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PURPOSE: The Staff will update the Board on Unmet Housing Needs Strategic Plan (UHNSP) 

progress to date; the impacts of COVID-19 on plan development; and the procurement of 

consultant resources to complete the UHNSP. 

 

BACKGROUND: On September 19, 2019, the Board of Supervisors initiated the Unmet Housing 

Needs Strategic Plan (UHNSP) with an estimated timeline for plan completion of 12 to 14 months. 

The purpose of the UHNSP is to define how the County will address unmet housing needs in a 

strategic and systematic way over the short-term and the long term.  Progress on the UHNSP has 

been made in the areas of community and advisory board engagement; program evaluation, staff 

research and data analysis; mapping; and consultant deliverables as described below.  

Plan Progress To Date: 

A. Community and Advisory Board Engagement: Since the initiation of the UHNSP in 

September, 2019, more than 25 organized opportunities for direct input into the 

development of the plan have occurred. They have been organized to gain insight into 

specific issues and reactions to possible strategies. Engagement opportunities have 

included an open house, multiple focus groups, meetings with advisory boards, brown 

bag discussions with staff, surveys, and interviews with the Towns’ mayors. Input from 

these forums have been organized into an excel data base by issue area and will be used 

to guide UHNSP development.    

a. Open House: An Open House was held on October 30, 2019 with the purpose 

of providing a kick-off event for the UHNSP process and to inform and engage 

the public. Approximately sixty people attended the Open House. Information 

was provided in the form of handouts, displays, and a slide show. Staff from 

Housing, Economic Development, Mental Health, Substance Abuse and 

Developmental Services, Transportation and Capital Infrastructure, and Family 

Services were in attendance to answer questions and provide information about 

housing issues and County programs. Participants were invited to post their “big 
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idea” for addressing the County’s affordable housing issues, which  include the 

provision of incentives to developers, such as reduced parking requirements and 

a fast track review process for affordable housing development; use of County-

owned land for development and/or co-location; provision for more accessible, 

diverse housing; location of high-density, affordable housing near bus and 

transit service; and repurposing commercial properties by converting and/or 

adding housing. (Attachment 1) 

 

b. Focus Groups: To date, six in-person focus groups have been convened. These 

include: Building Industry (home-builders, developers, land use attorneys, 

planners, and engineers), Non-profit Affordable Housing Developers, For-

Profit Affordable Housing Developers, the Loudoun Human Services Network, 

and the Loudoun County Workforce Resource Center (WRC) Continuous 

Quality Improvement Committee (WRC partner organizations, such as the 

Loudoun County Public Schools, Loudoun Literacy Council, and Virginia 

Department of Rehabilitative Services.) The focus group process is designed to 

gather specific information about ideas and gain reactions to specific strategies. 

Each focus group has included 12 to 15 participants, specifically invited based 

on expertise and experience. Unique questions were asked based on the make-

up of each focus group. Five additional focus groups were scheduled and 

subsequently delayed due to the COVID-19 pandemic. Focus Groups will 

restart the week of September 14 with three (3) virtual groups planned to 

include the Business Community, Healthcare Industry, and Faith-based 

institutions. Additional groups are planned in October to focus on finance and 

funding strategies. An in-person meeting is also planned to discuss housing 

issues with representatives of the Hispanic community. Attachment 2 includes 

the input received to date. 

 

c. Interviews with Town Mayors: Consultants working on the UHNSP 

conducted individual telephone interviews with the mayors of Loudoun’s 

towns. This approach provided an individual opportunity for each town to be 

represented in terms of views and specific needs. Each mayor was asked to 

define their vision, needs, and issues related to housing affordability. Each 

mayor identified different opportunities to address unmet housing needs either 

in their Town, across the County, or both. The mayors interviewed expressed a 

willingness to collaborate with the County, each other, and others to share their 

own experiences, or to help find creative solutions. Common themes that 

emerged during the interviews include:  

 Affordable housing or attainable housing is a concern; 

 Affordability is viewed as including a variety of factors such as 

mortgage or rent, utilities, maintenance, and improvements, as well as 

other costs of living that are on the rise (e.g., food and transportation); 

 It’s a concern not only for the individuals and families who are 

experiencing homelessness (low or no income) but also for people who 
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work in the County’s schools, local governments, restaurants, hotels, 

farms, repair shops, and more (middle income), as well as for seniors 

who are on fixed incomes (low and middle income); 

 These issues are exacerbated due to COVID-19; 

 Opportunities exist to address unmet housing needs within or around 

each Town, or in the County at large. 

   

d. Advisory Board Discussions: Since September, 2019, Housing staff have met 

with seven advisory boards. The facilitated discussions included specific 

housing questions related to the advisory board’s responsibilities. Discussions 

have been held with the Affordable Dwelling Unit Advisory Board (ADUAB), 

the Housing Advisory Board (HAB), the Disability Services Board (DSB), the 

Community Services Board (CSB), the Family Services Advisory Board 

(FSAB), the Commission on Aging (CoA), and  the Human Services Strategic 

Plan Advisory Committee. Future meetings are planned with the Rural 

Economic Development Council and the Economic Development Advisory 

Commission. Meetings with these groups have been delayed due to meeting 

suspensions during the pandemic. Advisory Board input is included as 

Attachment 3.  

 

e. Staff Consultation: Brown Bag discussions have occurred with County staff 

from multiple departments. The purpose of the meetings is to gain insight from 

a staff perspective as to the issues and opportunities that staff identify from 

various areas of expertise. Facilitated discussions have occurred with staff from 

the Office of Housing, Emergency Services, Information and Referral, and the 

Workforce Resource Center units within the Department of Family Services, 

Mental Health, Substance Abuse and Developmental Services, Planning and 

Zoning, Building and Development, the County Attorney’s Office, and 

Transportation and Capital Infrastructure. An upcoming meeting is scheduled 

with the Sheriff’s Office and discussions are pending with Fire and Rescue and 

Economic Development. 

 

f. Surveys: An optional survey of Loudoun County Government employees was 

completed on February 21, 2020 and the same survey was completed by 

Loudoun County Public Schools employees on September 8, 2020. This survey 

is the second survey of this kind, previously having been conducted in 2017. It 

is part of an effort to collect regular data to better understand the housing needs 

of the County government and Schools workforce. A community-wide housing 

survey using the MetroQuest platform will be implemented through consultant 

services later this fall. A summary of the Loudoun County Employee survey is 

included as Attachment 4. 

 

B. Program Evaluation: The program evaluation was completed by the SC&H 

Group for eight County housing programs to accomplish these objectives: identify 
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opportunities to increase programmatic efficiencies; determine the cost of operation 

and calculate cost savings if enhancements were to be implemented; and reduce 

overlaps in service delivery to the public. Programs reviewed included: Affordable 

Dwelling Unit (ADU) Rental, ADU Purchase, Down Payment & Closing Cost 

Assistance, Public Employee Grants for Home-ownership, Emergency Repair and 

Accessibility Grants, Loudoun County Home Improvement Program, Eastern Loudoun 

Revitalization Program, and the Affordable Multi-Family Rental Housing Loan 

program. The recommendations for program operation improvement gleaned from the 

program evaluation include activities such as: regular review of program policies and 

procedures; consolidation of applicant documentation requirements across programs to 

establish a streamlined and consistent intake process; establishment of a singular loan 

committee; and, increased marketing activities and public awareness. 

Recommendations from the study are included in Attachment 5. 

 

C. Mapping and Data Development: To lay the groundwork for data analysis, the Office 

of Mapping and Geographic Information (OMAGI) and the Commissioner of the 

Revenue’s staff have completed extensive research and data compilation to build an 

inventory of current housing stock location, price, and type in relation to transit and to 

the County’s job centers. A public, proffered and institutional land inventory has also 

been completed. The Virginia Tech Center for Housing Research (VTCHR) has been 

contracted to provide data analysis and identify appropriate strategies to address 

County housing needs as well as best practice research. VTCHR is using a combination 

of real estate assessment data, development trend data, BRIGHT MLS and CoStar data, 

and relevant planning and research documents. The consultant will provide an 

assessment of housing conditions and preservation strategies as well as a jobs and 

housing analysis.  

ISSUES: The impacts of the COVID-19 pandemic have required a significant focus on identifying 

available resources to help the community address critical needs. In order to keep the UHNSP 

process moving forward, consultant services under existing contracts have been sought to 

supplement staff resources on the plan. Consultant work is being funded with available residual 

Community Development Block Grant (CDBG) administrative funds. Consultants procured to 

work on the project include:  

a. SC&H Group: Performed the program evaluation. Finance and Budget staff in addition 

to the Project Manager have helped support the completion of this work. 

b. Virginia Tech Center for Housing Research (VTCHR): Completing data analysis, 

identifying existing and future needs, proposing best practices, and strategies.  

c. ZELOS, LLC: Managing focus Group set-up and facilitation and engagement of the 

Towns’ mayors.  

d. WSP: Managing the development of the financial and funding strategies; and 

developing short-term and long-term development targets. WSP is also completing the 

public engagement process to include conducting the MetroQuest survey, convening 

virtual community conversations, and supporting the Hispanic community focus group. 

WSP will provide project coordination activities as well.  
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NEXT STEPS:  Most of the planned community engagement activities for the UHNSP have been 

accomplished. Additional activities scheduled in September and October include completion of 

the focus groups; distribution of a community-wide housing survey; and convening several virtual 

community conversations about housing issues. WSP will complete development of financing 

strategies by the end of October in order to preview them at the November Finance, Government 

Operations, and Economic Development Committee. VTCHR is scheduled to complete its work 

by the end of November.  At this time, it is projected that the draft plan would be distributed for 

Board consideration and public review at a Board of Supervisor’s Public Hearing in the first 

quarter of 2021. 

 

FISCAL IMPACT:  The UHNSP is currently funded by residual Community Development Block 

Grant administrative funds of approximately $230,000. Residual fund accumulation is due to staff 

vacancies and an increase in the overall CDBG grant allocation to approximately $1.3 million, 20 

percent of which is used for administrative costs such as consultant studies to support program 

needs.  

ATTACHMENTS: 

1. “Big Ideas” Post-it Note Exercise from October 30, 2019 Open House 

2. Focus Group Input to date 

3. Advisory Board Input to date 

4. Loudoun County Government Employee Survey Results 

5. Program Evaluation Recommendations 
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BIG IDEAS 

Post-it Note Exercise  

 October 30, 2019 Open House 

 

 Increase Developer Incentives & Ratios 

 “Housing in all” approach to continuum services & continuum 

 Loudoun-- where everyone has an affordable place to live  

 Create land trust to help encourage more development of affordable housing 

 Use underutilized County property for ADUs 

 Co-locate ADUs with schools on County owned property 

 What about over 100% AMI? Still not affordable! 

 Flexible subsidy for non-eligible persons 

 Ease building standards. Flexibility is the key! 

 Make an attractive offer for developers to want more affordable dwelling units. 

 Tax relief [for] AHU/ADU by non-profit 

 Economic Housing for all 

 Resource Demonstration info tables at VOACC for clients 

 Focus on the Percentage of Low and Middle Income and come up with a Plan to meet the 

Housing need 

 Find a developer who will build 1 level affordable homes that are accessible. 

 How are we able to accommodate the residents @ AMI of 100%? Homes are @$500,000 on 

average in the County 

 Abate proffers for affordable dwelling units provided in accordance with county requirements 

 Create a fast track process and Projects for Affordable Housing Rezoning/entitlement projects. 

 Create an Affordable Housing Staff Team to work on projects that include ADU/AHUs that 

exceed Z.O. minimum requirements e.g. VHDA/HUD units included in zoning projects 

 More parks with fields, swing-sets, grill, County –owned med-sized 

 More 1 bedroom apartments and more Apartments near bus service in Leesburg area 

 High density units! Near transit, with affordability for under 70% AMI 

 Rent controlled apts (pricing) like New York city programs 

 NEED AFFORDABLE WHEELCHAIR ACCESSIBILE HOMES. FOCUS ON UNIVERSAL DESIGN 

PRINCIPLES. 

 Regulation that requires all high density developments to include affordable units 

 Life skills facilities in Lo. 

 Housing for 18-24 year olds that don’t qualify for most programs. 

 Landlord incentive program 

 Work w/SRO w/ land to develop 

 EDUCATE BUILDER/DEV ON WHAT IS REALLY NEEDED. INCENTIVIZE THEM TO BUILD A VARIETY 

OF STRUCTURES. 

 Turning abandoned malls into affordable houses 

 Repurpose existing space, such as creating studio apts. on the second floor of Dulles Town 

Center Mall. 

 Put affordable housing in Cascades. Parking lots are empty! 

ATTACHMENT 1 
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 Housing needs are filled from the top down. The wealthiest get first dibs. 

 Redevelop/repurpose Old Leesburg Walmart Shopping Center. 

 Typical housing programs that address the poor just raise the level of the groups deprived of 

opportunity. 

 Develop a robust permanent supportive housing program. 

 Develop Walmart site into an inclusive community blending various incomes with employment 

opportunities on site 

 A community that is inclusive with housing for people with and without disabilities with shared 

common areas & services on site 

 Be able to buy a house with one income 

 Housing for everyone no legal status 

 Abate water and sewer fees on ADU/AHU units. 

 More low income housing for Loudoun’s workforce! Rental and purchase opportunities 

 Housing for people not money 

 Access to Housing programs for the immigrant community in Loudoun—including 

undocumented immigrants 

 True accessible housing.  Housing using principles of Universal Design 

 Stop! Building All these huge houses!! 

 Housing for those that are low income. 

 Unmet Housing for those with Disabilities!! 

 Build More Houses 

 More HCV housing 

 Allow smaller townhouses 

 Reduce Cap Facility Fees 

 Managed rentals more than houses for sale-–sold houses appreciate & move away from 

affordability 

 Tiny houses 

 All in 1 community 

 Need Govt Org like “Affordable Housing Strategic Plan” to rank a project [like TOL Round Hill 

project] to help us through Govt processes 

 Will the new plans include utilities, water, gas, electric in the income calculator? 
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DEVELOPMENT INDUSTRY 

 

Q1: What specific regulations and processes add costs or create barriers to building housing 

that is more affordable? Do these apply to single family homes or multi-family or both? Please 

elaborate and be specific. (Prioritize) 

 Time- how much time to process permits & other requirements such as site plans, 

construction, plans, etc.; legislative process than to build—affects values 

o Even commercial 

o cooperative versus not 

 More of an effort when need housing—constrained land 

 & Density 

 Underlying problem—need land with water and sewer 

 Proffers—very high unpredictability 

o Example: projects with no capital impacts, but capital facility proffers are asked 

for anyway 

o Let alone something more creative 

 Parking requirements/regulations for affordable/rental housing causes problems (.25 for 

elderly); no break for family housing—are the regulations right?—sometimes raise it 

o Takes up space 

o Metro district, regional roads, etc. & capital facilities 

 Legacy proffers 

 Based on definition of units i.e. townhouse rather than number of bedrooms—look at 

square footage rather than unit type 

o 2 BR townhouse versus 5 bedroom 

 Smaller not always better/cheaper—still have all the fees for @ unit/no alternate 

calculation 

 No flexibility in the process at all 

 Does not mean smaller is cheaper 

 Should be done on square footage (including tap fees) 

 The number is the same regardless; 6 bedroom = 2 bedroom =same price 

 No incentive for smaller homes 

 Fees for smaller units—may still not be low enough? Fee by bedroom may still be high; 

use square footage 

 If reduction in costs—would build smaller homes 

 Entitlement process—exponentially more difficult in Loudoun County—takes 18 months 

to 2 years—timing/cost to process 

 Erosion control cost has tripled cost in 15 years 

 Gotten way too much 

 Wetlands/cost per credit & permitting process—can’t get them—drives up costs 

 
 

 

ATTACHMENT 2 
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 State legislation—over a year ago to abate fees—hasn’t been done in Loudoun County – 

should do this as immediate 1st step 

Q2: Can you build smaller homes? Would you? Can you build “missing middle” housing 

(duplexes, triplexes, accessory units, four-plexes?) Would you? Please elaborate and be 

specific. 

 Not always cheaper 

 Smaller homes higher density- new planning policy 3 to 5 per acre –not an incentive 

 Need ability to build smaller 14’ wide to 24’ wide townhouses—higher density—costs of 

capital facilities undercut smaller units 

 Modular construction when get to certain size 

 Think about how to introduce housing into retail/commercial centers—on top of 

commercial—zero out land basis 

 Europe/Asia models/examples—need to allow in Ordinance 

 Open to different products 

 Missing middle 

o too rigid in product types/definitions in Ordinance--multi-family; single family 

attached 

 Let’s see if we can get there with no “no” 

 Provide the flexibility to do mix—duplex, etc. 

o Don’t define/dictate it—allow builder to identify it 

 Listen to the market 

 How high—4 to 5 

 5 or 6—break point—then go to 12 and above because of concrete and double-podium 

 Building higher—misconstrued can’t build affordably to go high—wood frame versus 

concrete construction 

 Tyson’s type rent structure 

 Loudoun County market doesn’t support 

 Build SFD/SFA—meet 60% AMI to 100% AMI 

 What was root cause—larger units—more/larger families 

 2 over 2—very successful—not popular with staff 

 Fees—too costly 

 Zoning Ordinance—does not allow any creativity at all-Biggest Issue 

o Adds costs—more  w/market 

 Try to do something creative—so many regulations in the Zoning Ordinance—public 

perception is that the builder is trying to throw out the rules 

 County is not an advocate/should be 

 Zoning Ordinance—so outdated/contorted 

 Most contorted in America—cannot be creative—spend $1 million & more to get a 

project approved 
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 Concern that Zoning Ordinance Review will get coopted by group that wants SFD & 

large lots 

 Allow Affordable Housing District w/no rules in the Zoning Ordinance 

o Increase in flexibility—encourage predictability & not adding time 

o District—bring in plan w/set of design guidelines 

o Zoning Team/housing office as part of team shepherding application thru the process 

i.e. data center process 

 Pressure for higher level finish 

 PC—cheaper but aesthetic design requirements 

 Include facility standards 

 Road widths, fire requirements, etc.—takes ground/open space, etc. 

Q3: What incentives would promote smaller/lower priced housing? What are the obstacles to 

smaller/lower priced housing (for homeownership and rental)? 

 Can’t proffer sales prices—can’t dictate this 

 Capital facilities in line with unit sizes 

 If wanted to do affordable but not-ADU—no credit 

 Fees, time, tap fees—build these in 

 Capital facilities—go down—be honest about need, etc.—school capacity, example 

 Keep re-evaluating true costs 

 Zoning question about product—dictate it—not current with market—has it worked 

someplace else—should work 

 Should not require every segment of the continuum in every application 

 Smaller units—relief in setbacks to allow more density 

 Affordable housing district-- Single district submission of CPA for just that project—not 

all ordinance applies, just that section & specific sections in LSDO & FSM 

 And get waivers—costly to demonstrate—back & forth with staff in review process that 

is very subjective—adds time/length in review period 

 Simplifying & simple ADU project-support 

 Deliver a product--$480k in Loudoun County—not close to that 

 Land Price 

 Density/time/carrying property; cost of money 

 Re-evaluate Big Centers—Dulles Town Center--Opportunity 

 Other places where form-based code is acceptable 

Q4: How can you integrate affordability into multi-family rental construction? (Prioritize) 

 Grants 

 Studio apartments—making it more compact/dense 

 Parking regulations especially structured 

 Some places more/less—inconsistent 

 Innovation in building community 



Development Industry Focus Groups 
January 16, 2020 

 

 

 

 

o Marriott—shipping container units/modular (even as interim uses) 

 Easier when not required fenestration, etc. controls

 Already inspected—review process completed

 Let developer make decisions for the tenants

 What is the vehicle of the future (5 to 10 years)

 Cost added costs for proffered; Cap. Facilities; --differentiate for units want

 If incentivize—County should underwrite part of costs—be a partner

 Mixed use centers have amenities—why don’t they count i.e. recreation centers, pools, 

etc.

Q5: Are there unconventional unit types/designs that you have introduced/built in other 

areas? Would you do this in Loudoun? What gets in your way? 

 Ordinance in the way

 Containers in Loudoun County wouldn’t fly

 Tiny Home community

 Anything west of Route 15—won’t allow

 “Big House” in Fairfax—located in upscale neighborhood in Tyson’s in SFD 

subdivision/around full market rate home—no attached units—very limited

 Accessory dwelling units in backyard

 Currently accessories have to have 4 modifications to do it—needs to be by-right

 Put in 2 kitchens to rent & help w/mortgage payment—can’t have it separate

 HOA docs.

 

Q6: What have you seen or worked with in other localities in Virginia (and outside Virginia) 

that have helped you build more affordably? 

 State action that HOAs can’t prohibit accessory units

 Are places where State has over-ridden local zoning

 Suspend/relax Dillion Rule in General Assembly

 Leadership—Arlington County—Government helped fund it

 People won’t like this stuff

 Housing authority (Fairfax)

 Financing
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NON-PROFIT AFFORDABLE HOUSING DEVELOPERS 

 

Q1: What specifically do you need in order to build housing for the continuum of unmet need 

in Loudoun County? Please elaborate and be specific. (Prioritize) 

 
 Funding – by way of assistance with land acquisition costs; access to state and 

       county funds 

 Target the biggest unmet need, which is for those in the 0-30% AMI segment 

 Land use strategies 

 Supportive housing for homeless 

 Zoning flexibility for properties that also meet Comp Plan strategies 

 Zoning creativity, i.e. new uses for existing properties 

 More collaboration and networking amongst the players (like today’s focus 

group) 

 Permanent rental subsidies 

 Connect the housing providers with those providing other service needs, i.e. 

counseling and mental health services 

 Educate the community about the reality of homelessness – both for those that 

need support as well as community members on the whole 

Q2: What are the key actions/programs the County could put in place that would make a 

positive difference in your ability to build affordable housing in Loudoun County? Please 

elaborate and be specific. (Prioritize) 

 

 Local subsidies – a sustainable housing fund, which can provide for tax credits 

 Rental vouchers, which can also provide for tax credits 

 Good public policy 

 Additional staff to expand the voucher program – need a quicker turn-around 

time/response time 

 Support for the permitting process – on both pricing and facilitation – do not 

make this free, keep a balance to maintain economic value 

 Re-evaluate TAP fees 

 Provide staffing/funding/resources for case management – to target and support 

        those at the lowest end of the continuum, i.e. rapid rehousing 

 More collaboration 

 Transportation 

 Translation services 

 General communications support on the process and programs 
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Q3: What new or expanded tools/policies would make it so you could serve more clients or 

serve existing clients better? (eg staff capacity to do x, additional $ to do x, policy on eviction, 

role of other County departments) 

 Strategize density – rehabilitate/renovate properties or rebuild? 

 Real estate tax break 

 Project-based vouchers for rental assistance 

 Boost home ownership counseling – work with partners that already do this to 

help expand the programs 

 Review of universal design standards, which don’t work/serve all disabilities 

 Match the pipeline of need with developers and projects that can support that need 

 Connect housing staff with other departmental staff that support individuals after 

they are placed in housing, i.e. Department of Mental Health, Substance Abuse 

and Developmental Services 

 Ongoing connection to the community to ensure we are serving the most 

vulnerable 

 

Q4: What have you seen or worked with in other localities in Virginia (or outside Virginia) 

that have helped you build more affordably? Please elaborate and be specific. 

 Project-based vouchers 

 Partnerships 

 Community/public meetings – that also include all players at all steps in 

development process 

 Micro-cottage communities 

 Research to see what else is out there 

 Collaboration 

 
Q5: Is there anything we have not asked that we should have? 
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FOR-PROFIT AFFORDABLE HOUSING DEVELOPERS 

 
Q1: What do you need in order to build housing for the continuum of unmet need in 

Loudoun County? Please elaborate and be specific. (Prioritize) 

 Find partner to invest in/with (Banker) 

 More Multi-Family development zoned land 

 Higher Density zoning districts 

 Allow for increase in building height (5 or more story buildings) 

 Tax Credit Availability 

 Efficient Permitting Process (time is money) 

 Efficiency in the utility company (power/water/sewer) approvals. Utility company 

delays significantly affect the approval process 

 Public Funding sources/incentives 

 Federal/State/Local/Private funding sources 

 Pairing Quality sponsors together (i.e. Bank with Developer) 

 County assisting with local funding process 

 Avoid unforeseen/surprise delays due to inspection/inspectors comments (no last 

minute requests to change building construction) 

 Evaluate parking requirements. Options to reduce surface/garage spaces due to 

proximity to rail/public transportation. Parking is a significant cost 

 Affordable Land (this plays into securing land entitlements, i.e. rezoning costs, 

utility costs, etc.) 

 Density Bonus 

 Water and Sewer Fees at a reasonable cost 

 Evaluate how the County appraises property 

 

Q2: What are the key actions/programs that the County could put in place that would make 

a positive difference in your ability to build housing in Loudoun County? Please elaborate 

and be specific. (Prioritize) 

 Use County owned Land-Co-Locate affordable housing with public facilities 

 Building up Housing Trust Fund by using other/multiple sources (option to use 

tax revenue) 

 Evaluate how many affordable dwelling units that are in the approved “pipeline” 

 Fast Track rezoning/special exception process to add affordable housing 

 Create funding sources for 80-100% AMI (County source) 

 Evaluate development impacts fairly/uniformly 

 Make sure that all County/State reviewing agencies work in tandem/not siloed 

 Transparency with the County approval process 

 Reduce Cost/Increase Revenue-Goal 

 Fast Track Land Development process (legislative/administrative 
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 Coordinate incentive process 

o One incentive provided may be negated by other restrictive measures (i.e., 

tax credit value may be negated by permit fees) 

 Rely on State rules to administer construction standards/architectural-Local 

jurisdiction should not over regulate 

 Local jurisdiction acknowledge that tax credit/investors also have building 

standards that they must adhere to 
 

Q3: What new or expanded tools/policies would make it so you could serve more clients or 

serve existing clients better? (e.g. staff capacity to do x, additional $ to do x, policy on 

eviction, role of other County departments) 

 

 Allow the developer to use existing project specific data to calculate utility 

rates/parking requirements. Don’t just use prescriptive means. Use real life usage 

data. 

 Include special needs housing in tax credit incentives 

 Allocate Human Services funding to serve special needs community. If special 

needs housing is provided, the human services should also be available 

 Housing Vouchers 

 
Q4: What have you seen or worked with in other localities in Virginia (or outside Virginia) 

that have helped you build more affordably? 

 

 Adding funding to be paired with 4% tax credit 

 Set up Tax Increment Districts (identify those districts/areas in the 

Comprehensive Plan) 

 In the District of Columbia (DC), tax credit financed deals with managing 

member (non-profit) 

 Housing Vouchers 

 3rd Party Engineer reviews. Explained by group that it is sometimes hard to find 

private engineers to do quality work. Lack of quality work extends out the local 

jurisdictions approval process. The 3rd party would evaluate work before being 

submitted to the County. 

 Non-Profit partner not always required 

 
Q5: Is there anything we have not asked that we should have? 
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BUILDING INDUSTRY/PUBLIC 

 

Q1: What specifically do you need in order to build housing for the continuum of unmet 

need in Loudoun County? Please elaborate and be specific. (Prioritize) 

 A subsidy, in some form, is required for all levels along the continuum 

 Project Based Vouchers should be required as a part of all new development. 

 Support services are necessary for affordable housing to thrive – new units for the 

lowest of incomes aren’t enough 

 Strong need for land, whether it is purchased with cash as a private market 

acquisition or through the donation/partnership of public land by the locality instead 

of capital 

 Real estate tax abatement (which is currently being considered before the Virginia 

General Assembly) which is already being done in DC and is going through a pilot 

program in Montgomery County, MD 

 There is tremendous difficulty in finding developable land. 

 Strong opposition to NIMBY and public support of such opposition efforts. 

 There is a need for local jurisdictions to lobby federal and state agencies, on behalf 

of lower income households, to create/maintain funding/program resources. 

Developers and builders can’t do this alone 

 Specific notations in a locality’s Comprehensive Plan to include: where and how 

much affordable housing should be provided; specific policy support, which must 

be framed and in the context of affordable housing; provide both specific and 

general guidance; and take into consideration and align to the extent possible with 

both state (VHDA) and federal (HUD) programs, policies, and goals 

 

Q2: What are the key actions/programs the County could put in place that would make a 

positive difference in your ability to build affordable housing in Loudoun County? Please 

elaborate and be specific. (Prioritize) 

 A dedicated revenue source that would be deposited into the Housing Trust 

 Rational goal-setting (e.g., in terms of quantity of affordable units over a specific 

timeframe) and avenues in which to meet those goals 

 Be specific in spelling out the programs to implement and the populations to serve 

(i.e. Permanent Supportive Housing, low-income, etc.) 

 A County employee (“guru”) who is an expert and understands the LIHTC and 

other HUD processes.  All Housing staff should be trained in LIHTC policies 

 Reserve funding for 60% AMI and below, with prioritization for 30% and below 

 When offering funding, the interest rate offered should reflect the populations 

served as well (lower rates for 30% AMI and below) 
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 Provide rolling deadlines for soft costs, since deals are opportunistic in nature and 

don’t come along only once a year.  Create flexible funding requests 

 Encourage the revitalization and preservation of existing affordable units in the 

County instead of all new construction. 

 
Q3: What specific regulations and processes add costs or create barriers to building 

housing that is more affordable? Do these apply to single family homes or multi-family or 

both? Please elaborate and be specific. (Prioritize) 

 

 The extremely high cost of proffers. There should be a fair share between the capital 

facility proffers for residential development as well as commercial development 

(commercial should be mandated to deposit funds into the Housing Trust).  There 

are often lost opportunities due to proffers 

 Reduce tap and permit fees 

 Structured parking for multi-family construction 

 Bringing utilities and infrastructure to the site with no local subsidy/assistance 

 Overall support for homeownership programs. 

 The time it takes to obtain permits. Time is money and permitting can be extremely 

arduous and lengthy 

Q4: How can you integrate affordability into multi-family rental construction? 

 Parking and soft cost considerations. 

 Project Based Vouchers included in each deal (no more than 25% of units). 

 Less focus on the finishes, which aren’t that costly to begin with. 

 Mitigate the costs by providing even increased density than what is currently 

allowed. 

 Investigate new building technology (pre-fab, modular, etc.) rather than focusing 

on the limits of stick-built buildings. 

 Remove or reconsider and revise the Affordable Dwelling Unit exemption for 

buildings with four stories and an elevator, especially as it related to proximity to 

the Metro. Affordable housing is needed near the Metro and should be located there. 

 

Q5: What have you seen or worked with in other localities in Virginia (or outside Virginia) 

that have helped you build more affordably? Please elaborate and be specific. 

 Single-Room Occupancy allowances. 

 Focus on special needs housing. 

 In Arlington and Montgomery County, MD, localities: are aggressive in promoting 

affordable housing; provide funding for affordable housing; provide higher 

densities as a result; both the locality and development sides end up happy; and 

there is tremendous political will to make it happen. 
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 The support by the individual locality throughout the process is critical and 

necessary. 

 Expedited permitting is necessary. 

 The availability of public land is critical (examples from Seattle). There should be 

1 or 2 deals a year that include the provision of public land. 

 Employee-assisted housing for those from 80-120% AMI. 
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MIXED GROUPS 1,2,3,4 

SECOND ROUND QUESTIONS 

 

Q1: How can you work together to develop housing to address the continuum of housing need 

for households with incomes from 0% to 100% of Area Median Income (AMI)? 
 

Group 1: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

Group 2: 

 
 Bring several developers/builders together to create a single-location, project-based 

development. This, due in part to recent County initiatives, could exceed the 

affordability requirements of the Affordable Dwelling Unit or other programs (aka 

Affordable Housing Units). 

 Any rental units above the 80% AMI mark are considered market rate. This is a 

wasted need from 80 to 100% AMI and wouldn’t be an efficient use of public 

resources. 

 County needs to increase its financial obligation 

 Data centers should be required to contribute funds toward affordable housing 

 Developers need subsidies, and not loans 

 Dedicated revenue stream is needed (but still won’t be enough) 

 Disperse the 0 to 100% AMI requirement. Some developers work better with 

different income levels…distribute the income levels to different projects (i.e. 0 to 

30% here, 30 to 50% there, etc.) 

 Non-profit sector and for-profit sector need to work together and should work 

together, especially in the case of Project Based Vouchers 

 
 As an affordable housing developer, work with all partners—used to working in 

an urban center-work with developers and service providers 

 Seek partnerships with service providers 

 Dream of affordable home-ownership program-collaborate around that idea 

 Hire planners to help with zoning 

 What see at State level—housing councils, developer councils-more organized 

 Loudoun County—more developers 

o More consistent/organized forum –to get at County level 

 General Assembly- legislation-real estate tax abatement—work together to 

promote 

 5 key bills—authorizes creating separate section of Zoning Ordinance for 

affordable housing—separate district 

 Integration of housing –contain sections, parcels-gives flexibility within that 
district/parcel 

 0 to 100% AMI—a lot of items that affect affordability—educate decision-makers 
what it takes to do it—not just one sector 

 All work together to educate decision-makers 
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 Change perception of “affordable housing”=public housing-–not what building 
today—agree on terminology 

o Away from building projects 

 Expand conversation to Planning staff & Board of Supervisors 

 Opportunity with momentum 

 Influence decision-making for where LIHTC goes [locates] 

 Do it well 

 Understanding service needs permanent subsidy 

 More of conversation on service needs—needs to be built in 

 NVBIA—HOMEAID tremendous resource to Cornerstones—in Fairfax 

 HOMEAID—allow them in; private resources come in –provide flexibility with 
private capital 

 

Group 3: 

 

 

 

 

 

 

 

 

 

Group 4: 

 
 Bring together a diverse group of stakeholders to create an affordable housing 

committee. Affordable Housing projects would go through committee for review 

 Establish relationships with Town Councils/Boards 

 Work with large developers to carve out land that can be co-developed by an 

affordable housing developer 

 Advocate for bonus density 

 Advocacy Group formation (have one unified voice) 

 Invite affordable housing developers from other areas to present to the Board of 
Supervisors projects that they have worked on in their communities. (Help the 

Board/County to think outside of the box by showing built examples) 

 

 Facilitate subsidies/funding – County to serve as administrator or 

connector/collaborator 

 CDBG model – loan programs with banks, such as revolving loan funds 

 Better leverage the housing fund 

 Multiple partnerships in a loan – to buy down the rate – development authority, 
municipality, bank 

 Target the most under-served – persons with developmental disabilities – the 
County needs to be at the table 

 
 

Q2:  What are the things the County can do to support your partnerships? (Prioritize)

Group 1:  
 Provide a bundle of services and bring that to the table (i.e. funds, vouchers, 

support services) 

 Housing for extremely low-income households is useless without required support 

services. This encourages self-responsibility and prevents multi-generational 

reliance on housing assistance. County needs more staff to provide these support 

services. 
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 Eviction relief in the form of funding to prevent it (funding resources are 

currently being discussed at the Virginia General Assembly). For some 

households, they are only one paycheck from disaster 

 Better oversight of the management and operations of affordable housing 

communities. There needs to be funding to do this. 
 

 

 

 

 

 

 

 

 
Group 2: 

 

 
 

 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

 
 

 Starting single-concept developments in Loudoun (referring to response “a” to the 

first question) 

 Educating the Board of Supervisors (and its Boards and Commissions) on all 

things related to housing and the opportunities that currently exist. Success 

stories need to be highlighted 

 Board of Supervisors leadership and support 

 Capital resources 

 
 Can’t legislate—use a stick/won’t work—look at how much has been voluntarily 

created using LIHTC so far 

 Carrot side—what are the incentives—most critical? 

o Example, group home in Stone Ridge worked; integrate sectors that get 
over-looked 

 Proffer money sometimes gets lost in the shuffle 

 Funding--needs to be more of it—tax incentives, cut fees, cut impact fees, provide 
land, bond financing 

 Additional funding—bring more 4% tax credit projects 

 Find a way to draw them in 

o Fairfax—free land to leverage fees 

o Created a pipeline 

 Can make them work with public land; Difficult Development Areas (DDA) 

 Fairfax--$30k per door automatic subsidy with public land 

 All 4% (Van Metre) with second loan from Trust 

o $30k per door- Stone Springs Apartments example 

 Development fee needs to be deferred (60% to 70% AMI—money will come back 

sometime) 

 3 deals- (4%Van Metre)--want certainty of timeframe 

 70/80% to 100% AMI—need funding mechanism or reduced cost for this 

segment 

 Be creative: Loudoun County not in a position to be creative—reduce capital 

facility fees—have creative conversations around it—some units need to go ahead 
of others to get what need 

 Recognize Market differentials between < 30% AMI/40% AMI 

 How to match tool to need 

 Use other buckets—proffer fund-UHNSP-60% AMI to 100% AMI 

 Should be separate bucket of funds for each need 

o Trust bucket= 60% AMI and below 
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Group 3: 
 

 
 

  
 

  

 

 

 
 

 
 

o Does not address 30% and below 

o Need 3 buckets/allocations 

 Where is unmet housing need proffer money going? 

 Reducing costs too; (tap fees= $25k per lot) 

 Get all public parcels together; Are parcels deeded to County; Transportation; 

Fire; Schools—into central location 

o May be too small, but may work for 5 to 6 houses 

 Lease land to developer—don’t sell—ground lease payment helps fund next 

project 

 Municipal lease allows it 

 Got to be more creative, innovative with zoning guidelines 

 Not maximizing land for affordable housing—ballfield example 

o Tried to allow housing—could use it 

o May not work for original plan; People can’t get to it, for example 

o Residual pieces/small pieces 

 Use community/schools model—where paired up-addresses access 

o Provide services there at the schools 

 Treat as interim uses” 

o Modular construction in Vancouver (can be moved)-at some point can 
easily be taken apart & moved 

 Density bonus—reduces land cost 

 45’ height limit—restrictive 

 Get more coordinated across divisions around affordable housing—fast-tracked 

o All staff to work together to get them thru the process 
 

 County to protect/preserve land from data center development pressures 

 Grant Density Bonuses 

 County to create forum to bring affordable group representation together to have a 

voice 

 Empower partnership groups 

 Advocacy groups to petition the Board 

 County work with VHDA and DHCD to better align tax credit program and 

VHDA Trust Fund process to shorten funding timelines 

 Consistent local application process to align with the State process 

 County incentivize partnerships 
 

Group 4:  
 Establish a housing authority 

 Establish a dedicated funding source for affordable housing 

 Shorten/simplify the zoning process 

 Create zoning categories – re-evaluate and maybe add to 

 Can we ease the financial burden? Proffers, infrastructure, permitting… 

 Change the community narrative on affordable housing 
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 Provide capital facility credits for separate/unrelated affordable housing projects

e.g. funding support for rezoning for Tree of Life housing development 

 

 

 

Q3: How can the County better use local, regional, state, and federal funding and 

partnerships achieve housing affordability goals? 
 

Group 1:  
 The County has made tremendous, positive advances over the last 2 years and has 

used state and federal funds wisely. 

 Constant communication between County agencies and partners. Not all County 

agencies are on the same page and each agency has a different expertise than the 

others (i.e. Planning and Zoning doesn’t necessarily understand housing and its 

policies and funding guidelines). Planning Commission also needs to be 

educated. 

 Loudoun needs a direct line to VHDA and to be an active voice at the table. This 

needs to be done by the County instead of by developers. For example, VHDA 

requires that units be occupied within 3 years of LIHTC financing. County 

should be at the table to describe its permitting procedure and how difficult the 

timeframe is to achieve in order to promote more flexibility with VHDA 

requirements. 

 Increase density and height limits.  The old suburban mindset has to change. 
 

Group 2:  
 A lot in Richmond-housing trust fund-someone on VHDA committees—advocate 

for Loudoun County; lobby thru industry reps at Federal level-fix 4% LIHTC 

 Awareness—stack LIHTC w/ 221 (d) (4)—better costs coverage 

 Work with HUD/VHDA-so don’t have County barrier (inter-creditor problem) 

 Right to work State & conflict with Davis-Bacon-nuances that impact you 

o Catch 22- what happens on back side 

o Unintended consequences 

 Wherever; possible—funding flexible 

 Dedicated; sustainable –for Households served-example in Fairfax-undocumented 
older adults-no Medicaid & other circumstances 

o Small flexible rental subsidy for situations that vouchers can’t (prohibited 
from) addressing 

 Bond referendums-$ into Trust-split in profit –averaging @ $2 million –long term 
bond offering—debt service that it would cover—income stream--$80 million to 

$400 million bond--time to do it in a low interest environment 

 Make data centers buy the bond 
 

Group 3:  
 Local matched dollars 
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 Rental subsidies (vouchers)

 Coordinated Tax Credit Program (timelines between federal/state/local)

 Early local tax credit funding

 Dedicated housing development expert on County staff
 

 

Group 4:  

 Develop/enhance partnership with VHDA 
 Loudoun County needs to be a player in affordable housing like 

other communities are - put up money (Arlington) 

 Creative use of land and redevelopment 

 Co-locate affordable housing with County property 

 Develop an ADU plan/ADU district plan to ease zoning process for 

affordable housing 

 Simplify the application process 

 Consider density 

 Reduce fees for TAP 

 Zoning Ordinance re-write 

 Real estate tax incentives for AHUs 
 

Q4: What have you seen or experienced in other place that have facilitated partnerships that 

Loudoun should look at? 
 

Group 1:  
 The Fairfax County Blueprint. There are specific goals within each AMI 

group and it addresses strategies as to which Program will produce how 

many units. 

 Loudoun needs to set specific metrics and goals to monitor its own output 

of affordable housing. 

 There needs to be greater advocacy toward the “outer-ring” counties. 

 Basic need for support services 

 Avoid favoring either non-profit or for-profit 

 Focus on prioritizing public transportation in Loudoun, which was at one point 

an afterthought. It can’t be anymore. Focus on parking minimums and 
decreasing parking requirements. 

 

Group 2:  

 Major employers to create own voucher program that community foundation 

manages 
 Missing commercial sector [in focus group]—should have been represented 

o Commercial side pays fee (Arlington County example) 

o Not just a residential issue 

o Amazon giving to Arlington 

o Nominal amount per square foot to housing 

o High density areas—scale it 

o Businesses creating the need 
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Group 3: 

 No silver bullet-collection of all these things & funding 

 Bond financing 

 Linked to healthcare 

 Make the business case 

 Not focused on Builders 

 Need land to Build it on 

 Buy land w/bond 

 All things used together 

 Vertical & land side 

 Ambitious plan that articulates what trying to do— 

 Political Will 

 Don’t put on back of each individual developer 

 Be part of plan development 

 Design 

 Housing Strat Plan in Fairfax—focus on [government] capacity & commitment to 

$ 

 

 State agencies and County working closely to establish and maintain relationships 

 Obtain planning grants that could be used to study housing affordability 

 Affordable housing developers get to know the players involved in the approval 

process 

 Tap into Non-Profit community support-Advocate 

 Build relationships 
 

Group 4:  

 Underwrite projects/dedicated funding stream 

 Fee abatement 

 Re-define housing, ex: institutional housing on Howard Hughes Medical Institute 

campus 



 

 

 

AFFORDABLE HOUSING DEVELOPMENT/BUILDING 

INDUSTRY FOCUS GROUPS RANKED PRIORITES 
(for questions that asked for “weighted” priorities) 

 

 

What do you need in order to build housing for the continuum of unmet need 

in Loudoun County? 

#1. LAND 

 Affordable Land

 Strong need for land, whether it is purchased with cash as a private 

market acquisition or through the donation/partnership of public land by 

the locality instead of providing capital

 More Multi-family zoned land

 
#2. FUNDING 

 Funding – by way of assistance with land acquisition costs; access to 

state and county funds

 Federal/State/Local/private funding sources & incentives

 County assistance with funding process

 A subsidy, in some form, is required for all levels along the continuum

 Real estate tax abatement (which is currently being considered before the 

Virginia General Assembly) which is already being done in DC and is going 

through a pilot program in Montgomery County, MD

 

#3. POLICY SUPPORT 

 Specific notations in a locality’s Comprehensive Plan to include: where and 

how much affordable housing should be provided; specific policy support, 

which must be framed and in the context of affordable housing; provide 

both specific and general guidance; and take into consideration and align to 

the extent possible with both state (VHDA) and federal (HUD) programs, 

policies, and goals

 There is a need for local jurisdictions to lobby federal and state agencies, 

on behalf of lower income households, to create/maintain funding/program 

resources.

 Developers and builders can’t do this alone

 Target the biggest unmet need, which is for those in the 0-30% AMI 

segment



 

 

 

 

 

 

#4. ZONING 

 Zoning flexibility for properties that also meet Comp Plan strategies

 Allow for increase in building height (5 stories or more)

 Evaluate parking requirements. (Options to reduce surface/garage spaces 

dues to proximity to rail/public transportation. Parking is a significant 

cost.

 Zoning creativity, i.e. new uses for existing properties

 
#5. PERMITTING 

 Avoid unforeseen/surprise delays due to inspection/inspectors’ 

comments (no last-minute requests to change building construction) 

 
#6. UTILITIES 

 Efficiency in the utility company (power/water/sewer) approvals, 

(Utility company delays significantly affect the approval process 

 Water & sewer fees at a reasonable cost 

 
#7. COMMUNITY AWARENESS/EDUCATION 

 Educate the community about the reality of homelessness – both for 

those that need support as well as community members on the whole 

 
#8. SERVICES 

 Support services are necessary for affordable to thrive-new units for the 

lowest incomes are not enough 

 Supportive housing for homeless 



 

 

 

What are the key actions/programs that the County could put in place that 

would make a positive difference in your ability to build housing in Loudoun 

County? 

#1. FUNDING 

 Building up Housing Trust Fund by using other/multiple sources (option to 

use tax revenue) dedicated revenue source that would be deposited into the 

Housing Trust 

 Create funding source for 80 to 100% AMI (County source) 

 Make sure that all County/State reviewing agencies work in tandem/not 

siloed & coordinate incentive process 

o One incentive provided may be negated by other restrictive measures 

(i.e., tax credit value may be negated by permit fees) 

 When offering funding, the interest rate offered should reflect the 

populations served as well (lower rates for 30% AMI and below) 

 Reserve funding for 60% AMI and below, with prioritization for 30% and 

below 

 Local subsidies – a sustainable housing fund, which can provide for tax credits 

 Provide rolling deadlines for soft costs, since deals are opportunistic in 

nature and don’t come along only once a year. Create flexible funding 

requests 

 Rental vouchers, which can also provide for tax credits 

 
#2. ZONING 

 Fast track rezoning /special exception process to add affordable housing 

 
 

#3. LAND 

 Use County owned land co-locate affordable housing with public facilities 

 

#4. POLICT SUPPORT 

 Be specific in spelling out the programs to implement and the populations to 

serve (i.e. Permanent Supportive Housing, low-income, etc. 



 

 

 

 Rational goal-setting (e.g., in terms of quantity of affordable units over a 

specific timeframe) and avenues in which to meet those goals 

 
#5. STAFFING 

 County employee (“guru”) who is an expert and understands the LIHTC and 

other HUD processes.  All Housing staff should be trained in LIHTC 

 Additional staff to expand the voucher program – need a quicker turn-around 

time/response time 

 Provide staffing/funding/resources for case management – to target and 

support those at the lowest end of the continuum, i.e. rapid rehousing 

 

#6. PERMITTING 

 Support for the permitting process – on both pricing and facilitation – do not 

make this free, keep a balance to maintain economic value 

 
#7. TRANSPORTATION 

 Transportation 

 

What specific regulations and processes add costs or create barriers to 

building housing that is more affordable? Do these apply to single family 

homes or multi-family or both? Please elaborate and be specific. 

#1. ZONING 

 Entitlement process—exponentially more difficult in Loudoun County— 

takes 18 months to 2 years—timing/cost to process 

 Time- how much time to process permits & other requirements such as site 

plans, construction, plans, etc.; legislative process than to build—affects 

values 

o Even commercial 

o cooperative versus not 

 Density 

 Parking requirements/regulations for affordable/rental housing causes 

problems (.25 for elderly); no break for family housing—are the regulations, 

right? —sometimes raise it 
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o Takes up space 

o Metro district, regional roads, etc. & capital facilities 

 
 

#2. PROFFERS 

 Fees for smaller units—may still not be low enough? Fee by bedroom may 

still be high; use square footage 

 Proffers—very high unpredictability 

o Example: projects with no capital impacts, but capital facility proffers 

are asked for anyway 

o Let alone something more creative 

 

 Based on definition of units i.e. townhouse rather than number of 

bedrooms—look at square footage rather than unit type 

o 2 BR townhouse versus 5 bedrooms 

 Should be done on square footage (including tap fees) 

 Wetlands/cost per credit & permitting process—can’t get them—drives up 

costs 

 
 

#3 POLICY 

 State legislation—over a year ago to abate fees—hasn’t been done in 

Loudoun County –should do this as immediate 1st step 

#4 PERMITTING 

 Already inspected—review process completed 



 

 

 

How can you integrate affordability into multi-family rental construction? 

(Prioritize) 

1. Parking regulations especially structured 

2. Innovation in building community 

a. Marriott—shipping container units/modular (even as interim uses) 

3. Cost added costs for proffered; Cap. Facilities; --differentiate for units want 

4. Mixed use centers have amenities—why don’t they count i.e. recreation 

centers, pools, etc. 

5. Studio apartments—making it more compact/dense 

6. If incentivize—County should under-write part of costs—be a partner 

7. Let developer make decisions for the tenants 
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Question 1. From your perspective, what are the top housing challenges in the 

County? (prioritize) 

 Senior Housing 

 Homes for persons with mental illness 

 Overcrowding/many families in one dwelling 

 Persons with disabilities 

 Poor credit 

 Not near employment centers/transportation 

 Not affordable 

 Not much accessible 

 Multi-level—need ranch houses 

o 3 floors/no elevator 
 Need for PSH units 

 Racism in rental practices 

 NIMBY 

 Hard to recruit for positions because of housing costs 

 Long commutes 

 Limited for formerly incarcerated/Undocumented 

 HS Grads/College grads 

 Substance Abuse 

 Single parents with children 

o Affordability issues when have different sex children because need own 
BR 

 Moms w/ 5 to 6 children 

o Not the size available or affordable—mostly 2 Bedroom 
 Affordable housing in neighborhoods with good schools 

 Group focused on preserving things like character and open space and keeping 

things the way they are—need housing advocates for change 

 Police officers/gov’t employees 

 Service industry lives outside Loudoun County; non-profit staff 

 Life -changes (divorce/death) 

 Veterans? 

 Not enough resources in neighborhoods with affordable housing—food 

desert/Walmart leaving east Leesburg 

 Not diverse for home owners 

 No in between 

 No Mid-range to trickle down/up 

 

Question 2: What do you think is currently being done effectively to address 

these challenges? 
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 Strategic Housing Plan 

 Comprehensive Plan—Chapter 4, Housing Policies 

 Housing Office 

 May be commitment by County 

 More political will 

 Loans to developers 

 New apartments (Multi-family Loan Program) 

 Diversity workforce recruiting event 

 Collaboration with transportation on plan/issue 

 Including non-profits 

 Broad listening tour 

 

Question 3: How do you think these issues can/should be addressed? 

 Establish Mental Health Center to raise awareness 

 Engage case workers so aware of what’s available 

 More $ dedicated 

 Emphasize preservation of affordable housing for the future 

 Awareness campaign—NIMBY 

o Lack of understanding 
o Use case studies to show successful integration in neighborhoods 

 Awareness for who can’t live/work here—especially critical safety workers 

 Arlington County—housing grant 

 Replenish Trust with annual allocation 

 1 cent on the tax rate like Fairfax 

 Mobilize faith community 

 Education—housing considerations 

 Health perspective, social determinants 

 Interrelationship/coalescing with housing 

 Zoning changes to allow for different densities 

o zoning ordinance in review 
o More creative use of public land (fire stations, colocation, use data 

centers ex, 

 More creative approach in Loudoun—look at height limitations 

 More open to what ‘s happening 

o Tiny houses 
 Housing authority 

 Look at fee structure—cap facility fees/tap fees—no incentive 

 advocate/support the plan (LHSN) 

 get involved in political process—be organized & think ahead 

 Yimby 

 Maximize resources that are available (vouchers, etc.) 



 
 

 

 

Question 4: What do you identify as the key barriers to housing for the 

workforce? 

 Language-not knowing/understanding forms 

 Complexity of forms 

 Credit 

 Income 

 Accessibility 

 Transportation 

 Unit types—looked at property but couldn’t consider—too many stairs/townhouse 

 Lost professional people due to costs/come from areas where have home & 

yard—no inducement to stay 

 Turnover— (Department of Aging and Rehabilitative Services (DARS) 

 Hard time keeping master level counselors—pay decent income 

 --even having space/quality of life 

 Proximity of affordable housing to business sites and access sites 

o Goods and services 

 Annual rate increases once lease up—too high must move 

 Background checks for those with criminal/credit issues—can’t get in 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 
 

 

WORKFORCE RESOURCE CENTER: CONTINUOUS QUALITY IMPROVEMENT COMMITTEE 

Q1: What would you identify as the key barriers to housing for the workforce? 

 Language 

 Credit 

 Income 

 Accessibility 

 Transportation 

 Young people- looked at prop. But couldn’t consider-  too many stairs/townhouse 

 Not knowing/understanding English 

 Complexity of forms 

 What impact does immigrant status have? Do you have to pay more? 

 Rent increase 

 Know your rights process 

 What can one qualify for? Fannie Mae example. 

 HOA fees too high 

 Low sinks needed 

 Universal design features 

 Enforceability – cars in accessibility spot(delivery; maintenance; snow) 

 Blocked entrances/sidewalks 

 Finding smaller (small houses; 1Br/Studios/2 BRS) 

 Modest home 

 Impacts what pay per month for rent/utilities 

 Lost professional people due to costs/come from areas where have home + yard – 

no inducement to stay; turnover (DAAR(s)) 

 Hard time keeping masters Level counselors – pay decent home - even having 

space/quality of life 

 Proximity of affordable housing to business sites + access to goods/services 

 Annual rates once lease up – too high must move 

 Background checks for those with criminal/credit- don’t get in 
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1. What kind of housing do we need in Loudoun County (could be related to cost, type, and 

design)? 

 SFD 

 Appropriately sized SFD 

 Near public transit 

 Near employment/services 

 Diversity of MF in terms of size and affordability 

 Condo/rental—right price point 

 Opportunity to purchase—fills in the gap 

 Alternative housing types in the Zoning Ordinance—quads/triplexes 

o Ability to look like SFD 

o But more diversity 

 Accessible--% for multi-generations 

 Universal Design 

 Need legislation for accessory dwelling units 

o HOA Issues 

o Retrofitting neighborhoods 

o (parking) 

 
2. What are the top 3 housing challenges in the County? 

 NIMBYISM—as soon as say “affordable”—change perception 

 Density averse 

 Attractive/affordable 

 Need a team approach (Developer, County, Financing agencies) 

 Land costs/County Fees/Tap fees 

 Use County land for maximum potential 

 @ agency controls own land 

 Parking requirements 

o How to transition [phasing] with Transit Centers 

o No man’s land 

o Holes in requirements 

 Look at as temporary use-let it “rotate” as development occurs 

 
3. How do you think these issues can be addressed? 

 Change name of affordable housing 

 Abbreviation issue—accessory dwelling unit versus affordable dwelling unit 

 Look at Chamber info. for name 

o Community Housing & Workforce Housing 

 6.5%/12.5% fees from County to get buy in/Loudoun Water 

 Reverse requirement of Zoning Ordinance 

 Develop designs-know answer then work-out problem-work out requirements (quad street 

frontage, example) 

 Market LIHTC/AHU programs—explain how it works—be part of advocacy 
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 Noise contour prohibits residential (opportunities for mitigation-rental) 

 2 sets of contours—County & MWAA (Route 50)—how to flex it 
 

4. What is being done effectively to address these issues? 

 ADU marketing 

 AHU program—need to expand effectiveness—limited to single zoning case/CDP 

o Expand perimeter to beyond single CDP—offsite but close proximity—consolidate 

o Land banked noise contours 

 Use it 

 
5. How can private sector housing development be leveraged in affordable housing solutions? 

 Public land lease to affordable housing developer 

 Change Zoning Ordinance to allow more flexibility in housing stock 

 Use infill lots for AHU development—offsite—[similar] to wetlands mitigation bank 

 Creative uses & expand Housing Trust Fund 

 Not just a residential issue—commercial to help fund housing 

 Employee housing issue 

 County take the lead—proactively 

 Put the deal together--clear the way 

 What kind of bond could Trust income stream float—use the $ from the bond—leverage 

from municipal bond standpoint 

 Use future cash flow 
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HAB Questions 
November 13, 2019 

1. What kind of housing do we need in Loudoun County (could be related to cost, type, 

and design)? 

a. Housing that matches incomes 

b. Housing for people with disabilities 

c. Housing types that meet demographic wants/needs (e.g. older adults) 

d. Mobile homes 

e. Tiny homes 

f. Housing that supports the business community 

i. Companies not relocating  to Loudoun because of a lack of housing 

ii. Affects tax base 

g. Housing for 60-80% AMI 

h. Housing for 80-120% AMI 

i. Small to mid-scale communities with HOAs for low-moderate income homebuyers 

i. Bungalows 

ii. Small lots 

j. Creative/specialized housing 

i. Communal models serving divorced parents who don’t have full-time custody of 

their children, serving young adults 

ii. Allow fast track for these projects 
 

2. What are the top 3 housing challenges in the County? 

a. Not having measurable goals for housing and goals by category (e.g. workforce housing) 

b. Political will 

i. Zoning restrictions 

ii. financial 

c. proffer and utility costs 

d. land values 

e. having good data 

f. available supply of land 

g. perception of connection between housing growth and overall growth 

h. perception of connection between housing growth and transportation congestion 

 

3. How do you think these issues can be addressed? 

a. Long-term financing options related to proffer commitments (e.g. TAP fees) 

b. Additional/better public transit options 

c. Public-private partnerships 

d. Dedicated revenue stream 

e. Funding from financial institutions (CRA obligations) 

f. Additional zoning for housing 

g. More flexible zoning 

h. EDA financial tools for housing 

i. Good communication with residents 

j. Fact sheets on successful projects/initiatives 

k. Rezone commercial to residential 

l. Improve communication between “silos” in County government 

m. Create a Housing Action Team 
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HAB Questions 
November 13, 2019 

4. What is being done effectively to address these issues? 

a. Use of Article 7 to do affordable multifamily developments 

b. Loudoun Habitat – in past year, ramped up housing rehabilitation efforts for existing 

homeowners 

c. ADU program 

d. Multifamily loan program 

e. Affordable Market Purchase Program 

 

5. How can private sector housing development be leveraged in affordable housing solutions? 

a. Ability to negotiate for density 

b. Inclusionary housing in urban/metro areas 

c. Inclusionary housing for 60-120% AMI 

d. Partnerships with banks 

e. Partnerships with tech companies, data centers, hospitals 

f. Proactive partnership with County to streamline/fast track affordable housing 
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Disability Services Board 
December 5, 2019 

Q1: What is the top housing challenge in the County? 

 

  

 Doesn’t realize or doesn’t want to see what Low Income and Moderate Income people need 

 Inventory in general 

o Not sufficient housing in rental or for sale 

o Especially for people with disabilities 

 Small, single-family houses 

 Accessible housing—more than grab bars 

 Rental properties-ground floor-but [have to] step down to enter (not zero step) 

 Doesn’t address accessibility needs 

 County to understand what disabilities are 

o More than 1 type 

 Broaden understanding of what disability means 

 Lack of centralized resources—where & what housing resources are available 

 Want people with special abilities to be part of (inclusive) community 

o Not a single development just for persons with disabilities 

 Access to services and community & “Life” 

 Expansion of HCVs 

 Have to pay more for ADA features—penalized for these features 

 Need developers/builders who truly understand universal design 

 Not meeting all components of universal design 

o Fairfax model home example 

o National Building Museum flex house example 

 Lack of plan for temporary housing in case of involuntary displacement (voucher/fire example) 

 Need to know # of accessible units—the data 

 Support services that provide snow shoveling, other maintenance issues—difficult 

 Lack of outreach to inform property-owners to provide accessible units 

 Focus on those with financial burden rather than persons with disabilities regardless of income 

 Land use/zoning restrictions/requirements that limit opportunities 

 How anticipating need for students [with disabilities] getting older & moving to independence 

o Hidden number people living with parents and need place to go 

 How to track homeowner improvements for accessibility features 

 Educate realtors about features to add to MLS database (zero step shower, etc.) 

 Near public transportation (accessible housing) 

 Limit people with disabilities and others to only places that have transit access 

Q2: What do you think is currently being done effectively to address the issues? 

 We have a DSB & Board of Supervisors that support and gives voice 

 Strategic plan in process 

 Have some affordable housing 

o LIHTC projects (25 properties) 

o Not enough 
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Disability Services Board 
December 5, 2019 

Q3: How do you think these issues can/should be addressed? 

 

  

 Build flexible housing based on need 

 Incentives for landlords to provide accessible features/improvements 

 Broaden zoning requirements to enable more housing on [a] property 

 Look at counties like ours to see what they are doing 

o Fairfax County example (inclusive community) 

 Properties to repurpose like Walmart, Mall for condo houses 

 Improvements to County website to centralize information-make it seamless to use 

 Value minority parties 

 Get word out to right people about Mt. Sterling—targeted to people 

 Provide property tax relief when making accessibility changes—tax credit as an incentive 

 Virginia Living Home Tax Credit funding 

o Increase tax credit pool statewide to make more available 

 Include accessible housing in developing transportation plan & service 

 Put housing and transit routes in the right places 

 Inclusionary zoning—building requires accessible features for all Multi-Family units 

 Benefits all people & increases flexibility of housing 

 Won’t need to retrofit or segregate 

 East/West split—harder to build Multi-Family dwellings [in the west] —large lot zoning/balance 

 Multigenerational communities in projects—older adults mixed with others—each take care of 

itself—don’t put people with disabilities on an island 

 Raise awareness about what disability and inclusion is all about 

 Fight NIMBY/convert to YIMBY 

 Educate/create self-advocates 

 ADU program-more accessible products—not just small condos/townhouses; don’t always work 

for people with disabilities 

 Improve to help people better themselves—need move up opportunities; keeps people “down” 

 Transitional/”group” homes—multiple families to create homes—make it easier for people to 

do this 

 Co-housing/multi-generational housing 
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Commission on Aging – Housing Plan discussion – December 9, 2019 

Question 1: What kind of housing do we need in Loudoun County? 

 Middle income housing e.g. $250-$300K range; not over $450K 

 One level housing 

 Impact of HOA fees – costly 

o Don’t include utilities 

o Paying for amenities you may not use 

o Condo and HOA fees both charged 

 Accessible housing 

 Affordable assisted living facilities 

o Use of auxillary grants 

 Middle income care options 

 Able to age in place – existing homes and universal design 

 Ranch style homes – smaller 

 Challenging of staying in Loudoun post-retirement 

 Minimal yard 

 Location amenities – trails/playgrounds/grocery stores 

 Need transportation access – shuttles 

 Housing for individuals with cognitive impairment 

o Not enough psychiatrists 

Question 2: What are the top 3 housing challenges in the County? 

 Cost 

 Accessibility – design/style – safety/function 

 Location –walkable – an affordable “One Loudoun” 

Question 3: How do you think these issues can be addressed? 

 Regulation and proffers 

 Lack of elevators in garden-style apartments 

 Not enough elevators in buildings serving older adults (what if the only 1 breaks) 

 Ideal: Falls Church has apartments above the Harris Teeter 

 Unused commercial space above downtown retail e.g. downtown Leesburg 

 Other affordability strategies 

o Property taxes 

o Employer assisted housing 

 Bring prices down at assisted living facilities – not 100% occupied because more competition in 

the County now 

Question 4: What is being done effectively to address these issues? 

 The County is recognizing the problem (of affordable housing) and is looking at it, through the 

Plan 

 Project Lifesaver – Sheriff’s Office (GPS tracking for memory impaired residents) 
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 Companion program – good model though limited 

 Little being done 

 Have to tell older adults that their only option is to leave the County 

 Cost barriers – lack of policy options to address issues 

 Gaps in existing programs e.g. the services that Medicare covers, that Medicaid covers and the 

gap in between 

Question 5: What vulnerable populations are not served well by existing programs? 

 Older adults 

 Disabled 

 Especially older adults or disabled with mental health challenges 

o Older adults with mental health challenges may only be accepted in care facilities if they 

have a psychiatrist 

 Children 
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Community Services Board 
Focus Group 

February 13, 2020 

 

  

1.   What are the top housing challenges in the County? (Prioritize) 

 3Tranportation/Access to transportation 

o specialty docket 

o even with options or vouchers-not close to transport 

o no driver’s license 

 4Affordability 

 2Saving up for down payment--still can’t buy 

 2For people who want to live independently with disability but don’t have supports to 

 comprehensively address issues 

 Communities for young adults starting careers (out of college, trade school) 

 Premium cost of services/maintenance (deck construction quote example) 

o Comparatively to the region cost of services is too high 

o Too costly to live in Loudoun even if have home 

 Trade-off between housing and other essentials 

 McMansion size & number of bedrooms/baths 

o Where will retirees live (when they downsize) 

 3Group homes for people with SMI 

 3 PSH options-limited 

 Options for people experiencing homelessness 

 Disability friendly/handicapped accessible 

 2Accessible-one-level living (retirees) 

 HUD definition of homelessness-don’t meet it—people in residential can’t step down (over 

housed/serviced)Nothing to step down to) 

 Need landlords to work w/HCV/PSH 

 If on the registry—no options 

o Can’t use Homeless Services Center 

 1Funding at County level/Federal level 

o Need Public Housing Authority to get federal funding 

 Housing Blighting & maintenance over time—keep it up 

Question 2: How do you think these issues can be addressed? 

 More $ 

 More supportive housing & transportation options 

 Affordability 

 Draw down as much Federal $ as possible 

 Comprehensive plan-what goes where/when 

 Families subsidized by banks as long as qualify 

 Group homes for SMI & those who are homeless 

 Mixed payer source not just County funding 

 WAIVERs (like State Rental Assistance Program (SRAP)) 

 Build the continuum-supervised & PSH 

 Group home moving to independence 

 PSH-HUD stipulations for SMI & high utilizers of homeless services center and emergency rooms 
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Community Services Board 
Focus Group 

February 13, 2020 

 

  

o If had vouchers & landlords taken care of 

 Models for housing for targeted groups efficiencies/right people 

 Educate public/legislators on issues to make informed decisions 

 Implementation model in Sweden similar to foster homes-take in to caretake for compensation 

for persons with SMI 

 Mass. Advocate-doing this type of housing for persons with autism gov’t subsidy 

(loving/compassionate) and elderly 

o Medicaid/Medicare/insurance covers cost to get care they need—make it more 

affordable 

 Policies/plan/process—sensitive with equity filter on them 

 Tax incentives, etc. 

Question 3: What is being done effectively to address these issues? 

 Not much When compare where we with level of need 

 Planning/budgeting 

 Some apartments that are income based 

 A few apartments with set asides for public employees 

 Don’t encourage people at lower end to buy—help people not buy; not everyone should buy 

Question 4: What populations do you feel are not served well by existing housing programs? In what 

way? 

 SMI people in family homes where caretakers are aging and/or can’t take care of them—what 

happens if they can’t live independently 

 Those with a criminal record 

 Developmental disabilities 

 People with no or bad credit 

 No immediate solution for someone who needs housing now 

 Lower income workers 

 Low to moderate income workers 

o Teachers, for example 

 Issues can’t be addressed independently from economy, jobs market, etc. 

 How to address NIMBY 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

2 



 

  

February 19, 2020 
HUMAN SERVICES STRATEGIC PLAN ADVISORY COMMITTEE 

 

Q1: What do you believe are the key housing implementation steps coming out of the HSSP that 

should be tackled first by the County? 

 Given growth of County, # of units projected needed @ level of affordability 

 Buckets w/greatest need 30%/50%/100% 

 Units target 

 Understand the HSSP groups 

 Benefits, protective services on the map/salary/mobility 

 Jurisdictions 

 Housing needs out of grad school 

 Commutes (long)- maybe older 

 Caregiver/childcare - what they are and what their needs are 

 People work in restaurants and retail- maintain employees, etc. can't afford. Don't live where 

they work 

 Family size, target with homes and what can afford, mismatch of needs 

 Waiver in rentals - extended families and occupancies - forcing families to leave 

 Culture as well 

 Racial equity 

 Access to transportation/strategic locations 

Q2: From the perspective of equity and diversity, who should we reach out to for input into the Unmet 

Housing Needs Strategic Plan? 

 Where to house people who are undocumented (non-profits to provide survey) 

 LHSH host listening session 

 Churches & non-profits 

 Census outreach (robust list) 

 Conduct survey 

 Reach out to cost-burdened through non-profits and churches 

 Going to community (minority/women owned businesses/ barbershop, etc.) 

 Apartment managers at below market apartments 

 Libraries (work w/homeless) 

 Sororities/fraternities/ NAACP 

 Connected rural community 

 Careful about people who speak for people 

Q3: How should the Unmet Housing Needs Strategic Plan address the social determinants of health? 

How do we integrate housing objectives into the broader context of the HSSP objectives? 

 Data tied to zip codes (chronic health, etc.) 

 Access & GIS mapping 

 Time to commute to job, housing where people work 

 Metro stops w/metro 

 INOVA-blood pressure screening;  Bus- Bring people who need it 

 Co-location of services with housing 
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Family Services Advisory Board 
July 16, 2020 

 

  

 

1. What is the biggest housing issue facing the Loudoun County community? 

 Trying to get homeless individuals into affordable housing that is in safe neighborhoods. 

They can’t go to neighborhoods that are affordable for fear of gangs. 

 Would like to see halfway houses discussed, there are a lot of people returning from ADC 

with no place to go which causes hardship not only for them, but is a huge burden on the 

non-profits that take care of them so they don’t go back to the ADC 

 The County needs more accessible group homes. The ones that we have are wonderful, 

but they have long wait lists. 

 The County needs more homes for those that have serious mental illness. 

 The County needs more Independent living facilities as there aren’t a whole lot. DFS has 

switched some of the programs to incorporate an independent living program which is 

wonderful.  Are there options for additional independent living facilities? 

 The County needs to increase the number of affordable dwelling units that are truly ADA 

compliant for individuals confined to a wheelchair. There is a problem with places that 

both say they are and listed as ADA compliant, but often are not. 

 There is a possibility of folks in the community to open a room in their basement, but 

before they can, the landlord must fill out W-2. If there was no paperwork, more would 

offer. The person won’t rent because they have to fill out W-2 which limits the availability 

to provide this type of housing. 

 A very important housing issue and may be one of the biggest is for low cost affordable 

housing and rentals. 

 
Question 2: What populations do you feel are not served well by existing housing programs 

and why? 

 
 Young men, especially those that have felonies who are truly trying to better themselves 

 A halfway house would help. 

 Even if the young men aren’t felons, it is still difficult for them to find housing. If you are 

pregnant or fleeing abuse there are more housing options for you than if you are a single 

man in Loudoun County.  This population is overlooked. 

 Middle age women that do not have families around is also another vulnerable population 

in need of affordable housing. They can’t afford regular housing and they would like to 

have some privacy, but cannot afford it. An example includes a woman who rents a room 

in a house, but is not allowed to cook and can only have microwaveable food. 

 They can sometimes rent a room, but they do not have kitchen or laundry privileges which 

makes it extremely difficult to save money if they are buying fast food all the time. If there 

could be requirements that includes access to these two areas of the house. 

 
Question 3: What are your ideas for how we could solve these issues/problems? 

 
 One thing that would be very important is to get a handle on the need for affordable 

housing for those that are just coming out of homelessness or just going into 

homelessness. For us to truly understand how often the number of beds and nights that 

we as a community use the hotels for emergency housing. It is all being done 

independently (Probation and parole, non-profits, faith community, DFS CPS, APS) and 

there is not a true resource to show just how much need there is because we don’t know 

how often we are using hotels as an emergency shelter. Maybe that would help in 

increasing the beds for the shelter. It would be very beneficial to get a true sense as to 



Family Services Advisory Board 
July 16, 2020 

 

  

how much money is going into emergency stays at these hotels. 

 Regarding halfway house--a private/public partnership to remove some of the barriers 

that come with any building of a halfway house. Needs to be a facility that accepts felons. 

 Another population that is overlooked is sex offenders that are coming out of the ADC. 

Nobody wants to house them or employ them and they are roaming streets and we don’t 

have a good census as to where they are. That would give an opportunity for 

neighborhoods to know that the halfway house is located in a certain location and that 

there is a floor with sex offenders. 

 Independent living for those that have aged out of foster care. We used to have Graydon 

Manor but that isn’t what it used to be. 

 What are other jurisdictions doing? What about the Dulles Town Center as the shopping 

mall experience is going away, so we have all that extra square footage? Is that something 

that could be remodeled into something else? 

 The Board of Supervisors will discuss Economic Revitalization Zones to look at where 

the County might use that. It is in the Virginia Code where counties are allowed to 

designate Economic Revitalization Zones. Hopefully, this will be another set of tools that 

the County can use when working with developers on their projects. Things like tax 

abatement, tax reductions and some other things. The County is asking staff to compare 

what we already have in our toolbox in the County with what this code can offer us at the 

County level and see how we can either adopt everything in the code, but also to see what 

we are already doing that we may not need from the code. Virginia Delegate Samirah is 

bringing at least one bill to the floor at the Special Session of the General Assembly in 

January about new types of zoning. For example, if you are zoned for single family home, 

you can actually put duplexes. Hopefully, in addition to those in her office, other people 

will come onboard with these ideas when it comes to a vote on the dais so we have other 

ways to fill in a continuum of housing that we need in the County.  This will enable some 

to go from a rental, and then to an affordable townhouse and then on their way to home 

ownership. 

 The County has to work with the developers to figure out multi uses so they can come out 

in the black and Loudoun County can have our affordable housing. 



 
In 2017, the County conducted a housing survey of Loudoun County Government and Loudoun County 
Public Schools employees. The purpose of the survey 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 survey, the County is able to 
gain a better understanding of the housing choices that employees make in terms of location and cost. In 
February 2020, staff conducted the survey again in order to build trend data. A comparison of the 2020 
Loudoun County Employee Housing Needs survey responses with the 2017 survey responses is provided 
below. The 2020 Loudoun County Public School Employee survey was completed on September 8, 2020 and the information 
gathered from that survey will be integrated into this report.  

 

2017 vs. 2020 Loudoun County Employee Housing Needs Survey  

 

 

 

ATTACHMENT 4 



 2017 2020 

% of responders who lived with family and friends and said they do not think that they 
can afford to rent in Loudoun County 68.32 75.86 

 
% of responders who lived with family and friends and said they do not think that they 
can afford to own a home in Loudoun County 77.64 91.38 

 

Share of Loudoun County employees who said they rent 24.4% 25.92% 

 

Share of Loudoun County employees who said they own 71.13% 68.91% 

 

% of renters who said they live outside of Loudoun County due to housing affordability 69.35 73.12 

 

% of renters think that they cannot afford to purchase a home in Loudoun County 82.38 83.87 

 

% of Loudoun renters interested in purchasing a multi-family condominium 15.38 21.08 

 

Homeowners living in Loudoun County 67.09% 51.79% 

 

% of non-Loudoun homeowners living in West Virginia 27.54 29.72 

 
% of non-Loudoun homeowners who think they can’t afford to purchase a home in 
Loudoun County 83.97 85.00 

 
% non-Loudoun homeowners who mentioned that they are interested in purchasing a 
multi-family condominium if they were to purchase a home in Loudoun County 2.84 4.21 

 
% of non-Loudoun homeowners who expressed interest in living in an age-restricted or 
retirement community in Loudoun County, if they had the opportunity 11.87 14.44 

       

 

 

 

 

 

                               

All Responders     
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RECOMMENDATIONS 

1.1. Ensure policies and procedures adequately address grantor requirements.  
1.2. For new grants, ensure grant requirements are clearly documented and communicated to stakeholders.  

2.1. Ensure policies and procedures provide accurate details regarding positions.  
2.2. Review and update policies and procedures to adequately document process steps at least annually.  
2.3. Ensure policies and procedures provide enough details to adequately perform process steps.  Consider 
including screen shots of key systems utilized.  

3.1 Review the list of all required documentation across programs to determine: 
*if any documents are redundant or not-valuable for the current application requirements/calculations 
*if any additional documents could be utilized to replace or consolidate existing documentation  
Note: ensure documentation still meets regulatory requirements and/or best practice guidance 
3.2 Update documentation requirements to be consistent across programs where applicable.  Consider having a 
basic documentation required for all applicants, with additional documentation to be required by program office.  
This will allow for a consistent intake review that can be performed by one person for all programs. The specific-
by-program documentation can be reviewed by the program office subject matter experts.  

4.1 Consider investing in a more robust workflow technology for processing applications, tracking status and 
milestones, and reduce manual inputs/scanning, etc.  

5.1 Identify opportunities to cross-train staff across programs to equally distribute workload, improve coverage 
during busy times, improve segregation of duties controls, and reduce impact of turnover in program staff. 

6.1 Ensure process steps require adequate reviews and approvals.  
6.2 Ensure calculations are adequately documented, supported, and able to be re-performed.  

7.1 Clearly document and communicate expectations to applicants regarding rejection of applications, such as:  
*method of communication 
*timing of communication of rejection 
*reason for rejection 
*re-application process (e.g. time before an applicant re-apply).    

ATTACHMENT 5 
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8.1 Develop one loan committee that meets at an established frequency to review program applications.  Ensure 
the loan committee is well-rounded in terms of expertise and comprised of individuals that can provide valuable 
input for the approval process.  
8.2 Consider having a Loan Committee Chair that is required to be at meetings to ensure consistency and provide 
guidance to committee members.  
8.3. Create a checklist/form that can be completed for each application to ensure: 
*key risks have been discussed  
*calculations have been reviewed 
*each members vote has been documented 
*a majority vote has been determined 
*Loan committee's decision and date 
8.4 To help ensure that documentation of Loan Committee members is accurate and complete in the policy and 
procedure documents, link to a webpage that contains the Loan Committee members (instead of listing them 
within the document).  

9.1 Clearly define the Loan Committee's responsibilities to ensure appropriate oversight.  

10.1 Develop funding plans and assistance goals for each program office. 
10.2 Within Finance policies, consider allowing greater flexibility to move funding between program offices if 
certain programs are performing better than others.  

11.1 Consider reviewing the process for which Contractors are required to provide the necessary permits to 
ensure consistency and compliance.  

12.1 Evaluate opportunities and/or create a mechanism to proactively track renewals and re-certifications; such 
as automated emails to program recipients to submit updated information and ticklers to remind recipients if 
information is not received timely, etc.   
12.2 Determine if other County departments/offices collect information that can be utilized for monitoring 
and/or validating eligibility, such as tax or treasury records.  

13.1 Consider reviewing the criteria for which programs are evaluated, such as their progress, successes, and 
areas for improvement. 
13.2 Research best practices for evaluating housing programs to ensure the County is focusing on appropriate 
metrics.  

14.1 Identify significant relationships with employees and third-parties to ensure transparency, effective 
communication strategies and to allow for succession planning.  
14.2 Ensure detailed procedures, requirements, and timelines are adequately documented for these programs.  
Additionally, departments should ensure that individuals are cross-trained on key duties for significant or 
complex responsibilities.  
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15.1 Continue to seek opportunities to increase public knowledge and awareness of affordable housing 
programs. 
15.2 Consider allocating specific funding to the marketing of affordable housing programs.   
15.3 Consider measuring success of marketing efforts utilized to determine if they yielded sufficient results to 
continue.   
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