary Recommended Housing Policies (reviewed September 25, 2017) 
 

1. Provide housing options throughout Loudoun County that can accommodate a variety of 
lifestyles, households, ages, cultures, market preferences, incomes, and special needs. 

2. Encourage housing to be located near existing or planned employment opportunities, schools, 
communities, utilities, multi-modal transportation options and other amenities.   

3. Increase the diversity of housing unit types, sizes, and innovative designs throughout Loudoun 
County. 

4. Support mixed-use development projects that provide a continuum of housing types and prices 
as well as commercial uses such as retail, entertainment and offices in a walkable environment. 

5. Support residential development on infill and redevelopment sites that is designed to 
acknowledge the surrounding context.  Increase the quantity of affordable housing units and 
create a continuum of affordable housing options for all people (workforce levels, ages, incomes 
and abilities) who want to live and/or work in Loudoun County.  

6. Create a dedicated revenue stream for affordable housing programs in the County. 

7. Provide a variety of housing types that are attainable and desirable to all levels of the workforce 
to maintain the County’s economic competitiveness.  
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Recent Efforts to Address Housing Affordability: Envision Loudoun Stakeholders 

8. Leverage public and private resources to address housing needs in Loudoun County. 

9. Preserve the existing affordable housing stock in Loudoun County. 
 
These policies reflect a continuation and recommitment of the polices already included within the 
County’s Revised General Plan, as well as, new policies to promote diverse housing within mixed use 
projects and through infill and redevelopment opportunities.  As part of the Envision Loudoun process, 
staff and the Stakeholders Committee will complete a list of strategies/actions and an implementation 
plan for these housing policies.   
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Recent Efforts to Address Housing Affordability 
Economic Development Advisory Committee 

 
 

The Economic Development Advisory Commission’s (EDAC) 2016 Nighttime Economy community survey 

found that over half of responses about housing focused on affordability and density as key issues. 

• “Affordable housing or metro access adjacent to bars, restaurants and entertainment venues 
to attract more young people to live and play in the County. When you do go out here it feels 
like everyone is 40 and older. Young people want to be around other younger people.  Most 
can't afford to live in the apartments currently being constructed near the new mixed-used 
developments. Instead of building "luxury" units consider building smaller units with multiple 
bedrooms which would attract younger people with roommates (EDAC Survey, 2016).” 

 

The EDAC had the following recommendations based on survey results and other analysis: 

• Housing diversity should include special emphasis on millennials and empty-nesters which will 
drive a significant portion of the commercial and retail tax base, as well as “affordable” 
housing for all sectors of the population. 

• Undertake a full review and rewrite of the Comprehensive Plan that recognizes housing as the 
lynchpin to commercial economic development success. 

• Work with developers to ensure a diverse housing portfolio without the use of proffers. 
• Embrace the concept of “Live Work and Play” into all practices by establishing planning and 

zoning policies and comprehensive plan strategies that support a vibrant – and viable – 
balance of retail, office and housing with multiple density, height and pricing options. 

 

As part of DED’s preparation for the Housing Summit, the department has researched workforce 

housing needs and consulted with neighboring jurisdictions with model affordability programs. In 

general, housing solutions need to be a public/private partnership at all levels. High-level 

policy/strategies for consideration include: 

• Housing must be a continuum with attainable and desirable options for all levels of the 
workforce. 

• Create iconic walkable urban places with a variety of housing types near metro stations. 
• Market transit-oriented developments near the metro stations on a local, regional, national 

and global scale. 
• Encourage development projects near the Ashburn metro station that provide a continuum of 

housing types, retail, entertainment and offices in a walkable environment. 
• Be flexible, customer-focused, timely, and open to interpretation in review and approval of 

desired housing projects near metro to allow for market-driven commercial activity. 
• Establish housing programs that help create a continuum of affordability for all workforce 

levels. 
• Allow for flexibility whenever possible as the market changes. 
• Introduce “urban” policies, phase out “suburban” vision in the metro corridor. 
• Housing diversity should include special emphasis on millennials and empty-nesters which will 

drive a significant portion of the commercial and retail tax base. 
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Recommended Efforts to Address Housing Affordability: Revitalization Designation 

Additional assistance that the County can provide to support projects applying for Low Income 
Housing Tax Credits (LIHTC) allocations is to designate a revitalization area on the basis that the 
area lacks affordable housing to support the industry in the area. In the LIHTC competition, 
based on a point system, an application can receive 10 points for its location in a designated 
revitalization area. The Board could designate eastern Loudoun as an area that lacks affordable 
housing to support the large number of workers and industries within this geographic area of 
the County. Once a designation is adopted, an applicant can use it to verify the need and 
receive the points in the application process that may make the difference in winning the LIHTC 
and being able to develop the affordable rental project.  
The designation would be based on the following criteria: 
 

1. The commercial, industrial or other economic development of the revitalization area will 
benefit Loudoun County, but the area lacks the affordable housing needed to induce 
manufacturing, industrial, commercial, governmental, educational, entertainments, 
community development, healthcare or nonprofit enterprises or undertakings to locate 
or remain in the area.  

 
2. Private enterprise and investment are not reasonably expected, without assistance, to 

produce the construction or rehabilitation of decent, safe and sanitary housing and 
supporting facilities that will meet the needs of low and moderate income persons and 
families in the revitalization area and will induce other persons and families to live 
within the area and thereby create a desirable economic mix of residents in the area. 

 
 A resolution of the Board is required to designate the revitalization area. 
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Recommended Efforts to Address Housing Affordability: Involuntary ADU Sale Disbursements 

Background 

Chapter 1450 (Affordable Dwelling Units) of the Loudoun County Codified Ordinance identifies 
how the proceeds from the market sale of an ADU are distributed. However, it is silent on how 
proceeds are distributed from an involuntary sale. (Involuntary sales include judicial sales that 
might occur from the non-payment of HOA fees.) Amendments to Chapter 1450 are 
proposed   to address the narrow issue regarding distribution of proceeds from an involuntary 
sale and  to specify the release of the ADU covenants upon receipt of the proceeds. In 
particular, amendments will be proposed to §1450.08 of the Codified Ordinance entitled “Prices 
Following Initial Sale or Rental” so that  all sales are subject to the same division of proceeds.   
The amendment seeks to clarify and establish the recovery of funds from units lost to the 
program as a result of an involuntary sale. The funds would go into the County of Loudoun 
Housing Trust. 
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Recommendations to Address Housing Affordability:  Other Studies Currently Underway 

Fiscal and Economic Impact of Residential Development 

As a part of the Envision Loudoun effort, staff will work with a consultant team to produce a report on 
the fiscal and economic impacts of residential development in Loudoun County. Several similar studies 
have been completed by private organizations; however, this study will be completed by the County and 
will be useful to better understand the economic and fiscal impacts of residential development, 
reflecting differing characteristics across a range of housing types (real property value, housing unit age, 
and demographics). This research is being completed to provide information as the Board of Supervisors 
considers the new comprehensive plan recommendations in the fall of 2018. The study is expected to be 
completed in the spring of 2018. 
 
Market Assessment  

The Market Assessment will review evolving real estate and development patterns that could affect 
future growth in Loudoun County. The information and analysis within this study will provide growth 
trend information, absorption of development types, employment-based metrics including housing 
preferences, and non-residential development pressures from various information sources for 
consideration in the creation of the new general plan.   One of the end results includes the demand for 
residential units by type and a prediction of the absorption of residential units through 2045.   
 
Fiscal Impact of Envision Loudoun Recommendations 

Recommended changes in land use will be used to project the amount and location of new residential 
and non-residential growth through 2045.  In order to evaluate the impact of this new growth, staff will 
work with a consultant team to build a fiscal impact model that will illustrate fiscal impacts to Loudoun 
County based on our new comprehensive plan.    
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     Housing Outreach Efforts 

Since April 2016, the Housing and Community Development Division has increased marketing and outreach 
activities.  
 
Hosted the 7th Annual Northern Virginia Housing Expo for the first time in Loudoun County on March 18, 
2017 — 868 attendees 

 
Held over twelve (12) meetings to share information and build partnerships with: 

 Loudoun County Government, Human Resources 

 Loudoun County Government, Public Information Office 

 Representatives from Town of Leesburg and Town of Round Hill 

 Loudoun County Public Schools, Parent Liaisons 

 Loudoun County Public Schools, Public Information Office 

 Loudoun County Fire and Rescue 

 Loudoun County Sheriff’s Office 

 Loudoun County Library, Programming and Community Engagement 

 Loudoun County Board of Supervisors Aides 

 All Dulles Area Muslim Society (ADAMS) Center 

 Reston Bible Church 

 Community Church  
 
Conducted fourteen (14) community presentations and outreach events: 

 Fire and Rescue New Recruit Orientation (January and August 2017) 

 Leesburg Community Services Night (2016 and 2017) 

 Workforce Resource Center Resource Fair 

 Sterling Health and Wellness Fair 

 English as a Second Language (ESOL) Open House (Rust Library) 

 LCPS Parent Liaison monthly meeting (November 2016 and March 2017) 

 Loudoun Abused Women’s Shelter (LAWS) staff meeting 

 Dulles Area Association of Realtors (DAAR) Government  
Affairs Committee 

 Mi Familia, Mi Comunidad (education series at Sterling Library) 

 Weichert new homebuyer seminar 

 SterlingFest 
 

HCD staff also: 

 Attend monthly meetings of the Loudoun Human Service Network 

 Attend bi-monthly meetings of the Loudoun Chamber of Commerce  
Nonprofit Initiative 

 Distribute housing information through the LCPS Peachjar system 

 Created a comprehensive brochure for all housing programs 

 Provide an annual update to comprehensive Loudoun County  
Apartment Rental Guide www.loudoun.gov/apartmentguide 

 Developed Home Cents, a new online seminar for homeowners 
www.loudoun.gov/homecents  
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Source: Loudoun County Homeless Management Information Systems 

 
 
 

13%

48%

27%

12%

Point-In-Time Count Totals 
2015 - 2017

Families (58)

Singles (216)

Children in
Families (125)

Domestic
Violence Survivors
(55)

Coordinated Entry System Intake Line 
 

 The Coordinated Entry System (CES) is the single-point of entry for Housing Stabilization Services in Loudoun County. The 
CES Intake Line serves as the triage center for community members experiencing a housing crisis or housing instability.  

 Additional phases of the CES Intake Line will incorporate multiple Non-Profit Service Providers that offer supportive 
services directly impacting housing stability such Employment, Transportation, Education, etc. 

 The Coordinated Entry System is a federally mandated requirement for CoC’s receiving federal HUD funding.  
 The CES Intake Line launched on July 17, 2017 and is open to the full geographical area of Loudoun County including all 

incorporated towns and villages. 

CES Intake Line Number Days and Hours of Operation 

(703) 777 – 0420 
Monday – Friday    /   8:00AM – 4:00PM 

Continuum of Care Overview 
 

The Loudoun County Continuum of Care is a strategic partnership of private 
and public sector partners working together to provide housing-focused 
supportive services to prevent housing instability and end homelessness in our 
community.  
 
The Continuum of Care (CoC) provides comprehensive, community-based 
programs and resources designed to address critical needs related to 
stabilizing housing for families and individuals in the Loudoun community. 
Continuum of Care Programs utilize a Housing First approach. Program 
Monitoring and Evaluation of CoC-funded projects adhere to the Results-Based 
Accountability model. The goal is to ensure that high performing programs 
receive needed resources in order to continuing serving the community with 
excellence, integrity and compassion. 

Point-In-Time Count 
 

The Annual HUD Point-In-Time Count is conducted each 
January and reflects data on persons in the community 
that are experiencing homelessness or are at-risk of 
becoming homeless due to a housing crisis. The Point-In-
Time Count is a community-wide effort that includes:  
 

 Comprehensive data collection and reporting  
 Outreach and Engagement throughout Loudoun 

County  
 Community-wide assessment of families, individuals, 

transition-age youth, Veterans, and others that are 
experiencing homelessness within our community 

 Regional collaboration with other jurisdictions in 
Northern Virginia, Maryland and the District of 
Columbia through the Metropolitan Washington 
Council of Governments (COG) Homeless Services 
Committee  

 
 
 

CoC Community Partnerships 

…just to list a few. Want to join us? Visit 
www.loudoun.gov/coc to learn more. 
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For more information on the Loudoun County Continuum of Care or to become a Partner Organization, please contact  
Continuum of Care Coordinator Jennifer Hope, at Jennifer.hope@loudoun.gov 

Continuum of Care Funding Sources and Amounts 

 
 

 

 

9%

32%
59%

Federal ($141,428)

State ($537,837)

Local ($977,404)

Local Policy: Loudoun County Continuum of Care  
 Prevention, Diversion and Intervention  
 Non-Profit Partnerships and Collaboration 
 Community Programs and Resources 
 Housing-Focused Funding Opportunities for Local 

Non-Profits 
 Monitoring and Evaluation 
 Data Collection and Reporting 

 
 
 
 
 
 

Continuum of Care Funding by Program Type 
FEDERAL STATE LOCAL 

 Permanent 
Supportive Housing 
Program  

 8 off-site units 

 7 on-site units 

 Coordinated Entry 
System 

 Rapid Re-Housing  

 Homeless 
Prevention & 
Diversion 

 CoC Administration 

 Emergency 
Shelter 

 Drop-In Center 

 Cold Weather 
Shelter  

 

 

Coordinated Entry System Intake Line 
 

The data below reflects the total number of households in Loudoun 
County that have called the CES Intake Line in need of Housing 

Stabilization Services since launching in July 2017.  
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Continuum of Care Programs and Resources 
 

The Continuum of Care provides funding to support local Non-Profits that provide critical programs to individuals and families in 
the Loudoun Community faced with a housing crisis. The Continuum of Care provides funding for the following programs: 
 

 Coordinated Entry System           Homelessness Prevention & Diversion         Rapid Re-Housing 

 Drop-In Center           Permanent Supportive Housing           Cold Weather Shelter/Hypothermia (Nov. – Mar.) 

 Emergency Shelter            Homeless Management Information System (Data Collection & Reporting) 

      

             Did You Know???   
 

 
The Loudoun County Continuum of Care reports to 

the Virginia Department of Housing and Community 
Development (DHCD) on the number of Veterans 

successfully housed each month. 
 

15 
The number of Veterans that have been successfully housed through 
CoC-funded programs after experiencing a housing crisis in Loudoun 

County since January 2017. 
 
 

Source: Loudoun County Homeless Management Information Systems 
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Sub-Committee Overview 
 

Continuum of Care (CoC) Sub-Committees are targeted workgroups comprised of CoC 
Non-Profit Partners, Program Managers, Direct Service Staff, Directors/Executive 
Directors, Community Members, Local Government Staff and others that focus on 
addressing specific CoC-related projects.  
 
CoC Sub-Committees work in conjunction with the CoC Governance Board to make 
recommendations to the Lead Agency/DFS for consideration of implementation into 
local Continuum of Care policy and processes. 
 
Sub-Committees provide quarterly progress reports to the General Membership, 
Governance Board and Lead Agency on project status and recommendations.  
 
The Continuum of Care Coordinator works with and provides oversight to each of the 
CoC Sub-Committees. 

Continuum of Care  
Sub-Committees 

 
Coordinated Services 

 
Point-In-Time 

 
Data Quality 

 
Gaps in Services 

 
Project Funding 

 
Community Awareness 

 
Nominations  

 

Coordinated Services Sub-Committee  
 

Purpose Statement 
The purpose of the Coordinated Services Sub-Committee is to provide 
recommendations to the Lead Agency on the process flow and system design 
for the community-wide Coordinated Entry System.  
 
Goal 1:  Solicit and incorporate input from key stakeholders in the community, 

Non-Profit partners and program participants 
 
Goal 2:  Research and develop multi-faceted standardized assessment tools to 

capture relevant information for Housing Stabilization Services  
 
Goal 3:  Review data to determine next supportive service to incorporate into 

the Coordinated Entry System Intake Line 

 

Data Quality Sub-Committee 
Homeless Management Information System (HMIS) 

Database 

 
Purpose Statement 
The Data Quality Sub-Committee works to ensure 
data quality compliance with state and federal 
HMIS policy standards and makes 
recommendations to the Lead Agency/HMIS 
Administrator on local data collection standards.  

 
Goal 1:  Explore innovative strategies in CoC data 

collection methods that promote 
accuracy and efficiency in community-
wide reporting 

 
Goal 2:  Provide input to the Lead Agency related 

to quality assurance and accuracy of 
reporting on specific data points and 
collection methods  

 
Goal 3:  Complete data analysis to ensure that 

data points being collected reflect the 
stated needs of the community  

 
The HMIS Database System captures program-
level, client-level and organization-level data on 
services provided, financial assistance tracking and 
program capacity and availability.  

 
CoC Non-Profit Partners that currently enter 

data into the HMIS Database: 
 

 INMED Partnerships for Children  
 DFS: Homeless Prevention & Diversion 
 Loudoun Homeless Services Center 

Volunteers of America Chesapeake 

 The Good Shepherd Alliance 
 PATH Mental Health Outreach Services 

 

Point-In-Time Sub-Committee 

2018 Point-In-Time Count is scheduled for Wednesday January 24, 2018 
(Snow Date: Thursday January 25, 2018) 

Purpose Statement 
 The purpose of the Point-In-Time (PIT) Sub-Committee is to review the methodology, 
update data points, raise community awareness about the annual Count, and 
participate in unsheltered outreach assessing the number of persons experiencing 
homelessness or housing instability. The Point-In-Time Sub-Committee is chaired by 
the CoC Coordinator to ensure full compliance with federal, state and regional PIT 
Policy.  
 
Goal 1:  Review methodology and evaluate data points for upcoming PIT Counts, 

including sheltered and unsheltered populations 
 
Goal 2:  Develop PIT data collection survey  
 
Goal 3:  Successfully conduct the annual PIT Count through coordinated efforts with 

multidisciplinary sectors across the Loudoun community  
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Community Awareness Sub-Committee 
 
Purpose Statement 
The purpose of the Community Awareness Sub-Committee is 
to raise awareness of the Continuum of Care and issues that 
directly impact housing stabilization for persons and families 
in the Loudoun community.  
 
All media communications on behalf of the Continuum of Care are 
released by the Loudoun County Public Information Office (PIO).  

 
Goal 1: Increase awareness of CoC-Programming and services, 

through a variety of avenues including: print material, 
speaking engagements, etc.  

 
Goal 2: Research and develop meaningful community-wide 

campaigns that raise awareness of CoC programs, 
resources and other supportive services 

 
Goal 3: Develop CoC marketing material and community 

resource information 

 

Project Funding Sub-Committee  
 

Purpose Statement 
The Project Funding Sub-Committee provides 
recommendations to the Lead Agency on the process for 
competitive funding opportunities. 
 
The Project Funding Sub-Committee is not responsible for or 
involved with any aspect of funding allocations. Continuum of Care 
funding is determined through an objective, third-party, 
independent Rank and Review panel.  
 
Goal 1:  Develop annual calendar of CoC-funded collaborative 

application projects 
 
Goal 2:  Research regional and national CoC best practice 

standards to ensure ethical and objective processes are 
consistently utilized 

 
Goal 3:  Review CoC community-wide prioritizations to ensure 

that funded programs offer services that are consistent 
with the identified needs of the community  

Gaps in Services Sub-Committee  
 

Purpose Statement 
The purpose of the Gaps in Services Sub-Committee is to research, evaluate and report on areas of need in the community that are 
currently unmet or minimally addressed by current services and propose innovative, efficient and effective strategies to properly 
address those needs. The Gaps in Services Sub-Committee provides recommendations to the Lead Agency for consideration into 
implementation and/or policy.   
 
Goal 1:  Conduct a bi-annual gaps analysis of resources and services needed by persons enrolled in Housing Stabilization Services and other 

supportive programs 
 
Goal 2:  Work with Lead Agency staff to complete an annual Housing Inventory Count (HIC) of bed and unit availability within the county 
 
Goal 3:  Complete HMIS data analysis in order to make recommendations to the Lead Agency on targeted strategies for effective 

interventions prioritizing the most vulnerable populations 

Continuum of Care Contacts 
 
 

Jennifer Hope 
Continuum of Care Coordinator 

Jennifer.hope@loudoun.gov / 703.771.5881 

 
 

Vincent Froehlich 
HMIS Administrator 

Vincent.froehlich@loudoun.gov / 703.771.5373 

Nominations Sub-Committee 
 
Purpose Statement 
The purpose of the Nominations Sub-Committee is to ensure a fair and transparent 
selection process of incoming Governance Board members.  
 
Goal 1: Ensure that the Governance Board recruitment and selection process 

adheres to high levels of ethical standards and that interested persons are 
free from conflicts of interest while serving 

 
Goal 2: Solicit input from key CoC stakeholders to recruit community members 

familiar with Housing and Supportive Services 
 
Goal 3: Facilitate the Governance Board Orientation for newly seated Board 

members 
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For more information on the Continuum of Care Governance Board or to request an Interest Form, please contact  
Jennifer Hope Continuum of Care Coordinator at Jennifer.hope@loudoun.gov. 

Governance Board Overview 
 
The U.S. Department of Housing and Urban Development (HUD) requires that “a CoC Board must be representative of the 
relevant organizations and projects serving homeless populations and subpopulations within the CoC’s geographical area. The CoC 
Board must also include at least one homeless or formerly homeless individual.”              https://www.hudexchange.info/faqs/1546/what-is-a-coc-board/  
 
In compliance with HUD regulations, the Continuum of Care (CoC) General Membership votes to determine new Governance 
Board members. Governance Board members serve a two-year term, with a four-year maximum.  
 
The Continuum of Care Coordinator works closely with the Governance Board to ensure full compliance with state, federal, 
regional and local policy regulations and standards.  

Previous CoC Governance Boards 
 

2014 – 2016 Governance Board Members 
(Inaugural Board) 

 
 Mental Health   Denise Murdock 
 Public School System   Grant Scharfer 
 Victim Services    Kaye Wallace 
 Veteran Services   Michael Ball 
 Underserved Population  Maria Elena Alvarez- 

Vasquez 
 Faith-Based    Drew Clyde 
 Local Government   Hope Stonerook 

 
 

2016 – 2018 Governance Board Members 
 
 Law Enforcement  Captain Eric Prugh 
 Local Funder   Amy Owen 
 Legal Services   Bonnie Hoffman 
 Medical/Healthcare  Carol Jameson 
 Consumer Representative  Ellen Skogsberg 

 
 

2017 – 2019 Governance Board Members 
 
 Mental Health   Bernadette Binns 
 Victim Services  Nicole Acosta 
 Non-Profit Provider  Elizabeth Driggers 

 
 

2018 – 2020 Governance Board 
 

Interest Forms currently being accepted… 

HUD Recommended CoC Governance Board Seats 
 

 Public School System     Transition-Age Youth Services 
 Veteran Services     Employment Services 
 Real Estate Developers     Faith-Based Representative 
 Victim Services Provider    Local Government  
 Local Jails      Mental Health Providers 
 Transportation Services     Consumer Representative 
 Law Enforcement     Street Outreach Services 
 Local Businesses     Community Advocates 
 Colleges/Universities     Hospitals 

 
 
 

Current Continuum of Care Governance Board 
Seat Represented, Affiliation, Board Member and Term Expiration 

 
 
Faith-Based Representative              Pastor Drew Clyde 
Headway Church               December 2017 
 
Law Enforcement Representative  Sergeant Linda Cerniglia 
Loudoun County Sherriff’s Office                      April 2018 
 

Consumer Representative    Ellen Skogsberg 
Community Member                       April 2018 
 

Local Funder               Amy Owen (co-chair) 
Community Foundation                       April 2018 
 

Mental Health Services Representative               Bernadette Binns 
Loudoun County Mental Health                      Nov 2019 
 

Homeless Services Provider             Elizabeth Driggers (co-chair) 
Volunteers of America Chesapeake                       Nov 2019 
 

Victim Services Provider              Judy Hanley 
Loudoun Abused Women’s Shelter                       Nov 2019 
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Greatest Need: Emergency Support Services 

Background 
 
The Emergency Support Services (ESS) unit within the Department of Family Services (DFS) is a locally 
funded program that offers emergency and supportive assistance to residents of Loudoun County. 
Social workers in this program assist with housing and rent, access to medical and dental visits, 
prescriptions, food, and many other needs. People in critical need walk or call-in to obtain help with 
their emergency need.  
 
Who is Served 
 

• In FY17, the ESS unit served 8502 individuals in 2482 households. 
• Of the individuals served, 1276 had chronic medical issues and 1713 were unemployed. 
• 41% of household members served in FY were under age 18; 9% were age 60 or older. 
• ESS utilizes the Master Fund to assist clients in crisis. For the past three fiscal years, more than 

half of Master Fund expenses were spent on housing and utility assistance.  
 

 
 
Partners 

The ESS unit serves as the liaison to many other community resources, including: 
• Other units within the Department of 

Family Services 
• Department of Health 
• Department of Mental Health, 

Substance Abuse and Developmental 
Services 

• Continuum of Care/Coordinated Entry 
System 

• Nonprofit Organizations 
• Faith Community Partners 

 
Funding 

The ESS unit is locally funded.  

Rx Utilities Housing Gas Dental Burial Other
FY15 $23,137.01 $55,977.31 $44,316.92 $3,109.46 $13,024.62 $7,000.00 $27,530.41
FY16 $23,268.01 $46,668.17 $78,017.08 $3,023.93 $7,252.38 $5,000.00 $26,214.02
FY17 $18,548.34 $41,914.29 $49,166.27 $2,558.00 $2,543.38 $11,000.00 $27,056.31

 $-
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 $40,000.00
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Greatest Need: Homeless Prevention and Diversion Program 

Background 
 
The program is designed to divert and prevent households from experiencing homelessness by 
providing targeted and time-limited assistance. Services are available to households whose annual gross 
income does not exceed 30 percent of the Area Median Income (AMI).   

 Households receive Housing-Focused Case Management that may include:  referrals to 
mainstream community resources; diversion counseling; housing location assistance; housing 
stabilization services; financial assistance; landlord/tenant mediation. 

 Must be at imminent risk of becoming homeless, and lack the resources or support networks to 
independently resolve the housing crisis. 

 Must have received notice that their right to live in their current housing will be terminated 
within 14 days. 

 Must not have assets over $500. 

 Referrals to the program are received through the Continuum of Care Coordinated Entry 
System intake line by calling:  703-777-0240 

 The program serves both single individuals and families. At the time of application to the 
program, households are typically under-employed and can be 2 or more months behind on 
rental payments.  

 
Who is Served 

Loudoun County DFS Homeless Prevention and Diversion Program Participant Data for FY17 

Total Number of Households Served  31 

Number of Adults in Households 53 

Number of Children in Households 49 

  

Number of Households with Income from 
Employment 

28 (or 88%) 

Average Monthly Household Income at Program Entry $1,148 

Average Annual Household Income $13,782 

Average Amount of Financial Assistance per 
household 

$4,000 

Number of Households Remaining Housed at Program 
Discharge 

29 (or 91%) 

 
Program Partners 

 INMED Partnerships for Children 

 Continuum of Care Member Organizations 
 

Funding 

FY18 Program Funding is $209,605. Program services are funded through the Virginia Homeless 
Solutions Program Grant obtained by the Loudoun County Continuum of Care. INMED and the 
Department of Family Services provide additional funding for staffing and operations.  
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Greatest Need: Emergency Homeless Services Center 

Background 
 
The Homeless Services Center is a County-owned facility providing a number of important programs 
and services for persons experiencing homelessness. The facility was originally constructed in the early 
1990’s as a Transitional Housing Facility. More recently an addition to the shelter was completed 
adding an emergency shelter for families and single people. The original Transitional Housing Facility 
has been converted into Permanent Supportive Housing Program. Other programs provided at the 
facility include:  Rapid Re-housing services, Drop-In services, and seasonal Cold Weather Shelter. Staff 
providing Coordinated Entry screening and referral for persons experiencing a housing crisis are also 
located at the Center.    
 
Who is Served 
 
Emergency Homeless Shelter:  Shelter services and case management are provided for single men, 
women, and families with children. Number of households served in FY2017:  341 
 
Cold Weather Shelter:  Seasonal shelter operating from November 15th through March 31st each year; 
serves adults only. Provides overnight shelter from cold weather, meals, and access to shower 
facilities. Number of households served in FY2017:  40 
 
Rapid Re-housing Program:  Persons who are homeless receive case management and financial 
assistance to quickly exit homelessness into rental housing. A “housing-first” approach is used to 
support persons to move into housing quickly and avoid costly long-term stays in shelter.  
Number of households served in FY2017:  157 
 
Partners 
 

 Volunteers of America Chesapeake (VOAC) (oversees program operations under contract with 
Loudoun County) 

 INMED Partnerships for Children 

 Loudoun County Mental Health, Substance Abuse, and Developmental Services 
 
Funding 
 

Local funding supports Emergency and Cold Weather Shelter through a contract with VOAC. 
 
State Funding supports Rapid Re-Housing through the Virginia Homeless Solutions Grant. 
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Greatest Need: Permanent Supportive Housing 

Background 
 
Loudoun County’s Permanent Supportive Housing (PSH) program began as a “pilot program” when the 
County gained 3 proffered rental units that were targeted to serve extremely low income households 
(< 30% AMI). The Continuum of Care had identified a trend over several years showing an increasing 
number of chronically homeless persons (both long-term homeless and with disabling conditions), and 
the community lacked a program to house these persons other than costly emergency shelter.  
 
Utilizing funding through the U.S. Department of Housing and Urban Development (HUD) to pay for 
rent and staffing, the program was successful at stabilizing persons with many barriers in their own 
housing. The County, in partnership with the Loudoun County Continuum of Care, has continued to 
utilize HUD funding to expand the availability of PSH.  
 
The program currently has 15 units.  
 
What is Permanent Supportive Housing? 
 
PSH offers housing with indefinite rental assistance paired with supportive services to help people with 
disabilities who are experiencing chronic homelessness or who are currently homeless to achieve 
housing stability and live independently.  
 
Positive outcomes associated with PSH include housing stability and retention, improved quality of life, 
improved health outcomes, reduction in time spent homeless and use of emergency rooms, and 
greater participation in behavioral health treatment. In addition to being cost effective, PSH is the 
housing option preferred by chronically homeless individuals. 
 
Who is Served 
 
PSH serves persons who have a complex range of issues including poverty, mental illness, substance 
abuse, chronic health problems, and physical and/or developmental disabilities. It is the underlying 
foundation of PSH that individuals with disabilities experiencing chronic homelessness can live 
successfully and independently in the community. PSH offers participants the opportunity to build and 
maintain a sense of community and to acquire life skills through services made available by Case 
Managers.  
 
Individuals who are unwilling to engage in mental health services are referred to the Department of 
Mental Health, Substance Abuse, and Developmental Services (MHSADS) for Intensive Community 
Treatment (ICT). ICT offers integrated physical and behavioral health care. Since the beginning of the 
program, ICT has supported approximately 50 percent of those individuals living in Loudoun PSH.  

 
PSH served thirteen (13) individuals in FY15, twenty-four (24) individuals in FY16, and twenty-six (26) 
individuals in FY17. 
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Greatest Need: Permanent Supportive Housing 

 
Only persons who are chronically homeless (as described below) are eligible for PSH: 
 

 An individual who is homeless and lives in a place not meant for human habitation, a safe haven 
or an emergency shelter AND 

 Has been homeless for at least one year OR has been homeless on at least four separate 
occasions in the last 3 years AND 

 Can be diagnosed with one or more of the following disabling conditions: substance abuse 
disorder, serious mental illness, developmental disability, post-traumatic stress disorder, 
cognitive impairments resulting from brain injury, or chronic physical illness.   

 
Program Partners 
 

 Volunteers of America Chesapeake (case management and day to day program operations) 

 Loudoun County Department of Mental Health, Substance Abuse, and Developmental Services 

 Other local non-profits 
 
Funding 
 
Loudoun County’s PSH Program is funded by the U.S. Department of Housing and Urban Development 
(HUD) and Loudoun County Department of Family Services. FY18 annual HUD Continuum of Care grant 
funding is $167,480. 
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Greatest Need: Group Homes and Supervised Living 

Background 
 
The mission of the Loudoun County Department of Mental Health, Substance Abuse and 
Developmental Services (MHSADS) is to promote mental, behavioral, and developmental health and 
wellness by connecting individuals and their families with person-centered, recovery-oriented services 
and supports in partnership with the Loudoun community.  
 
MHSADS recognizes that access to housing that is stable, accessible, and affordable improves 
engagement in social and medical services as well as mental health, substance abuse and 
developmental services. There is a need for a continuum of community based options that provide a 
home and appropriate access to services.    
 
Group Homes 
 
Loudoun County owns and operates four (4) group homes for individuals with serious mental illness 
(bed capacity of 22) and four (4) group homes for individuals with intellectual/developmental 
disabilities (bed capacity of 22).  
 
Group homes have trained staff members present 24 hours per day, 7 days per week to provide care 
and assistance with medication, daily living skills, meals, paying bills, transportation and treatment 
management. Group homes provide individuals a bedroom, a dresser and closet space, shared 
bathrooms, and shared living areas. Living with 4 or 5 other individuals, this setting provides a very 
intensive level of support. MHSADS is responsible for the full spectrum of treatment supports to the 
residents, as well as the ongoing inspection, maintenance and operation of the physical plant of the 
facility. 
 
Supervised Living Residences 
 
Loudoun County owns and operates twelve (12) properties (bed capacity of 35) where Supervised 
Living services are provided for individuals with mental health disabilities. 
 
Supervised Living residences provide support to residents, but staff is not in the home 24 hours per 
day. Residents in a supervised setting can be left alone for several hours and, if needed, are able to call 
for help. Residents can perform daily living tasks independently or semi-independently, perform 
cooking and cleaning, and have a job or participate in a day program.  
 
Waitlist 
 
As of 9/30/17, the current Group Home waitlist for individuals with serious mental illness is eight (8), 
with a future need of one (1). As of 9/30/17, the current Group Home waitlist for individuals with 
intellectual/developmental disabilities is seven (7), with a future need of forty-two (42). As of 9/30/17, 
the current waitlist for Supervised Living residences is seven (7), with a future need of six (6).  
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Greatest Need: Group Homes and Supervised Living 

Future need is a category to describe individuals who need or would benefit from residential support 
but are currently residing in an appropriate residence in the community.  
 
The waitlist for residential units is generated by internal referral to the MHSADS residential branch 
manager. At the time a bed becomes available, a review of 100% of waitlist is conducted to assure 
consideration of individuals with the most significant presentation. Priority to access licensed 
residential services is determined by the following assessment of urgency for each individual: 1) 
pending institutional discharge; 2) current homelessness; 3) aged caregivers; 4) medical and behavioral 
concerns that cannot be addressed in the current residential setting. 
 
Group Homes and Supervised Living residences have long lengths of stay and long waitlist times. 
 

Facility type  Average Wait Time Longest Wait Time 

Developmental Services Group 
Homes 

12 years 33 years 

Mental Health Group Homes 1 year 8 years 

Mental Health Supervised Living  3 years 9 years 

 
 
Group Homes and Supervised Living residences are located throughout the county, including Aldie, 
Ashburn, Leesburg, Purcellville, and Sterling. The department is looking to deliver group home 
residential beds through the continued development of single family detached units, the purchase or 
acquisition of two to three bedroom condominium units, and the rental of apartments as a flex option 
to deliver licensed beds quickly in times of intense need, where appropriate.  
 
Rental Housing 
 
Rental Housing is not provided by MHSADS. However, individuals in service with the department are 
supported by staff to find rental units that are affordable to people with very limited income. 
Individuals often rely on Supplemental Security Income, Housing Choice Voucher, or other rent 
subsidies. If a rental unit cannot be found in Loudoun, staff assist individuals to locate housing out of 
the county. This frequently results in challenges due to distance from community supports. 
 
MHSADS staff also assist chronically homeless individuals through the Permanent Supportive Housing 
Program and individuals with intellectual and developmental disabilities through Housing and 
Supportive Services (in coordination with the Housing Choice Voucher Program). 
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Rental Programs: Housing Choice Voucher Program 

Background 
 
The Housing Choice Voucher (HCV) program (formerly known as Section 8) provides rent 
subsidies through funding from the U.S. Department of Housing and Urban Development 
(HUD).  It assists very low-income families, the elderly, and persons with disabilities to maintain 
affordable, safe, and sanitary housing in the private market.  Household incomes must be at or 
below 50 percent of the Area Median Income.  Voucher holders must contribute 30 percent of 
their gross income towards rent.  A Voucher holder is a member of the family who has been 
designated as head of the household and must ensure all program guidelines and obligations 
are met by every member of the family for continued assistance.   
 

Who is Served 
 

 469 Regular Voucher Holders 

 75 Mainstream Voucher Holders(vouchers set-aside for persons with disabilities)(Head 
of Household) 

 28 Welfare-to-Work Voucher Holders 

 4 Homeless Voucher Holders 

 2 Project Based Voucher Holders 

 552 Waitlist applicants. (The waitlist has been closed since 2010 due to budget 
constraints and the 2+ years long wait for a voucher). 

 Average income of families receiving HCV assistance is $6,094.  

 Average amount of monthly rental assistance is $1,118. 

 Approximately 62 percent of heads of household are working.  

 Approximately 58 percent (444) of family members are under age 18. 

 Approximately 33 percent of heads of household are over age 60.  

 Approximately 46 percent of heads of household have a disability. 

 Average Family Size: 2.38 

 Average age of head of household: 54.51 

 Head of Household Gender: Female 463, Male 123 

 The Loudoun HCV Program supported fifteen (15) Department of Justice Olmstead 
Vouchers from the Virginia Housing Development Authority to assist persons with 
intellectual and developmental disabilities residing in training centers or nursing homes.  
Seven (7) individuals now have vouchers to live in the community with “wrap around 
services.” 

 30 Family Self-Sufficiency participants (FSS). Family Self-Sufficiency is a voluntary 
program designed to help HCV program participants achieve economic independence.  
Participants must enter into a five year contract and work with the FSS coordinator to 
develop an individual service plan to develop goals and objectives.  Each participant is 
assigned an escrow account/savings account.  As the participant’s rent increases due to 
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Rental Programs: Housing Choice Voucher Program 

earned income, those funds are set aside into the escrow account.  Escrow account 
contributions are based on a formula established by HUD, and upon successful 
completion of the program, individuals receive a lump sum tax free disbursement.  
Loudon has been recognized by the state as a very successful FSS program due to the 
large amount of escrow balance withdrawals.  Loudoun disbursements usually average 
around $20,000; the national average is $5,000. 

 Project Based Vouchers (PBV). The Loudoun PBV Program was implemented by the 
Board of Supervisors in 2012. Ten percent (or up to 50 vouchers) of the HCV budget 
authority has been allocated to this program (currently 10 PBV assigned to Shreveport 
Ridge in Ashburn, 5 PBV assigned to the Levis Hill House in Middleburg). These vouchers 
remain with the project for ten years only.  PBV holders wanting to relocate to other 
rental units in the private market after a year must be absorbed into the budget 
authority and receive a tenant-based voucher to do so. 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 Most participating landlords provide apartment units which are less than 20 years old. 

 HCV participants live throughout the county including Leesburg, Ashburn, and Sterling. 
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Rental Programs: Housing Choice Voucher Program 

 

 

 

 

 

 

 

 

 

 

 
 
 
 
Partners 
 
The program partners with individuals who provide services and assist HCV clients. Assistance 
can be collaboration with local agencies to address the needs of mutual clients or making 
referrals on behalf clients to resolve emergency crises.     

 Private Landlords in the community 

 Realtors 

 Property Managers  

 Legal Aid/Legal Services of Northern Virginia 

 Loudoun Mental Health, Substance Abuse, and Disability Services 

 Community Services Board 

 Salvation Army 

 Faith Based/Churches 

 Loudoun Interfaith 

 Paxton Campus 

 Loudoun Re-entry Advisory Council 

 HCV Resident Advisory Board 

 Additional Units within DFS (Workforce Resource Center, CPS, APS, Benefits & 
Emergency Services) 
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Rental Programs: Housing Choice Voucher Program 

Funding 

 Budget authority for Loudoun County is $7.5 million dollars annually.    This funding 
provides rental assistance to regular, mainstream, homeless, welfare-to work and 
project based voucher holders.  Due to limited budget authority and increasing fair 
market rents the number of vouchers supporting families have decreased significantly in 
the last five years. Administration of the program is fully funded by HUD. 
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Rental Programs: Housing Choice Voucher Program 

HOUSING CHOICE VOUCHER (HCV) PROGRAM 

FAIR MARKET RENTS and PAYMENT STANDARDS 

DEFINITIONS: 

Fair Market Rent (FMR)  
 
The average gross rent, including the cost of utilities that would be required to be paid in the Public 
Housing Authority (PHA) jurisdiction to lease privately owned, existing, decent, safe and sanitary 
housing of modest (non-luxury) nature with suitable amenities. HUD establishes FMRs for housing 
units of varying sizes which are published annually in the Federal Register. 
 
See www.huduser.gov/portal/datasets/fmr.html 
 
Payment Standard 
 
An amount established by the PHA (Loudoun County DFS) and used to calculate the housing 
assistance payment for a family participating in the voucher program.   The payment standard is the 
maximum monthly subsidy DFS can provide toward the gross rent (rent plus utility allowance) for 
the unit size as determined by the PHA’s Administrative policy. 

 
 

Bedroom Size SRO 0 1 2 3 4 5 6 

Fair Market Rent 

 

$1080 1440 1,513 1,746 2,300 2,855 3,283 3,711 

Payment Standard 

 

$963 

 

1,296 

 

1,430 

 

1,650 2,090 2,668 3,058 

 

3,465 

 

+10% of FMR $1,188 1,584 1,664 1,921 2,530 3,140 3,611 4,082 
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Rental Programs: Affordable Dwelling Unit Rental Program 

Background 
 

 Initiated by the Board of Supervisors in 1993 with the adoption of Article 7 of the Zoning 
Ordinance.   
 

 Every development of 50 units or more at a density greater than 1 dwelling unit per 
40,000 square feet in an area served by public water and sewer must provide ADUs.  
Units are provided such that 12.5 percent of the single family attached and detached 
units and 6.25 percent of the multi-family units of a development are ADUs.   
 

 Eligible households have incomes between 30 percent AMI ($33,100 for a household of 
4) to 50 percent AMI ($55,150 for a household of 4).  (100% AMI for 2017 is $110,300.) 
 

 Provided at a reduced rent set by the Affordable Dwelling Unit Advisory Board (ADUAB), 
which is appointed by the Board of Supervisors. 
 

 Enables eligible non-homeowners the opportunity to rent an apartment from a 
participating apartment complex, at a rent below that of similar units at the complex. 
ADU rental units are located throughout Loudoun County and average rental rates range 
from approximately $630 to $1,300 depending on the type and size of the unit, not 
including the cost of utilities. Unit types and sizes range from one bedroom / one bath 
to three bedroom / two bath units.  
 

  1,861 households rented since 1994, the time in which covenants were first recorded. 
 

  Who Is Served 
 

 Average head of household age: 41.4 

 Total number of children served: 221 

 Total number of adults 62 and older served: 60 

 Average household size: 2.14 persons 

 Current waitlist: 96 households    
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Rental Programs: Affordable Dwelling Unit Rental Program 

 
 
Partners 
 
There are currently 15 apartment complexes (including 336 ADU Rental units) throughout the 
County that are required to provide ADU Rental units. 

 
The Fields of Sterling (6 ADUs) 
Stone  Ridge Apartments (25 ADUs) 
Broadlands Apartments (15 ADUs) 
Village at Potomac Falls (18 ADUs) 
The Reserve at Town Center (19 ADUs) 
Camden Lansdowne (26 ADUs) 
The Abbey at South Riding (39 ADUs) 
Camden Silo Creek (18 ADUs) 

The Ashborough (32 ADUs) 
Westwind Farms (29 ADUs) 
The Point at Ashburn (28 ADUs) 
Potomac Square Apartments (21 ADUs) 
BLVD. Loudoun Station (7 ADUs) 
Atley on the Greenway (37 ADUs) 
The Elms at Arcola (16 ADUs)
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Rental Programs: Affordable Dwelling Unit Rental Program 

Funding 
 
ADU Rental units are provided by the developer as required by zoning regulations. Operation of 
the program is locally funded. 
 
 
 

AFFORDABLE DWELLING UNIT (ADU) RENTAL COVENANT EXPIRATIONS 
 

 

*Calendar year data provided 

Note: 

 ADU Rental units have a covenant period of 20 years. 

 The October 4, 2016, Build-Out Analysis reports stated there are 1,908 affordable units 

remaining to be built in approved projects in the pipeline.  The pipeline counts are 

based on approved rezonings and subdivision plats.  Of those units, 1,446 are classified 

as multi-family units and may include ADU Rental units.  
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Rental Programs: Affordable Dwelling Unit Rental Program 

AFFORDABLE DWELLING UNIT (ADU)  
RENTAL PROGRAM WAITLISTS, 2014 – PRESENT 

 

 

*Calendar year data provided 

 

 

 

HUD Effective April 14, 2017 

MEDIAN INCOME $110,300 

Washington MSA/Northern Virginia 

 MAXIMUM ADU RENTS INCLUDING UTILITIES 

 

% of Median 
Income 

EFFICIENCY 1 BR 2 BR 3 BR 

 30% $580 $621 $745 $861 

40% $773 $828 $993 $1,148 

 50% $966 $1,035 $1,241 $1,434 

 

*Approved by the ADUAB on May 9, 2017 
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Rental Programs: Unmet Housing Needs Units Rental Program 

Background 

On October 7, 2015, the Board of Supervisors approved the Unmet Housing Needs Unit (UHNU) 
Program to implement approved UHNU proffers.  Various UHNU proffers have been adopted by 
the Board to address the unmet housing needs of households that earn outside the 
requirements of Article 7.  UHNU household incomes for rental units are below 30 percent AMI.   
 
Unmet Housing Needs Unit (UHNU) Rental Program 
 

 There are three (3) UHNUs at the Atley on the Greenway apartment complex.  These are 
proffered rental units for households with incomes between 0-30 percent AMI.   

 

 There are 52 UHNUs at the Windmill Parc apartment complex.  These proffered units 
are administered by the complex’s management company. DFS provides a waiting list of 
potential renters to the management company. These are proffered rental units for 
households with family incomes in the following tiers: 

 
o 0%-30%  
o 30%-50% 
o 50%-70% 
o 70%-100%  

 

 There are eight (8) Community Workforce Housing rental units at the Elms at Arcola. 
These proffered units rent to employees of Loudoun County Government, Loudoun 
County Public Schools, and Loudoun County non-profits, and have household incomes of 
no more than 70 percent AMI.  The units and the program are administered by the 
complex’s management company. 

 
Who is Served (Elms at Arcola) 
 

 Average household size: 2.5 

 Average household income: $55,372 

 Average rent savings: $240 
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Rental Programs:  Low Income Housing Tax Credit Funded Apartments in Loudoun County 

 

Project LIHTC 
Cycle 

Type Activity Tax Credit 
Units 

Fields at Cascades  1993  9% Competitive New Construction 320 

Evans Ridge 1994  9% Competitive New Construction 150 

Fields of Sterling* 1996  9% Competitive New Construction 102 

Abbey at South Riding* 1997  4% Tax Exempt New Construction 168 

Fields at Ashburn  1997  9% Competitive New Construction 174 

Fields at Ashburn 1998  9% Competitive New Construction 24 

Ashburn Meadows I 1998  4% Tax Exempt New Construction 176 

Fields of Leesburg I 1998  4% Tax Exempt Acquisition/Rehab 156 

Fields at Leesburg II 1998  4% Tax Exempt Acquisition/Rehab 248 

Grove at Flynn’s Crossing  1998  4% Tax Exempt New Construction 168 

Purcellville East 1998  9% Competitive Acquisition/Rehab 46 

Wingler House I (Elderly) 1998  4% Tax Exempt New Construction 132  

Ashburn Meadows II 2000  4% Tax Exempt New Construction 160 

Main Street Commons 2000  4% Tax Exempt New Construction 90 

Potomac Station 2000  4% Tax Exempt New Construction 152 

Cascades Village (Elderly) 2001  9% Competitive New Construction 150  

Maple Avenue 2001  4% Tax Exempt New Construction 60  

Wingler House II (Elderly) 2002  4% Tax Exempt New Construction 132  

Madison House (Elderly) 2003  9% Competitive Acquisition/Rehab 100  

William Watters House (Elderly) 2005  9% Competitive Acquisition/Rehab 91  

Levis Hill House (Elderly) 2007  9% Competitive New Construction 20  

Llewellyn Village 2009  9% Competitive Acquisition/Rehab 16 

Shreveport Ridge 2012  9% Competitive New Construction 98 

Woods at Brambleton  2013  4% Tax Exempt New Construction 202 

Birchwood at Brambleton 2016  4% Tax Exempt New Construction 56  

Heronview 2016  9% Competitive New Construction 96 

TOTAL UNITS    3,287 
(681 Elderly) 

*Combination LIHTC & ADU project 
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Homeownership: Affordable Dwelling Unit Purchase Program 

Background 
 

 Initiated by the Board of Supervisors (Board) in 1993 with the adoption of Article 7 of 
the Zoning Ordinance.   

 Every development of 50 units or more at a density greater than one dwelling unit per 
40,000 square feet in an area served by public water and sewer must provide ADUs.  
Units are provided such that 12.5 percent of the single family attached and detached 
units and 6.25 percent of the multi-family units of a development are ADUs.   

 The County income-qualifies the certificate holders that wish to purchase an ADU.  
Eligible households have incomes between 30 percent AMI ($33,100 for a household of 
4) to 70 percent AMI ($77,250 for a household of 4).  (100% AMI for 2017 is $110,300.)   

 ADUs are provided at a reduced price set by the Affordable Dwelling Unit Advisory 
Board (ADUAB), which is appointed by the Board.   

 ADUAB is comprised of members that represent many aspects of the building industry 
(for-profit single-family and multi-family developers, non-profit builders, engineers, 
architects, real estate agents, planners, attorneys) that collaborate with builders in 
order to make the ADU Purchase Program workable in setting sales prices and reviewing 
Ordinance modifications for the Board.   

 After the expiration of the 15-year control period, but prior to the expiration of 50 years 
after the initial sale of the home, the owner of the home may offer it for sale at the fair 
market value, provided that the difference between the actual sales price and that price 
allowed for under the provisions of Chapter 1450 of the Loudoun County Codified 
Ordinance, shall be divided equally between the seller and the Loudoun County Housing 
Trust Fund. 

 Enables eligible first time homebuyers with moderate income the opportunity to 
purchase a newly constructed or resale ADU. Prices typically range from approximately 
$120,000 to $180,000.  These properties are subject to restrictive covenants related to 
refinancing and transfer of the property.   
 

Average ADU Sales Prices (2016 - Present) 
 

UNIT TYPE AVERAGE SALES PRICES 

Single Family Detached $215,690 

Single Family Attached $148,688 

1-over-2 Stacked Townhouse $129,615 

2-over-2 Stacked Townhouse $149,233 

Multi-Family Condominium $90,306 
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Homeownership: Affordable Dwelling Unit Purchase Program 

 As of June 2017, there have been approximately 2,525 units provided as ADUs.   
 
Who Is Served 

 

 Average head of household age: 38.3 

 Total number of children served: 803 

 Total number of adults 62 and older served: 136 

 Average household size: 2.49 persons 

 Current waitlist: 237 households    
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Partners 
Builders that have participated in the ADU Purchase Program include:   
 
Brookfield Homes 
Integrity Homes 
Lennar 
NOV Homes 
RichmondAmerican 
Homes 

CalAtlantic Homes 
KB Homes 
MI Homes 
NVR 
Stanley Martin Homes 
Wormald 

Comstock Homes 
K. Hovnanian 
Miller & Smith 
Pulte Homes 
Van Metre Homes 

 
Certificate holders also use financial institutions to provide mortgages and title companies to 
close loans.  Lenders experienced with the ADU Program include: 
 
Atlantic Coast Mortgage 
Fidelity Bank Mortgage 
1st Mariner Mortgage 
First Guaranty Mortgage 
Corporation 
New America Financial 
Group  
Middleburg Bank  
Movement Mortgage  

 
J.G. Wentworth Home 
Lending, LLC  
Apple Federal Credit Union  
Southern Trust Mortgage, 
LLC  
Capital One Bank  
Fairway Independent 
Mortgage Group  
TowneBank Mortgage  

 
First Home Mortgage  
PNC Bank  
Stearns Lending, Inc. 
Integrity Home Mortgage 
Corporation  
MLD Mortgage, Inc. 
Residential Mortgage 
Service

 
 
The County uses the contracted services of realtors to sell ADUs that the County has purchased.  
 
County Purchase of ADUs 
 
On May 1, 2013, the Board approved the use of funds from the County of Loudoun Housing 
Trust to purchase ADUs that are at risk of exiting the program and being sold at market rates.  
Since that time, the County has successfully purchased and quickly sold to ADU Certificate 
Holders fifty (50) ADUs that would have otherwise been lost to market sales. 
 
Funding 
 
ADUs for Purchase are provided by developers as a requirement of zoning regulations. 
Administration of the program is locally-funded.   
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Homeownership: Affordable Dwelling Unit Purchase Program 

 
AFFORDABLE DWELLING UNIT (ADU) SALES 

2005 – 2016 
 

 
 

*Calendar year data provided 

Note: 

 From 2005 until 2016, an average of 150 ADUs were sold each year to Certificate 

Holders. 

 ADUs sold at market saw increased activity as a result of the recession (low waitlist 

numbers due to strict lending regulations and job insecurity) but have decreased 

since that time.   

 2016 saw zero units sold at market. 

 There have been 65 foreclosures since program inception. 
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Homeownership: Affordable Dwelling Unit Purchase Program 

 
 
 

AFFORDABLE DWELLING UNIT (ADU) COVENANT EXPIRATIONS 
 

 

         *Calendar year data provided 

Note: 

 Since 2011, there have been 474 covenant expirations.   

 55 (11.6%) of them have been sold at market. 
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AFFORDABLE DWELLING UNIT (ADU)  
PURCHASE PROGRAM WAITLISTS, 2014 – PRESENT 

 

 

*Calendar year data provided 
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Homeownership: Down Payment Assistance 

Background 

Loudoun County provides two programs to assist moderate-income homebuyers to purchase a home 
in the County. 
  

 The Down Payment Closing Cost Assistance Program (DPCC) was implemented in December 
1996.  It assists first-time homebuyers with a loan of up to 10 percent of the sales price or 
$25,000, whichever is less, at 5 percent interest.  The loan, in the form of a second trust, is for 
down payment and closing costs, and is payable over a 30-year period.  The number of first-
time homebuyers assisted through FY 2017 is 469. 

 

 The Public Employee Grants for Homeownership Program (PEG) was implemented in January 
2010.  It offers a $10,000 forgivable loan to full or part-time employees of the Loudoun County 
Government, Courts and Constitutional Officers, and Loudoun County Public Schools. Loans are 
forgivable at 20 percent of the loan amount annually over a five-year period providing the 
employee does not leave employment, sell the home, or move out of the residence.  The 
number of Public Employees assisted through FY 2017 is 76. 
 

 Gross annual household incomes must fall within 30 percent to 70 percent AMI to qualify. The 
current eligible income range is $33,100 through $77,250 regardless of family size.  

 
Who is Served 

 In FY17, 14 households were assisted through the DPCC program and 10 households were 
assisted through the PEG program.  Of the 10 PEG households, seven (7) were employed by 
Loudoun County Public Schools.  

 

 DPCC recipients are most often employed in the following industries: 
Healthcare   Transportation   Retail  

 

 The average household income for both programs combined is $55,258, a little over 50 percent 
of AMI for a four-person household. 

 

 The average household size is 2.01.  
 

 If the primary applicant earns the average income of $55,258, a second wage-earner in the 
household must make less than $21,992 per year in order for the household to qualify for 
assistance. The maximum annual household income for both programs is $77,250, which is 70 
percent of the area median income for a household of four.  

Funding 
DPCC Program: County of Loudoun Housing Trust  
$3,227,298 assistance provided through June 30, 2017 
  
PEG Program:  County of Loudoun Housing Trust 
$590,000 in assistance provided through June 30, 2017 
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Approaching Market Rate: Home Improvement Program 

Loudoun County Home Improvement Program (LCHIP):  available countywide to low and moderate-income 
homeowners with household income at or below 80 percent of Area Median Income (AMI). The homeowner, 
the County construction technician, and a contractor assess the renovation needs of the property. All work is 
performed by licensed, bonded and insured contractors. 
 

 Provides a loan to repair an owner’s primary residence 

 Loans have a 10-year term and may be partially forgivable or interest free  

 Loan repayments fund home improvements for future applicants   

 Typical improvements include major systems repairs, including roof replacement, window replacement, 
door replacement, and replacement of home heating/cooling systems 

 Number of loans since 2007: 35  

 Average loan:   $47,584 
     

Emergency Home Repair and Accessibility Grants:  available countywide to homeowners who are at least 62 
years old and/or have a household member with a disabling condition in the home.  Household Income must be 
at or below 50 percent of the AMI.  Maximum grant amount is $5,000 per qualifying household.  
 

 Typical repairs include HVAC systems and the installation of wheelchair ramps and grab-bars.  

 Number of grants: 40  

 Average loan:   $4,602 
 

Who is Served? 
Loudoun County Home Improvement Program 2007 to 2017 

 

Average Income of Homeowner  $40,997.00 

Average Age of Homeowner  69 

Female Head of Household  31 

 
Emergency Home Repair and Accessibility Grant Program 

 

Average Income for Grants  $21,316.38 

Average Age of Homeowner 70 

Percent of Households with Person with 
a Disability 73% 

Female Head of Household  28 

 
Partners 

 The County procures the services of up to 3 contractors and oversees the work in coordination with the 
home-owner. 
 

Funding 

 Federal Community Development Block Grant  
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Approaching Market Rate: Eastern Loudoun Revitalization Program  

Eastern Loudoun County Revitalization Program (LCHRP) available to moderate-income homeowners who live 
east of Route 15 with household incomes at or below 100 percent AMI. The homeowner, the County 
construction technician, and a contractor assess the renovation needs of the property. All work is performed by 
licensed, bonded and insured contractors. 

 

 Provides a loan to repair an owner’s primary residence 

 Loans have a 10-year term  

 Loan repayments fund home improvements for future applicants   
 
Typical improvements include correcting code and homeowners association violations, addressing health and 

safety issues, and making the home more energy efficient. 
   

 Number of loans since 2007: 6 

 Average loan:   $62,430 
 

 
Who is Served?  
 

Average Income of Homeowner  $40,332.00 

Average Age of Homeowner  40 

Female Head of Household 2 

 
 

Partners 

The County procures the services of up to three (3) contractors and oversees the work in coordination with the 
homeowner. 
 
Funding 

Locally funded. This is a revolving loan program. As loans are repaid, the funds are used for future LCHRP 
projects.  
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Through a combination of federal and local funds, the County has been able to provide loans and grants 
to help low and moderate income home-owners to repair/replace major systems such as roofs, 
windows, HVAC systems, and address accessibility needs. The NSP properties identified by a yellow dot 
represent the homes that Habitat for Humanity has purchased, renovated, and sold to a household 
using CDBG funding. 
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Approaching Market Rate: Unmet Housing Needs Units Purchase Program 

 

Background 
On October 7, 2015, the Board of Supervisors (Board) approved the Unmet Housing Needs Unit 
(UHNU) Program to implement approved UHNU proffers.  Various UHNU proffers have been 
adopted by the Board to address the unmet housing needs of households that earn outside the 
requirements of Article 7.  UHNU incomes for purchase units are between 70 percent AMI and 
100 percent AMI.  The program provides first-time homeownership opportunities to individuals 
and families, allowing them to purchase units directly from the builder at a lower purchase 
price. 
 
Affordable Market Purchase Program 
There are eight (8) UHNU Purchase units proffered by The Reserve at South Riding and Eastgate 
Square that are part of the County’s Affordable Market Purchase Program (AMPP).  These units 
were proffered for purchase by households with incomes of 70-100 percent AMI. 
 
Who is Served 

 Average head of household age: 43 

 Average household size: 2 persons 

 Average household income: $71,895 

 Employment sectors represented include:  

o Accommodations / Food 
o Loudoun County Public Schools 
o Retail 
o Professional / Technical 
o Transportation 

 
One Loudoun Workforce Housing  

 There are twenty (20) workforce housing units proffered as part of the One Loudoun 
development.  

 These are proffered workforce housing units for purchase by households with incomes 
that cannot exceed Loudoun County’s Median Household Income, which is $125,003. 
They are currently being marketed. 
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Appendix A:  Loudoun County Housing Types 

Property Photo General Definition Loudoun County Zoning Ordinance 
Definition 

August 2017 
Median Sales 

Price * * 
Single Family Detached 

(SFD) 
A residential dwelling unit, other than a 
portable dwelling, designed for and 
occupied by one family only and not 
structurally connected or attached to 
any other dwelling. 

$631,000 

Single Family Attached 
(SFA) Townhouse 

One of a group of three or more 
attached single-family dwelling units, 
each of which may be located on a 
single, undivided lot or all of which may 
be located on the same lot. Each 
townhouse dwelling unit is attached to 
at least one other townhouse dwelling 
unit by a wall that serves as a generally 
vertical boundary for both units, with 
each such unit extending from ground to 
roof, with no dwelling unit directly above 
another dwelling unit. Each townhouse 
dwelling unit consists of multiple floors 
or levels, with each unit having its own 
ground floor external entrance or 
sharing its entrance with only an 
adjacent unit. 

$420,000 

Single Family Attached 
(SFA) 

Townhouse 
(Condominium) * 

One of a group of three or more 
attached single-family dwelling units, 
each of which may be located on a 
single, undivided lot or all of which may 
be located on the same lot. Each 
townhouse dwelling unit is attached to 
at least one other townhouse dwelling 
unit by a wall that serves as a generally 
vertical boundary for both units, with 
each such unit extending from ground to 
roof, with no dwelling unit directly above 
another dwelling unit. Each townhouse 
dwelling unit consists of multiple floors 
or levels, with each unit having its own 
ground floor external entrance or 
sharing its entrance with only an 
adjacent unit. 

$420,000 

Multi-Family (MF) 
Apartments 

(Condominium) 

One of a group of dwelling units 
contained within a building, where each 
dwelling unit in the building is separated 
from other dwelling units within the 
building by a vertical wall and a 
ceiling/floor, with each dwelling unit 
generally consisting of a single floor or 
level, and each such unit being accessed 
by one or more common entrances 
leading directly from the outdoors at 
ground level, except that a ground floor 
dwelling unit may have its own ground 
floor external entrance. The dwelling unit 
may be separately transferable and 
capable of being individually owned, 
such as a condominium, or offered for 
rent. 

$285,500 

** Source: August 2017 Loudoun County Market Trends Report (DAAR & George Mason University Center for Regional Analysis) 

* A condominium is a multiple-unit dwelling in which there is separate and distinct ownership of individual units and joint ownership of
common areas. The owners of the individual units are jointly responsible for the costs of maintaining the building and common areas, but 
they are individually responsible for the maintenance expenses of their particular units. 
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Property Photo General Definition Loudoun County Zoning Ordinance 
Definition 

August 2017 
Median 

Sales Price * * 
 

 

1-over-2 Stacked 
Townhouse 

(Condominium) 

A vertical and horizontal grouping of 
dwelling units, where at least one 
dwelling unit within the grouping 
contains 2 or more stories and is 
situated over or under another dwelling 
unit. Each unit has its own ground floor 
external entrance or shares its entrance 
with only an adjacent unit. Stacked 
Multi-family dwelling units are 
commonly referred to as stacked 
townhomes, one over twos, and two 
over twos. 

$420,000 

 

 

2-over-2 Stacked 
Townhouse 

(Condominium) 

A vertical and horizontal grouping of 
dwelling units, where at least one 
dwelling unit within the grouping 
contains 2 or more stories and is 
situated over or under another dwelling 
unit. Each unit has its own ground floor 
external entrance or shares its entrance 
with only an adjacent unit. Stacked 
Multi-family dwelling units are 
commonly referred to as stacked 
townhomes, one over twos, and two 
over twos. 

 
 
 
 
 
 
 
 

$420,000 

 

 

Duplex One of two buildings, arranged or 
designed as dwellings, located on 
abutting walls without openings and 
with each building having a separate lot 
with minimum dimensions required by 
district regulations. 

N/A 

** Source: August 2017 Loudoun County Market Trends Report (DAAR & George Mason University Center for Regional Analysis) 
 
* A condominium is a multiple-unit dwelling in which there is separate and distinct ownership of individual units and joint ownership of 
common areas. The owners of the individual units are jointly responsible for the costs of maintaining the building and common areas, but 
they are individually responsible for the maintenance expenses of their particular units. 
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Appendix B:  Housing Acronyms and Definitions 

ADU—Affordable Dwelling Unit Program 
County-operated program offering rental and home purchase opportunities at below market rates as 
required of developers by Zoning Ordinance to households which earn 30 percent to 70 percent AMI.  
  
ADUAB—Affordable Dwelling Unit Advisory Board 
BOS-appointed board providing oversight for the ADU program 
 
Affordable Housing 
In general, housing for which the household is paying no more than 30 percent of income for gross 
housing costs, including utilities. www.huduser.gov/portal/glossary/glossary_a.html 
  
AMI—Area Median Income 
Household income for the median—or middle– income in a region; see www.loudoun.gov/ami 
  
Article 7 
Section of the Loudoun County Zoning Ordinance which outlines the regulations for Affordable Dwelling 
Unit developments. 
  
BOS—Board of Supervisors 
Loudoun County’s governing body 
  
Chapter 1450 
Section of the Loudoun County Codified Ordinance which outlines the administration of the ADU program 
and establishes the Affordable Dwelling Unit Advisory Board (ADUAB). 
  
CDBG—Community Development Block Grant 
Federal funding to support public service and capital projects for low and moderate income households 
that earn less than 80 percent AMI; Loudoun County receives about $1 million per year in CDBG funding 
since entitlement in 2004. 
  
CES—Coordinated Entry System 
Coordinated response system (centralized phone line) for persons at risk of homelessness and housing 
instability 707-777-0420. 
  
COC—Continuum of Care 
Collaborative of nonprofits, faith-based, government, and other partners that work together to prevent 
and end homelessness; The CoC applies for federal and state funding; DFS serves as the lead agency 
  
CWS—Cold Weather Shelter 
Operates at the Loudoun Homeless Services Center from November through March to provide extra 
shelter beds during the winter 
  
DAAR—Dulles Area Association of Realtors 
  
DED—Loudoun County Department of Economic Development   
  
DHCD—Virginia Department of Housing and Community Development 
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Appendix B:  Housing Acronyms and Definitions 

DFS– Loudoun County Department of Family Services 
 
DPCC—Down Payment and Closing Cost Assistance Program 
County-operated program funded by the Housing Trust that offers down payment and closing cost loans 
to income-qualifying first-time homebuyers with incomes from 50 percent to 70 percent AMI 
  
DPZ—Loudoun County Department of Planning and Zoning 
 
DSB—Disability Services Board 
BOS-appointed board advising on issues of importance to people with disabilities, their families, and 
caregivers 
  
EDA—Economic Development Authority 
A component of Loudoun County’s efforts to promote business growth with major activity to issue tax-
exempt revenue bonds. These bonds result in below-market rate financing of capital projects for those 
projects that qualify. 
  
EDAC—Economic Development Advisory Commission 
BOS-appointed advisory board that promotes economic development in Loudoun 
  
EHRAGP—Emergency Home Repair and Accessibility Grant Program 
County-operated program offering grants for emergency or accessibility improvement for homeowners 
who are at least 62 years old and/or have a household member with a disability; income must be at or 
below 50 percent AMI. 
  
ESG—Emergency Solutions Grant 
Federal formula grant program providing funding for homeless services; partially funds the VHSP 
program in Virginia 
 
HAB—Housing Advisory Board 
BOS-appointed board which makes recommendations related to affordable housing programs and 
policies 
  
HCD–Housing and Community Development 
A Division within the Department of Family Services 
  
HCV—Housing Choice Voucher Program 
Federal program offering rent subsidies to very low-income households with incomes at or below 50 
percent AMI; administered locally by DFS 
  
HCV RAB – Housing Choice Voucher Program Resident Advisory Board 
BOS-appointed board which reviews the annual and five-year Public Housing Authority plans and reviews 
and proposes changes to the HCV Administrative Plan. 
 
Housing Funds 
$3 million allocation from affordable housing proffers and the Housing Trust for non-profits to apply for 
to use to renovate or construct affordable housing 
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Appendix B:  Housing Acronyms and Definitions 

HPD—Homeless Prevention and Diversion Program 
Serves individuals and families at imminent risk of losing their housing; funded by State VHSP grant 
  
HUD—U.S. Department of Housing and Urban Development 
  
LAWS—Loudoun Abused Women’s Shelter 
Nonprofit organization providing services (including shelter) to victims of domestic violence in Loudoun 
  
LCHIP—Loudoun County Home Improvement Program 
County-operated program offering home improvement loans for households with income at or below 80 
percent AMI 
  
LCHRP—Eastern Loudoun County Home Revitalization Program 
County-operated program offering home improvement loans for homes located east of Route 15 with 
income at or below 100 percent AMI 
  
LEHS—Loudoun Emergency Homeless Shelter 
Operated in Loudoun through a County contract with Volunteers of America Chesapeake 
 
LIHTC—Low Income Housing Tax Credits  
Federal program which offers tax incentives to encourage investment in affordable housing; 
administered in Virginia by VHDA; see www.vhda.com/BusinessPartners/MFDevelopers/LIHTCProgram 
 
MHSADS—Department of Mental Health, Substance Abuse, and Developmental Services 
  
NAIOP—Commercial Real Estate Development Association—Northern Virginia  
  
NVBIA—Northern Virginia Building Industry Association 
  
PATH—Projects for Assistance in Transition from Homelessness  
Outreach and assistance to adults with serious mental illness who are experiencing or at risk of 
homelessness; operated in Loudoun by MHSADS  
  
PEG—Public Employee Homeownership Grant Program 
County-operated program offering homeownership forgivable loans grants for public employees 
including Loudoun County Public Schools, County government and employees of the Constitutional 
Offices with incomes from 50 percent to 70 percent AMI 
  
PIT—Point in Time Count 
Provides a snapshot of the number of persons experiencing homelessness on one day; conducted 
annually by the COC 
 
PSH—Permanent Supportive Housing 
Long-term housing and supportive services for individuals who are chronically homeless and have a 
disability 
 
Public Housing 
Generally, housing that is federally-funded, owned and managed by a Public Housing Authority. Loudoun 
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Appendix B:  Housing Acronyms and Definitions 

County has a HCV-Only Public Housing Authority for the purposes of administering the Housing Choice 
Voucher (HCV) program, but does not own or operate any public housing. 
 
 RRH—Rapid Re-Housing 
“Housing First” approach to connect individuals experiencing homelessness to permanent housing 
through time-limited financial assistance and targeted supportive services 
 
Subsidized Housing  
“Housing that is made available at below-market rates through the use of government subsidies.” 
http://www.housingvirginia.org/housing-virginia-toolkit/ The Housing Choice Voucher program 
subsidizes rent payments in Loudoun County through federally funded housing vouchers.  
 
UHNU—Unmet Housing Needs Unit 

Units that, per the County’s Housing Policies, provide housing for households with incomes up to 
100 percent AMI 
 
VHDA—Virginia Housing Development Authority 
Public Housing Authority for the Commonwealth of Virginia with a mission to help residents attain 
quality, affordable housing; administers the LIHTC program in Virginia. 
 
VHSP—Virginia Homeless Solutions Program 
State and federally funded program to support COC strategies and homeless service and prevention 
programs 
 
WORKFORCE HOUSING 
“Housing for the occupations needed in every community, including teachers, nurses, police officers, fire 
fighters, and many other critical workers.” http://www.housingvirginia.org/housing-virginia-toolkit/  
Workforce housing is sometimes defined as housing for individuals making between 60 percent and 120 
percent of AMI. However, “the vast majority of people making less than 60 percent of AMI (and even a 
significant portion of those much poorer) are working, and they are working at essential jobs that make 
our economies function, from home health aide, to school bus driver, to day care worker, to farmworker 
to cashier.” www.shelterforce.org/2014/10/06/workforce-housing-is-an-insulting-term 
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Housing (excerpt from Revised General Plan) 

The County’s primary housing objective is to assure that existing and future County residents and the workforce are 

served by a range of housing opportunities. An adequate supply of varied types of housing, both rental and for-sale, 

in locations throughout the County is a fundamental ingredient of an enduring community. The creation of 

sustainable housing-its design, density, location, and performance-requires that the pattern of residential 

development benefit the user now and over time. To accomplish this objective, a diversity of housing types in a 

broad range of prices should be provided. Housing opportunities should be available in all areas of the County. 

Housing for special needs populations incorporating a programmatic approach also should be furnished. 

The supply of single-family detached, attached and multi-family housing and their pricing is largely a function of 

market dynamics. The market determines the type of housing to be constructed, based upon demands for specific 

housing types and the potential return on investment for the developer. Loudoun’s experience is that the market 

alone cannot meet all areas of housing need given current and projected job growth for the regional economy. 

Unmet housing needs occur across a broad segment of the County’s income spectrum. The County defines unmet 

housing needs as the lack of housing options for households that are unable to rent or purchase due to insufficient 

incomes to meet current market prices. Housing diversity in type and price to address unmet needs will enhance 

Loudoun’s economic vitality and the health of the community now and over time. 

As total demand for housing in Loudoun has increased over the past fifteen years, single-family attached and multi-

family units have gained a greater share of the for-sale market, while single-family detached homes and lots have 

accounted for a decreasing share. In 1990, single-family detached units represented 65% of the County’s housing 

stock, whereas single-family attached units constituted 19% and multi-family units constituted 14%. By 2005, 

single-family detached units represented 54% of all homes; single-family attached units 27%, and multi-family 

units, 19%. By 2005, single-family detached units and lots accounted for only 49% of sales, compared to 58% of 

sales in 1990. Although the types of housing offered in the market are diversifying, housing costs are high and the 

shortage of affordable housing for residents and the workforce is growing. 

The County can influence housing options and affordability by encouraging or requiring a clustered pattern of 

development and mixed-use communities with a diversity of housing types. To achieve this, the County should 

allow higher residential densities that are close to employment opportunities, schools, community centers, transit 

routes and other amenities where adequate water, sewer, roads, schools, open space, and recreation are, or will be in 

place. In and of themselves, increased densities are not the only answer to influencing the market. Flexibility in lot 

sizes and setback requirements, and relaxation of use restrictions are also necessary to achieve the desired product 

mix. The County can permit accessory and second-story apartments in existing villages and rural clusters and 

provide for a variety of unit types to be developed in designated Joint Land Management Areas (JLMAs) around the 

towns that have them. The County can form public-private partnerships to implement programs, providing 

incentives to influence the market. 

A. Housing Affordability 

Housing affordability has long been an issue in the Washington, D.C. metropolitan region. Affordability becomes a 

problem when the cost of housing exceeds an acceptable percentage of a household’s disposable income. 

Households that are determined to reside in the metropolitan area can either pay a disproportionate amount of their 

income to secure housing, or pay less for lower quality or less adequate housing. In developing Loudoun County’s 

vision for its residents, the Board of Supervisors has recognized affordable housing as an economic, transportation, 

and quality-of-life issue. While the County is providing a significant share of the region’s housing, prices and rents 

are at a level that is too costly for many of Loudoun’s workforce. Workers filling jobs in Loudoun often live in other 

jurisdictions and generate traffic on local roads as they commute to work increasing air pollution and gas 

consumption. Some housing units contain multiple families or additional occupants, resulting in overcrowded 

conditions which adversely affect neighborhoods and quality of life. The lack of affordably priced housing also has 

an impact on the continued ability to attract and retain a diversified employment base. 
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Guiding Principles Policies 

1. The County seeks to promote housing options for all people who live and/or work in Loudoun.  

2. County policies and programs will focus on the unmet housing needs of households earning up to 100% of the 

Washington Metropolitan Area Median Income (AMI) that being the area of greatest need. 

3. The County will regularly examine and estimate unmet housing needs, and housing programs will be evaluated 

for their effectiveness in addressing those needs. 

4. Housing that is developed to fulfill unmet housing needs should generally be located near existing or planned 

employment opportunities, schools, communities, transit routes, and other amenities.  

5. The County is committed to bring all existing affordable housing in need of indoor plumbing, operational septic 

and water systems, and major system repair (new roofs, heating and cooling systems) up to safe and livable 

conditions.  

6. The County encourages a variety of housing types, sizes and innovative designs to be developed to assist in 

fulfilling unmet housing needs throughout the County.  

7. The County will require a mix of housing options appropriately located in communities to support a balanced 

development program. 

8. The County will encourage the development of housing for special needs populations (as defined in the 

Glossary) integrated within existing and planned residential communities, particularly in areas within walking 

distance of convenience shopping and employment opportunities, transit, and other amenities.  

9. The County will promote the provision of an affordable range of housing types throughout the County.  

10. The County will promote the formation of public and private partnerships and facilitate the utilization of state 

and federal housing programs to assist in fulfilling unmet housing needs.  

11. The County supports the development of housing and of communities that apply universal design principles.  

12. The County encourages development that utilizes energy efficient design and construction principles, promotes 

high performance and sustainable buildings, and minimizes construction waste and other negative 

environmental impacts. 

13. The use of planned and/or zoned non-residential land to address unmet housing needs is not supported unless 

the proposed use provides a mix of residential, commercial and offices uses and addresses the full range of 

unmet housing needs.  

14. In addition to the requirements of the ADU Ordinance, the County encourages each development proposal that 

includes a residential component to address unmet housing needs recognizing that the largest segment of unmet 

need is housing for incomes below 30% AMI. 

Housing Supply Policies 

1. The County will identify options for addressing unmet housing needs not covered by the ADU zoning ordinance 

and work toward an implementation plan. 

2. The County will encourage preservation by adaptive re-use of existing unused, or underutilized structures 

throughout the County, for the development of affordable dwelling units, as defined in the Zoning Ordinance 

and in accordance with the policies in the Revised General Plan. 

Cooperation Policies 

1. The County will initiate a regional cooperative effort with neighboring jurisdictions to establish a dialogue and 

programs to address the provision of a healthy balance of jobs and housing in each jurisdiction. 
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2. The County will provide technical planning expertise and financial support to the Towns to assist them in 

establishing programs that provide affordable housing. Such programs might include a revitalization tax credit 

program, housing rehabilitation, the development of regulations that allow for a broad range of housing types 

and sizes and upper story residential uses over stores, etc. 

3. The County will work in partnership with nonprofit, public and private entities committed to the provision of a 

wide range of housing opportunities by offering technical and financial assistance.  

Funding Policies 

1. To the extent consistent with County Proffer Policies and Proffer Guidelines as set forth in Chapters 3 and 11, 

developers of residential and mixed-use projects are encouraged to include funding commitments and proffers 

to fulfill unmet housing needs in their development proposals.  

2. The County may maintain a dedicated revenue stream to fund the housing trust fund to address unmet housing 

needs. The fund will be evaluated annually to determine its effectiveness and efficiency. 

Programs and Incentives Policies 

1. County will encourage the creation of programs, tools and incentives both publicly and privately developed that 

will fulfill unmet housing needs.  

2. The County may provide incentives to stimulate the development of new housing projects when the applicant 

demonstrates the capacity to affect economic efficiencies in producing and sustaining affordable rents or sale 

prices over time.  

3. The County may adopt or develop and implement an employer-assisted housing program to help meet workers’ 

housing needs. 

4. The County may develop and implement revitalization tax credit programs and/or loan programs for housing 

rehabilitation to conserve existing affordable housing.  

5. The County may establish additional incentives, such as density bonuses; expedited application review; 

reductions or waiver of permit, development, and infrastructure fees or, where otherwise anticipated in 

accordance with the County’s Proffer Policies or Proffer Guidelines, capital facilities contributions; tax credit 

programs; and zoning modifications to meet housing goals and objectives  

6. The County may maintain an inventory of County-owned real property. The Board of Supervisors may consider 

the use of inventoried property by nonprofit, public and private sector entities as an incentive for residential 

development to fulfill unmet housing needs when it is consistent with other Plan policies. In using County-

owned real property, the development goal is to provide 1) special needs housing and/or 2) a mix of housing 

types and sizes suitable for a range of households having less than 70% of Area Median Income (AMI).  

7. The County promotes the recognition of good design and innovation in affordable housing by the Design 

Cabinet, County programs, and other channels. 

Legislation Policies 

1. The County requires that for land development applications proposing development of 50 or more dwelling 

units with a density greater than one dwelling unit per acre, located in an approved sewer service area, a 

percentage of the total number of dwellings will be developed as affordable units and given an appropriate 

density increase. 

2. The County will seek state enabling legislation to eliminate the exemption from the ADU Ordinance of 

buildings with elevators that are four stories or higher. 

3. The County will strengthen ADU Program regulations to do as much as the state code allows to require the 
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development of affordable housing that is interspersed within neighborhoods, communities and throughout the 

County as a part of new development. 

4. Until such time as a Housing Authority is established to develop new affordable housing, rehabilitate housing, 

and revitalize community infrastructure, the County encourages the Industrial Development Authority to 

exercise its authority to assist with tax exempt bond financing, leverage gap financing and stimulate cooperative 

partnerships toward the preservation and production of housing to address unmet needs.  

5. The County will amend the Zoning Ordinance to expand the number of districts where manufactured housing, 

accessory units, and other alternative housing types are allowed.  

B. Adult/Retirement Housing 

The County recognizes the increasing need for housing for seniors as the population continues to age.  Diverse 

interests, needs and abilities characterize this segment of the population, broadly defined as those persons who are 

55 years of age or older. To cater to such diverse interests and offer seniors a variety of housing choices, the County 

promotes a wide variety of housing options including active adult age restricted retirement communities, continuing 

care retirement communities, assisted living facilities and skilled nursing facilities. The County encourages the 

development of communities that offer a continuum of care and/or otherwise allow seniors the option of aging-in-

place. At the same time, the County will consider development proposals that cater to the interests of segments of 

the senior housing market who desire to live in active-adult age-restricted communities. The County encourages the 

development of retirement communities as components of other residential or mixed-use projects to offer seniors the 

advantages derived from proximity and access to the services and amenities offered within larger master planned 

communities. Retirement housing projects should incorporate on-site services and amenities or ensure that residents 

have convenient access to needed services and amenities through a variety of transportation options. 

The County recognizes that housing choices made by seniors vary and that retirement housing developments exhibit 

different characteristics in order to serve a wide range of needs. It is the intent of these policies to encourage and 

provide guidance and direction for all types of retirement housing opportunities. It is anticipated that these policies 

be applied to accommodate a wide diversity in housing stock and a range of incomes in the County’s senior 

population. 

General Retirement Housing Policies 

1. The County encourages a balance among the different retirement housing types such as active adult, 

independent living units, congregate living, assisted living facilities and skilled nursing facilities in an effort to 

meet the continuing needs of retirement age populations and offer seniors a variety of housing choices. 

Commitment to age restrictions shall be accomplished through the legislative process. 

2. To ensure that seniors have access to a range of housing choices, the County encourages the development of a 

mix of housing types such as single family detached units, single family attached units, multi family units, 

garden apartments, clustered housing and courtyard units with variations in unit design and lot dimensions 

within the larger retirement community. 

3. The County seeks to integrate retirement housing projects that develop as components of larger master planned 

mixed-use communities into the larger community. The projects should minimize incompatibilities with 

surrounding development patterns through integrated design schemes, streetscape design, layout of open spaces 

and common civic areas, and shared access to amenities and services such as retail centers and recreational 

facilities within the master planned community. 

4. The County promotes the development of affordable housing opportunities within all forms of retirement 

communities in accordance with the Affordable Dwelling Unit (ADU) provisions of the Loudoun County 

Zoning Ordinance and the ADU program regulations. The County will amend the ADU program regulations, as 

necessary, to clarify the exemption of senior citizens from the first-time homebuyer clause outlined in these 

regulations. 
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5. In evaluating the appropriateness of proposed retirement communities as infill developments, the County will 

consider the following criteria: 

 a. The availability and accessibility of established services and amenities in the surrounding area, 

 b. The compatibility of the proposed retirement housing project with surrounding development patterns. 

Compatibility is measured in terms of proposed density/use intensity, scale and development pattern, and 

 c. The adequacy of the transportation infrastructure, both road networks and pedestrian facilities, to support 

the proposed development. The County will further consider, as appropriate, the availability of bicycle 

facilities and transit services such as mini-bus or shuttle services. 

6. The County encourages the development of partnerships with educational institutions to promote and facilitate 

the development of ‘Lifelong Learning Centers’ targeted to the interests of seniors. 

7. The County will amend the Loudoun County Zoning Ordinance to create a new zoning district, Planned 

Development-Continuing Care Retirement Communities (PD-CCRC), to facilitate the development of 

continuing care retirement communities, assisted living facilities and skilled nursing facilities. 

8. The County will review and amend as necessary the Loudoun County Zoning Ordinance to allow senior centers 

and adult day care centers as special exception uses in residential zoning districts and as permitted or special 

exception uses in the PD-AAAR (Planned Development— Active Adult Age Restricted) zoning district and 

appropriate non-residential zoning districts that support retirement communities, to ensure that seniors have 

convenient access to support services proximate to their communities. 

9. The County will review and amend as necessary its capital facilities policies and adopted procedures for 

determining the capital facilities impacts associated with retirement housing projects to reflect the service 

demands of senior populations. 

10. The County will develop incentives to encourage the provision of a certain percentage of residential units 

designed to meet the changing needs of seniors within all new residential developments. This may be achieved 

through mechanisms such as the incorporation of the ‘Universal Design Concept’ in design schemes. The 

County encourages the provision of a variety of housing choices in both existing neighborhoods and proposed 

developments offering seniors the option of aging in place within their community. 

11. A fiscal impact analysis shall accompany all applications for retirement communities to demonstrate the impact 

of the proposed land use on the long-term economic viability of the County. 

Location Policies 

Active Adult Retirement Communities 

1. Areas planned for Residential land use are the preferred location for the active adult retirement communities in 

the Suburban Policy Area and the Joint Land Management Areas surrounding the incorporated towns in the 

County. 

2. The County will evaluate proposed applications for active adult retirement communities in areas designated for 

Business communities and in areas designated for High Density Residential within the Suburban Policy Area 

based on how well the proposed use meets all of the following evaluation criteria: 

a. The proposed site immediately adjoins an area planned for Residential uses and the proposed design 

provides a physical transition or incorporates a natural transition between the residential land use and 

business use, 

b. The scale, density and development pattern proposed is compatible with surrounding development patterns, 

both existing and planned, 

c. An adequate transportation infrastructure including a road network, pedestrian and bicycle facilities and 
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public and/or private transit opportunities is available to serve senior residents, and 

d. The site offers the advantages of integration with a larger master-planned residential or mixed-use 

development such as access and proximity to commercial retail, services and recreational facilities within 

the larger community. 

3. The County will evaluate proposed applications for active adult retirement communities in areas designated for 

industrial uses within the Suburban Policy Area based on whether the proposed use meets the following 

evaluation criteria: 

 a. The proposed site is not located within the 65+ Ldn Noise Zone, and 

 b. The proposed site does not border Route 606, and 

 c. Where the proposed site immediately adjoins and area planned for Residential uses, and 

 d. The proposed development is adjacent to and provides access to a larger master-planned (but not age-

restricted) residential community larger than 1,700 acres, and 

 e. The scale, density and development pattern proposed is compatible with surrounding development patterns, 

and 

 f. An adequate transportation infrastructure including a road network, pedestrian and bicycle facilities and 

public and/or private transit opportunities is available to serve senior residents, and 

 g. The site offers the advantages of integration with a larger master-planned residential or mixed-use 

development such as access and proximity to commercial retail, services, and recreational facilities within 

the larger community, and 

 h. The proposed development is separated from adjacent industrially-planned properties by a natural boundary 

or feature, such as an area of floodplain, and 

 i. The proposed development is not adjacent to land that is designated for Extractive Industry on the Land 

Use Map. 

Continuing Care Retirement Communities Policies 

1. The County encourages the development of continuing care retirement communities (CCRCs) which are 

intended to provide seniors a continuum of care and the option of aging in place through the provision of 

independent living units, assisted living facilities and skilled nursing facilities as well as an array of services and 

amenities. 

2. Areas planned for Business and Residential uses are considered appropriate locations for continuing care 

retirement communities in the Suburban Policy Area and Joint Land Management Areas surrounding the 

incorporated towns in the County subject to the following evaluation criteria: 

a. Where the proposed site immediately adjoins an area planned for Residential uses, the proposed design 

shall provide a transition between the CCRC and residential or business land use, 

b. The scale, density and development pattern proposed is compatible with surrounding development patterns, 

c. An adequate transportation infrastructure including a road network, pedestrian and/or bicycle facilities and 

public and/or private transit opportunities are available to serve senior residents, and 

d. The site offers the advantages of integration with a larger master-planned residential or mixed-use 

development such as access and proximity to commercial retail, services and recreational facilities within 

the larger community. 

3. In the Transition Policy Area, the County supports the development of retirement housing in the form of active 

adult and continuing care retirement communities. These developments should generally follow the design 
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guidelines outlined for villages with densities not to exceed the maximum permissible rezoning densities in the 

respective Transition Policy Area subarea. 

4. The County encourages the location of active adult and continuing care retirement communities near 

commercial and retail centers within towns, along main streets, near or at town and urban centers and transit 

stations, and near the commercial cores within larger master planned communities, to ensure senior residents 

the benefits of safe and convenient access to the amenities and services typically available in such pedestrian 

oriented, mixed-use environments. 

Scale and Density Policy 

1. Densities for retirement housing projects in areas planned for Residential land uses, in the Suburban Policy 

Area, may range up to 8 dwelling units per acre, in areas planned for High Density Residential, Business, and 

Industrial land uses in the Suburban Policy Area, densities may range up to 30 dwelling units per acre, with 

densities measured on the gross area of a parcel. 

Land Use and Unit Mix Policies 

1. Assisted living facilities, skilled nursing facilities and similar senior care facilities that offer a higher degree of 

care than typically associated with active adult retirement communities shall be viewed as residential uses for 

the purposes of application of the land use mix ratio. 

2. When developed as part of a continuing care retirement community (CCRC), the number of units/beds proposed 

in assisted living facilities, skilled nursing facilities and similar senior care facilities shall be counted as 

residential units for the purposes of estimating the CCRC unit mix. 

3. The land use mix in retirement housing projects will generally comply with the following ratios: 

Land Use Category* 

Minimum 

Required 

Maximum 

Permitted 

Residential 30% 60% 

Commercial Retail & 

Service 1 
0% 20% 

Civic Space 2 5% No Maximum 

Parks & Open Space 3 35% No Maximum 

1 Retail Policy guidance provided in Countywide Retail Plan 
2 The definition of Civic Space may include communal facilities such as clubhouses and community centers. 

3 Where retirement housing projects develop at densities between 0 and 16 dwelling units per acre, a minimum of 35% of the 

gross site area shall be developed as Parks and Open Space. Where retirement housing projects develop at densities between 17 

and 30 dwelling units per acre, a minimum of 45% of the gross site area shall be developed as Parks and Open Space. The extent 

to which these Parks and Open Spaces may be public will be determined on a case-by-case basis during the legislative review of 

an application based on the need of the Suburban Community within which the proposed project is located and creates a public 

need for such facilities, the extent of the site, the type of retirement community proposed, site design and the public access to the 

site. Retirement housing projects outside of the Suburban Policy Area will apply the open space policies of the relevant Policy 

Area. 

4. Densities for assisted living facilities, skilled nursing facilities and similar senior care facilities that offer a 

higher degree of care shall be calculated as a percentage of the total dwelling units of the continuing care 

retirement community (CCRC). These unit types shall constitute a minimum of 15% of the total dwelling units 

of the CCRC. 
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Phasing Policies 

1. In Continuing Care Retirement Communities where assisted living and skilled nursing facilities are provided, 

these facilities shall be phased with the development of the independent living units, such that residents of the 

independent living units have access to assisted living and skilled nursing care as the project builds out or must 

provide an alternate means of providing care. 

2. The County supports the development/management entity partnering with local providers of assisted living and 

skilled nursing facilities to meet the changing needs of residents of independent living retirement housing 

projects, as the project builds out. 

Design Policies 

1. The County seeks to foster a sense of community through the layout and design of buildings, open space and 

community amenities and services within all forms of retirement communities. Variations in unit type, lot size, 

site layout and architectural design should promote design diversity while ensuring an integrated character for 

the project as a whole. Smaller lot sizes are generally encouraged to minimize exterior maintenance. 

2. A hierarchy in outdoor spaces should be used to serve as focal points within communities and neighborhoods, 

create outdoor gathering spaces and define the transition between the public and private realms. 

3. Retirement communities should be integrated to the extent feasible into the physical fabric of surrounding 

communities, existing and planned, through site layout, building orientation, architectural design, scale, 

massing, exterior detail, landscaping and shared open spaces. 

4. To avoid the appearance of an institutional use, retirement housing in the form of multi-level structures and 

similar buildings associated with assisted living facilities and skilled nursing facilities should be designed in a 

manner that breaks down the mass of building(s). Where this is not possible, facade treatment and exterior 

detailing should relieve extensive blank surfaces. Landscaping, buffering and layout of common and green 

spaces may further minimize incompatibilities with surrounding low-density residential and non-residential 

developments. 

Amenities and Services Policies 

1. The various forms of retirement communities shall meet the following criteria: 

a. The development ensures the provision on-site or within a safe and convenient distance the following 

amenities and services: 

i. Private clubhouse with meeting rooms and recreational facilities; 

ii. Retail uses in direct support of the development (i.e. grocery/convenience store, pharmacy, medical 

services, barber shop, beauty shop, personal care facilities, eating and drinking establishments, bank, 

business services, laundry, cleaners, and other similar retail uses); 

iii. Health or fitness center; and 

iv. Active recreation space 

b. The development shall ensure that recreational, cultural, and educational facilities (i.e. golf course, 

religious facilities, medical care facility, and passive recreation space) for the use of residents, employees, 

and their guests are available on-site or within 10 miles of the site. 

c. The development shall ensure access to amenities and services through alternate modes of transportation 

such as pedestrian access, bicycle facilities and public and/or private mass transit facilities such as mini-bus 

or shuttle services. 

d. The development is adequately served by public water and wastewater utilities. 

2. The County encourages that commercial retail and service uses proposed as part of retirement communities, but 

not located internal to the community, be available for public use and designed in a manner that integrates the 
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retirement community with surrounding neighborhoods. 

Transportation Policies 

1. All new proposals for retirement communities shall demonstrate that safe and convenient pedestrian (sidewalks 

or trails) and/or bicycle facilities exist or will be in place when senior residents move into the development to 

connect the proposed development with amenities and services available within reasonable distances in the 

surrounding area. Where developments are constructed in phases, the County seeks the concurrent development 

of pedestrian and bicycle facilities within these phases. 

2. All new proposals for retirement communities shall integrate transit facilities such as shuttle or mini-bus service 

and/or work with local and regional transit authorities/providers not limited to Loudoun Transit and the 

Northern Virginia Regional Transit Authority, to ensure seniors access to local and regional amenities and 

services. 

3. Working in collaboration with the Virginia Department of Transportation, the Metropolitan Council of 

Governments and agencies such as the American Association of Retired Persons, the County will review and 

amend as necessary the Revised Countywide Transportation Plan to ensure accommodation of the 

transportation and mobility needs of senior populations. 

4. Retirement communities or other uses, public and private, that cater to seniors shall include in their designs 

covered bus shelters with seating or covered space for seniors to congregate near building entrances or other 

such locations while they wait to board buses, shuttles and other such mass transit facilities. 

In-Home Care and Assistance Policies 

1. The County will support private sector efforts aimed at assisting seniors who wish to live in their own homes 

through the provision of technical assistance, etc. This is intended to facilitate the adequate and timely provision 

of services such as in-home care and assistance, home rehabilitation and remodeling to address the changing 

needs of Loudoun’s senior population and enable them to age in their own homes. 

2. The County will review and revise its regulatory documents as appropriate to offer seniors opportunities that 

may enable them to age in their own homes such as allowing second kitchens within single-family homes for 

caregivers. 
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GOAL 1 
The County’s long range housing strategy provides for a spectrum of housing opportunities to 
support economic health and quality of life. 
Objectives: 

 Establish clear and quantifiable goals. 

 Provide and maintain affordable housing to accommodate needs within the County and the region. 

 Establish the optimum organizational structure to ensure successful implementation.  

Recommendation Implementation Action Completion Date 

1.  Determine the County’s desired ADU 

strategy to include: 

 More focus on rental market and 

increasing the incomes served to 

beyond 50% AMI. 

 Set clear and quantifiable goals. 

 Analyze long-term viability of For 

Sale Program, proffer convertibility 

and flexibility in unit type. 

Envision Loudoun process initiated by the 

Board/ Plan will include County Housing 

strategy. 

 

Article 7 Zoning Ordinance Amendment 

(ZOAM) initiated by the Board of 

Supervisors being managed by the 

Department of Planning & zoning (DPZ). 

 

ADUAB met with zoning staff to discuss the 

process and how ADUAB would be 

involved. 

 

Departmental Referral review initiated 

Completion target: 

12/2017 

 

 

Completion target: 

12/2017 

 

 

 

1/ 2017 

 

 

 

3/2/ 2017 

2.  Update the AECOM Study or a similar 

study to identify needs and guide the 

housing strategy 

Consultant provided Housing Needs 

Assessment findings to the Board of 

Supervisors.  

 

Implement an online survey of all 

employees of Loudoun County Government 

and Loudoun County Public Schools 

regarding housing needs and choices. 

2/23/17 

 

 

 

Survey completed  

1/ 2017 

Tabulation completed: 

4/2017 

7.  Analyze the Revised General Plan to 

identify need and determine land use 

balance between residential and non-

residential users. 

Envision Loudoun process initiated by the 

Board of Supervisors and being managed 

by DPZ for comprehensive revision to the 

County’s development policies. 

 

(Note: HAB representative serving on the 

Stakeholders Committee) 

Target completion: 

12/2017 

GOAL 2 
The County will work in partnership with non-profit and for-profit entities committed to the 
provision of a wide range of housing opportunities by offering technical assistance and financial 
opportunities and incentives. 
Objectives: 

 Incentivize non-profit and for-profit housing developers in order to provide a wide range of affordable 
housing. 
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 Provide technical and county organizational support to non-profits and for-profits pursuing affordable 
housing projects. 

Recommendation Implementation Action Completion Date 

1.  Establish incentives for non-profits and for-profits to 

include: 

 Fee waivers 

 Expedited processing 

 Tax exemptions 

 Letters of support 

 Bonus densities for affordable housing 

 Land assistance 

 Public property 

 Purchase assistance 

 Dedicated land (e.g., ground lease) 

Part of this recommendation 

will be considered in the 

Article 7 Amendments to 

include fee waivers, 

expedited processing, and 

bonus densities.  

 

Letters of support provided 

for multiple  LIHTC 

applications 

Target completion: 

12/2017 

 

 

 

 

 

On-going 

3.  Establish a dedicated team and ombudsman to serve as 

point of contact and assist for-profits and non-profits to build 

affordable housing units. Provide assistance with: 

 Land use applications 

 Creative problem solving 

 County housing programs 

 Financing streams (e.g., federal, state, local) 

 

 

 

 

 

 

 

 

Establish Affordable 

Housing Assistance Team 

(AHAT). (Includes staff from 

Economic Development, 

DPZ, Building & 

Development, Capital 

Construction, Finance, and 

DFS.) 

 

Conferred with Business 

Assistance Team to identify 

staffing & structure. 

 

Established 

interdepartmental Unmet 

Housing Needs Proffer 

Implementation team to 

ensure coordination & 

consistency for developer. 

 

AHAT presentation on Low 

Income Housing Tax Credit 

(LIHTC) process. 

 

AHAT Meetings with 

Affordable Housing 

Developers.   

 

 

12/16/15 

 
 
 
 
 
 
 
 
 
5/12/15 
 
 
 
 
4/28/15 
 
 
 
 
 
 
 
2/10/16 
 
 
 
2/9/16 
4/19/16 
10/6/16 
9/15/17 
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Advertised Housing Finance 

position to provide expert 

staff support to assist in 

financing affordable housing 

projects 

9/22/17 

 4.  Develop a strategy to leverage the Housing Trust Fund to 

best address the County’s affordable housing needs. 

ADUAB recommended 

several new programs for 

the Board of Supervisors to 

consider within the 

parameters of the existing 

Trust Agreement including 

providing loans to affordable 

housing developers. The 

Board determined to wait for 

the results of the HNA 

before initiating new 

programs or using the Trust. 

 

10/20/16 

 

 

 

 

 

 

 

 

 

 

 

 

 

5.  Seek legal guidance with respect to the possibility of 

amending the Housing Trust Fund agreement established in 

1997 for the purpose of expanding its use beyond the 30-70% 

AMI. This would include reviewing current proffer language to 

expand potential uses of the existing Housing Trust Fund. 

Board of Supervisors 

directed study by the County 

Attorney’s office. 

 

Board advised that the 

parameters established in 

Article 7 must be amended 

in order to broaden the use 

of the Trust. 

 

The Board amended the 

Trust Agreement to enable 

the funding to be used for 

Affordable Housing Units 

consistent with recent 

amendments to Article 7. 

1/21/15 

 
 
 
10/7/15 
 
 
 
 
 
 
7/20/17 

6.  Expand funding opportunities through federal and state 

resources by ensuring County ordinances and regulations do 

not exclude non-profit and for-profit entities that are providing 

affordable housing (e.g., flexibility within the ADU covenants 

and the dispersion requirements to fit in with funding 

opportunities). 

 

Board of Supervisors 

adopted ADUAB- 

recommended Design Book 

that clarifies and provides 

flexibility in location of ADUs 

within developments. 

 

Simple amendments to 

Article 7 and Chapter 1450 

7/15/15 

 

 

 

 

 

 

10/12/16 
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to substitute federal and 

state programs adopted. 

(Additional revisions will be 

considered as part of current 

Article 7 and Chapter 1450 

amendments process.) 

GOAL 3 

The County will establish an aggressive, promotion-focused marketing strategy with clear and 

quantifiable goals for the County’s housing programs.  

Objectives: 

 Raise awareness about housing programs and opportunities to prospective participants through a multi-

pronged approach. 

 Aggressively market ADU purchase opportunities within the 90-day marketing period. Keep properties within 

the ADU program by avoiding market rate conversation in 90 days. 

 Ensure a variety of avenues for access to information. 

Recommendation  Implementation Action Completion Date 

1. Rebrand the Affordable Housing Program 

(e.g., by a consultant or County’s Public Affairs 

Office). 

Vacant Community Development 

Specialist position re-crafted to focus 

on marketing/outreach 

 

Established communication plan with 

the PIO that identifies marketing 

strategies and garnered support for 

marketing efforts 

  

Developed comprehensive housing 

programs brochure and three (3) newly 

branded one-page flyers; one (1) flyer 

translated into Spanish 

 

Revamped/ branded annual Loudoun 

County Apartment Rental Guide 

 

Newly branded materials distributed to 

County Human Resources for new 

employee orientation 

 

Distributed materials  and present to 

Sheriff’s office for new recruit 

orientation 

4/2016   

 

 

 

4/2016 & on-going 

 

 

 

 

8/2016 & on-going 

 

 

 

 

10/2016 & on-going 

 

 

7/2016 

 

 

 

9/2016 & ongoing 
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2.  Formalize outreach to existing ADU rental 

participants regarding the ADU For-Sale 

program.  

Purchase Program information is now 

provided at the Rental Program intake. 

 

Purchase Program Information is now 

provided in Renewal Notice mailings to 

rental certificate-holders. 

 

Regular e-blasts are scheduled to 

notify ADU renters about opportunities 

in the ADU Purchase Program.  

 

Special marketing of ADU rentals with 

flyer, brochure, and press releases & 

to business community proximate to 

ADU rentals. 

9/16/14 & ongoing 

 

 

9/16/14 & ongoing 

 

 

 

3/10/15 & Ongoing 

 

 

 

2/2017 & on-going 

3.  Develop a formal marketing plan for the 

rental, resale and new construction programs 

that includes the following:  

 Quarterly Housing Fairs and Open 

Houses. 

 Housing Resource Centers as pilot 

(manned or unmanned). 

 Public service announcements. 

 Explore sponsorships to offset 

expenses and broaden exposure. 

 Provide comprehensive and sustained 

outreach to lenders, realtors, existing 

ADU renters and non-profits. 

 

 

 

 

 

 

 

 

 

Strategic Marketing Plan for Loudoun 

County Housing Programs developed 

by Management Fellow 

 

Participated in Loudoun County Public 

Schools New teacher orientation 

 

Participated in two (2) community 

resource fairs 

 

New materials to Loudoun Human 

Service Network; attend regular 

meetings 

 

Presentation to Loudoun County 

Public Schools Parent Liaisons 

 

Presentation at Fire and Rescue new 

recruit orientation 

 

Co-host of Northern Virginia Regional 

Loudoun Expo at Dominion High 

School 

 

Participate in the Sterling Health and 

Wellness Fair & multiple community 

events 

4/2015  

 

 

 

8/2016 & on-going 

 

 

8/2016 & on-going 

 

 

10/2016 & on-going 

 

 

 

11/2016 

 

 

1/2017 & on-going 

 

 

3/18/17 

 

 

 

4/2017 & on-going 
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4.  Enhance the marketing and effectiveness of 

the existing ADU Program by providing realtor 

assistance on ADU sales. The County should 

review and revise its RFP for real estate 

services to provide incentives to real estate 

agents for ADUs. 

The Board of Supervisors approved 

the use of the County of Loudoun 

Housing Trust to pay for realtor 

services to market ADUs. 

 

Two Requests for Proposal (RFP) for 

realtor services to list ADUs on the 

multiple listing services and to host 

open houses for County-owned ADU 

sales have been awarded. 

 

Flyer distributed In personal property 

tax bill. 

 

Special/targeted marketing including e-

blasts/press releases provided from 

day 75 to day 89 on ADU sales. 

(Particularly effective with 55+ ADUs.) 

Completed 

 

 

 

 

8/1/15 

 

 

 

 

 

3/1/15 

 

 

On-going 

GOAL 4 

As many For-Sale units as possible should remain in the ADU program to help address the 

County’s affordable needs. 

Objectives: 

A. Educate future homeowners about home ownership. 

B. Facilitate the inclusion of home construction upgrades in a unit’s financing when reasonable. 

C. Ensure ADU homeowners are “neighbors in good standing” within their HOA’s. 

D. Develop better partnerships between the County and HOAs.  

Recommendation Implementation Action Completion date 

1.  Allow functional upgrades up to $10,000 to 

be financed within a mortgage. 

All intake materials and the website 

have been revised to include information 

about financing unit options. 

11/18/14 

2.  Expand availability of intake sessions to 

include choices of evening, week-end and on-

line sessions. Intake sessions should include 

HOA information such as typical dues and 

rules, and more key elements of the Home 

Cents program. 

Survey of participants at ADU Intake 

Sessions as to session time preference. 

 

Monthly “How to Apply” session initiated.  

(Enhanced HOA information provided at 

intakes and included in re-vamped 

Home Cents online materials.) 

1/5/15 & ongoing 

 

 

3/17/15 

3.  Continue Home Cents class on a quarterly 

basis. Create a video of the class to be 

available to viewers on-line and include 

contact information for DFS staff. 

Process developed and preliminary staff 

training completed to develop on-line 

webinars for “How to” apply and “Home 

Cents” training. 

 

10/2015 
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On-line Home Cents seminar goes live 4/2017 

5.  Develop and provide “readiness to buy” 

documentation for ADU certificate-holders 

verifying that they understand their 

obligations. 

A “readiness to buy” statement is now 

required to be signed at the Purchase 

Program Intake. 

10/22/14 

7.  Provide Realtor assistance on ADU sales. Two Requests for Proposal (RFP) for 

realtor services to list ADUs on the 

multiple listing services and to host open 

houses for County-owned ADU sales 

have been awarded. 

8/1/15 

8.  Establish a policy that the County will not 

purchase an ADU resale unit that is the 

subject to a judicial sale thereby allowing the 

unit to be sold at market rate. 

The program has informally opted not 

purchase ADUs that are subject to 

judicial sale upon advice from the 

County Attorney’s Office. 

 

A letter is sent to the ADU unit owner 

when the County is notified that they are 

in arrears on HOA fees to remind them 

of their responsibility. 

 

Additional information about HOA 

responsibilities has been added to the 

intake session, in written materials that 

require signature, and in Home Cents 

presentation. 

Report to Board: 10/7/15 

 

 

 

 

on-going 

 

 

 

 

1/2015 

GOAL 5 

The County’s housing programs will be administered in the most efficient and cost effective 

manner. These programs will consider financial institution requirements of organizations that 

provide financing to ADU participants and requirements of non-profit and for-profit organizations 

that provide affordable housing. 

Objectives: 

A. Evaluate County program requirements against those of financing institutions and modify County 

programs as appropriate to ensure maximum flexibility. 

B. Bi-annually assess the effectiveness of housing programs in accordance with housing blueprint. 
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Recommendation Implementation Action Completion Date 

1.  Require Tri Merge report at time of ADU 

application to be submitted thereby 

eliminating the need for FICO score. 

Standard operating procedures, intake 

website materials were revised to require 

a Tri Merge report instead of a FICO 

score for credit reporting for the ADU 

Purchase program. Lenders and buyers 

were also notified. (After this change was 

instituted, the ADUAB was advised that 

lenders were not legally able to provide 

the Tri-Merge report and the ADUAB 

requested that the former process be re-

instituted.) 

1/5/2015 

2.  Provide pre-approval commitment for the 

Down Payment and Closing Cost (DPCC) 

Assistance program loan upon application. 

A simple, easy to understand letter is 

provided to applicants notifying them that 

they are eligible for the loan. 

7/2016 & on-going 

3.  Provide applicants with a DPCC 

information chart showing ratios for various 

income qualifications versus determining 

one standard amount for all ADU income 

levels. 

A comparative chart is provided at the 

Purchase Program Intake session, to 

realtors and lenders and posted to the 

website.  

 

Developed simple to read, one-page flyer 

posted to website 

 

10/2015 

 

 

 

 

8/2016 

4.  Provide applicants with DPCC 

certification process timeline. 

The ADUAB recommended and the 

Board approved changes to the terms of 

the program to improve efficiency.  

 

A DPCC certification process timeline has 

been implemented and published. 

11/2015 

 

 

 

7/2016 

5.  Provide lenders with a one-page DPCC 

FAQ. 

FAQs published. 7/2016 

7. Consider changes to the County’s 

program requirements (e.g. qualification 

requirements, Article VII, and chapter 1450) 

to ensure that they maximize opportunities 

for non-profit and for profit organizations to 

provide affordable housing. 

 

Article 7 & 1450 revisions are currently 

under development. 

Target completion: 

12/2017 
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GOAL 6  

The County’s housing programs will be expanded to better support housing stability and provide 

opportunities to work toward home ownership.  

Objectives: 

A. Support ADU rental participants seeking housing stability. 

B. Encourage ADU rental participants to progress to home ownership and/or market-rate rentals.  

Recommendation Implementation Action Completion Date 

2.  Provide information and outreach to ADU 

rental participants to inform them of the ADU 

For-Sale program and other housing 

opportunities. 

Added Purchase Program information to 

Rental Program intake materials. 

 

Provide Purchase Program Information 

in Rental Renewal Notice mailing. 

9/16/14 

 

 

9/16/14 & on-going 

4.  Expand the means by which rental 

participants are notified of covenant 

expirations by: 

 Including the covenant expiration 

date in every annual renewal notice. 

 Requesting the landlords to add a 

copy of the covenants to the lease, 

when executed, noting the 

expiration date. 

 Requiring landlords to add a copy of 

the covenants to the lease, when 

executed noting the expiration date. 

 Requiring landlords to provide 

certificate holders an annual notice, 

when the covenants expire on the 

property, to each of the renters. 

Added requirement of written 

acknowledgement by certificate holder of 

covenant expiration as part of the Rental 

Program intake. 

 

Include covenant expiration notice in 

Certificate and Renewal notice mailing. 

  

Convened a meeting with ADU Rental 

landlords to encourage them to include 

covenants with their lease. The 

information will continue to be included 

in the ADU landlord annual meeting. 

 

Annual e-blast to remind ADU Renters 

about covenant expirations initiated. 

9/16/14 

 

 

 

 

9/16/14 

 

 

10/21/14 & on-going 

 

 

 

 

 

2/3/15 & on-going 

GOAL 7 

County policies and regulations will address a full range of Loudoun County’s housing needs. 

Objectives: 

A. Ensure ADU rental covenants allow for flexibility in the funding requirements of federal, state and other 

financing programs including the Low Income Housing Tax Credit program (LIHTC). 

B. Ensure the timeframe provided for the sale of an ADU to certificate holders is consistent with market 

dynamics. 

C. Modify the requirements and guidelines of affordable rental units to allow for the utilization of financing 

sources such as VHDA and LIHTC to give flexibility. 

Recommendation Implementation Action Completion Date 

1.  Amend Article 7 to include: 

 Consider a buy-out option for multi-

family rental units (e.g., cash in lieu) 

consistent with for-sale units. 

Article 7 Zoning Ordinance Amendment 

(ZOAM) initiated by the Board of 

Supervisors being managed by the 

Department of Planning & zoning (DPZ)  

Completion target: 

12/2017 
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 Provide for offsite ADU units or other 

types of affordable units in 

appropriate locations. 

 Accommodate various rental options 

& approaches, such as clustering as 

opposed to dispersing units, to better 

mesh with various financing options. 

 Provide flexibility to permit unit-type 

conversions within existing rezoning 

proffers when such conversions can 

further the County’s affordable 

housing goals. 

 Allow renters to stay in the ADU 

rental program for up to two years 

once maximum income limit has 

been reached and consider 

broadening income range beyond 

program requirements. 

ADUAB met with zoning staff to discuss 

the process and how ADUAB would be 

involved. 

 

Departmental Referral initiated 

1/2017 

 

 

 

3/2/17 

2.  Amend Section 1450 of the Codified 

Ordinance to include: 

 Provide for Realtor assistance to 

ADU seller enabling commission on 

the sale. 

 Review rental and for sale covenants 

and clarify that they terminate upon 

foreclosure. 

 Consider revamping the role of 

ADUAB to consolidate 

responsibilities with other housing 

advisory groups. 

 Allow renters to stay in the ADU 

rental program for up to two years 

once maximum income limit has 

been reached and consider 

broadening income range beyond 

requirements. 

Chapter 1450 amendment initiated by 

the Board of Supervisors. The 

amendments to Chapter 1450 will track 

with the Article 7 amendments. They 

are not required to be reviewed by the 

Planning Commission or go to public 

hearing. However, it is Board practice to 

provide a public hearing on Codified 

Ordinance revisions which will occur at 

the same time as the Article 7 public 

hearing. Amendments to Chapter 1450 

are being managed by DFS and County 

Attorney staff. 

 

County Attorney’s office discussed with 

ADUAB initiating amendments that will 

provide for disbursement to the County 

of proceeds of judicial sales 

Completion target: 

12/2017 

 

 

 

 

 

 

 

 

 

 

 

 

Completion target: 

12/2017 
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3.  Retain 30 to 70% AMI for ADU program; 

however, develop more programs and funding 

sources to meet affordable housing needs that 

fall outside the 30 to 70% AMI in conjunction 

with identified future affordable housing need. 

 

Article 7 Zoning Ordinance Amendment 

(ZOAM) initiated by the Board of 

Supervisors 

Being managed by the Department of 

Planning & zoning (DPZ)  

 

ADUAB met with zoning staff to discuss 

the process and how ADUAB would be 

involved. 

 

Departmental Referral review 

completed. 

Target completion: 

12/2017 

 

 

 

 

1/2017 

 

 

 

3/2/17 

 

94



Appendix E:

95



96



97



98



99



100



101



 

Appendix F:  Washington MSA Jurisdictions Map 
 

Loudoun County Housing Summit 10.16.17 

 

 

 

 

 

 

102



INCOMES BY FAMILY SIZE - MAXIMUM INCOME LIMITS ALLOWED 

PERSONS PER FAMILY 

Area Median Income $110,300 
(HUD Effective April 14, 2017) 

Washington MSA 

% of 

Median 

Income 

1 2 3 4 5 6 7 8 

0% $0 $0 $0 $0 $0 $0 $0 $0 

10% $7,750 $8,850 $9,950 $11,050 $11,950 $12,850 $13,750 $14,600 

20% $15,500 $17,700 $19,900 $22,100 $23,900 $25,650 $27,450 $29,200 

30% $23,200 $26,500 $29,800 $33,100 $35,750 $38,400 $41,050 $43,700 

40% $30,950 $35,350 $39,750 $44,150 $47,700 $51,250 $54,750 $58,300 

50% $38,650 $44,150 $49,650 $55,150 $59,600 $64,000 $68,400 $72,800 

60% $46,350 $53,000 $59,600 $66,200 $71,500 $76,800 $82,100 $87,400 

65% $50,200 $57,400 $64,550 $71,700 $77,450 $83,200 $88,950 $94,650 

70% $54,100 $61,800 $69,550 $77,250 $83,450 $89,650 $95,800 $102,000 

80% $61,800 $70,600 $79,450 $88,250 $95,350 $102,400 $109,450 $116,500 

90% $69,550 $79,450 $89,400 $99,300 $107,250 $115,200 $123,150 $131,100 

100% $77,250 $88,250 $99,300 $110,300 $119,150 $127,950 $136,800 $145,600 
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Income and Housing Analysis 10/12/17

Selected Occupation Entry Percent of AMI Median Percent of AMI Experienced Percent of AMI Mean Percent of AMI
Computer Network Support Specialist 49,205$                 45% 80,546$                 73% 101,949$               92% 79,360$                 72%
Computer Programmer 65,686$                 60% 99,111$                 90% 119,359$               108% 98,440$                 89%
Information Security Analysts 74,523$                 68% 106,040$               96% 126,444$               115% 108,170$               98%
Statisticians 63,939$                 58% 98,658$                 89% 117,395$               106% 102,310$               93%
Biomedical Engineer 66,496$                 60% 81,942$                 74% 102,976$               93% 94,420$                 86%
Mechanical Engineer 71,187$                 65% 105,699$               96% 138,831$               126% 110,720$               100%
Aerospace Engineering and Operations Technicians 43,526$                 39% 73,362$                 67% 81,479$                 74% 62,130$                 56%
Aircraft Mechanics and Service Technicians 42,494$                 39% 67,361$                 61% 74,819$                 68% 66,430$                 60%
Shipping, Receiving, and Traffic Clerks 26,070$                 24% 37,563$                 34% 44,480$                 40% 37,190$                 34%
Heating, Air Conditioning, and Refrigeration Mechanics 40,436$                 37% 56,662$                 51% 65,045$                 59% 58,200$                 53%
Machinists 37,849$                 34% 49,269$                 45% 54,994$                 50% 52,450$                 48%
Human Resources Specialists 50,441$                 46% 79,321$                 72% 98,563$                 89% 83,710$                 76%
Office and Administrative Support Occupations 25,790$                 23% 40,149$                 36% 52,328$                 47% 43,960$                 40%
Farmworkers and Laborers 25,700$                 23% 28,448$                 26% 31,557$                 29% 30,500$                 28%
Elementary School Teacher 58,685$                 53% 79,204$                 72% 94,266$                 85% 54,952$                 50%
Registered Nurse 56,195$                 51% 75,645$                 69% 90,534$                 82% 78,330$                 71%
Health Technicians 33,808$                 31% 53,241$                 48% 63,804$                 58% 49,430$                 45%
Police and Sherriff's Patrol Officers 51,472$                 47% 65,968$                 60% 76,428$                 69% 69,690$                 63%
Source: Virginia LMI, Bureau of Labor Statistics
NOTE: Available data is the VA portion of the D.C. MSA
Type of Job: Technology Health IT Aviation/Defense Manufacturing Office Support Agriculture Quality of Life

Spending or Cost Monthly
2017 Loudoun County AMI ($110K) 2,758$  
80% AMI 2,206$  
70% 1,930$  
60% 1,655$  
50% 1,379$  
40% 1,103$  
30% 827$  
20% 552$  

Rental Studio 1,203$  
Rental One Bedroom 1,396$  
Rental Two Bedroom 1,567$  
Rental Three Bedroom 1,835$  
For Sale Existing Multi‐family 955$  
For Sale New Multi‐family 1,361$  
For Sale Existing Single‐family, Attached 1,442$  
For Sale New Single‐family, Attached 1,833$  
For Sale Existing Single‐family, Detached 2,108$  
For Sale New Existing Single‐family, Detached 2,637$  
Source: Loudoun County Family Services
NOTE: Monthly spending on housing based on 30% of income

Prepared by: Department of Economic Development

Appendix H:  Housing Occupations Matrix
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Accommodation and Food Services

Agriculture, Forestry, 
Fishing and Hunting

Retail Trade

Other Services (except Public 
Administration)

Administrative and Support and 
Waste Management

Educational Services

Health Care and Social Assistance

Transportation and Warehousing

Real Estate and 
Rental and Leasing

Construction

Public 
Administration

Arts, Entertainment, 
and Recreation

Utilities

Wholesale Trade

Mining, Quarrying, and 
Oil and Gas Extraction

Finance and Insurance

Manufacturing

Professional, Scientific, 
and Technical Services

Management of Companies and 
Enterprises

Information

0

2,000

4,000

6,000

8,000

10,000

12,000

14,000

16,000

18,000

20,000

$0 $20,000 $40,000 $60,000 $80,000 $100,000 $120,000 $140,000

Created October 2017
Loudoun County Department of Economic Development
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Average Annual Wages

Housing Costs and Employment/Annual Wages in Loudoun County by Industry

Affords Avg.
Rent 1 BR

Affords Avg.
Rent 2 BR

Affords Avg.
Home with Mortgage

Cost New 
Home with Mortgage
Affords Avg.Cost Existing 
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