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BOARD OF SUPERVISORS 

BUSINESS MEETING 

ACTION ITEM 

SUBJECT: TRANSPORTATION AND LAND USE COMMITTEE 

REPORT: Unmet Housing Needs Strategic Plan 

ELECTION DISTRICT: Countywide 

CRITICAL ACTION DATE: At the pleasure of the Board 

STAFF CONTACTS: Sarah Coyle Etro, County Administration 

Valmarie Turner, County Administration 

PURPOSE: To consider the recommendation of the Transportation and Land Use Committee 

(TLUC) to adopt the Unmet Housing Needs Strategic Plan (UHNSP) as revised. 

RECOMMENDATIONS: 

Transportation and Land Use Committee (TLUC): At the TLUC meeting on June 16, 2021, 

TLUC voted (5-0) to forward the UHNSP to the Board of Supervisors (Board) with a 

recommendation of approval as revised to include the incorporation of an attainable housing goal 

for 2040 that is defined as:  

1. “Attainable Housing Provided Annually: Any housing for sale or rent entering the

marketplace in a given year affordable to families with incomes at or below 100% AMI.

Such housing can be directly provided through Affordable Dwelling Unit

(ADU/Affordable Market Purchase Program Unit (AMPPU)/Affordable Housing Unit

(AHU) new development or indirectly provided through policy changes enabling more

accessory dwelling units, commercial innovation leading to market-rate units made

affordable through innovative design, units made affordable through initiatives such as

rental/down payment/monthly payment assistance programs, etc. “

2. A goal to achieve 16,000 attainable housing units by 2040 to comprise the overall goal.

3. The 2040 attainable housing goal calls for 20% (8,200) of the 40,950 forecasted new home

construction units supported by the land use policies of 2019 Comprehensive Plan to be

new attainable housing units and for 7,800 (16,000 – 8,200) to be comprised of existing

homes made attainable through preservation and/or access strategies.

4. The Annual Attainable Housing Goal includes the following increments:
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Year Annual Goal (New Home Construction) Year Annual Goal (New Home Construction) 

2021 250 (200) 2031 1000 (500) 

2022 500 (350) 2032 1000 (500) 

2023 500 (350) 2033 1000 (500) 

2024 500 (350) 2034 1000 (500) 

2025 500 (350) 2035 1000 (350) 

2026 750 (500) 2036 1000 (350) 

2027 750 (500) 2037 1000 (350) 

2028 750 (500) 2038 1000 (350) 

2029 750 (500) 2039 1000 (350) 

2030 750 (500) 2040 1000 (350) 

Total 16,000 (8,200) 

5. Staff is to provide quarterly updates on UHNSP implementation progress to TLUC once

the UHNSP is adopted (to include updates on activities with Loudoun’s towns).

Staff: Staff concurs with the TLUC recommendation. 

BACKGROUND: On September 19, 2019, the Board initiated the UHNSP process.1 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- and long-term. Unmet Housing Needs are defined by the 2019 

General Plan as “the lack of housing options for households earning up to 100% of the Area 

Median Income (AMI)” (2019 General Plan, p. 4-3).2 The UHNSP focuses on adding new methods 

to enhance the County’s approach to addressing the unmet housing needs of households with 

incomes from 0 percent to 100 percent AMI along the housing continuum as defined by the 2019 

General Plan (2019 General Plan, p. 4-3).  On April 6, 2021, the Board was presented with the 

draft UHNSP.3 (Page 6 of the UHNSP provides 2020 AMI by family size.) 

The proposed housing strategies and actions as outlined in the UHNSP will guide the development 

of a variety of processes and programs that will address County-specific needs as identified 

through systematic audit, evaluation, and study. Within the broad continuum of housing need from 

0 to 100 percent AMI, different levels of effort and varying approaches must be applied together 

to effectively address the problem of housing affordability as there is no “one size fits all” solution. 

Through UHNSP adoption and implementation, the County will execute an organized approach 

using multiple tools and resources to address a variety of needs to successfully address the issue 

of increasing housing affordability.  

1 September 19, 2019, Item 4 Unmet Housing Needs Strategic Plan Process 
2 In 2020, 100% AMI was $126,000 for a family of four. 
3 April 6, 2021, Item I-2 Presentation of the Draft Unmet Housing Needs Strategic Plan 

https://lfportal.loudoun.gov/LFPortalInternet/0/edoc/363817/Item%2004%20Unmet%20Housing%20Needs%20Strategic%20Planning%20Process.pdf
https://lfportal.loudoun.gov/LFPortalInternet/0/edoc/499711/Item%20I-2%20Presentation%20of%20Draft%20Unmet%20Housing%20Needs%20Strategic%20Plan.pdf
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The UHNSP includes five objectives that, when implemented together, will form a strong 

foundation to support and enhance the County’s approach to addressing housing needs along the 

housing continuum for households with incomes from 0 percent to 100 percent AMI. The 

UHNSP’s five objectives include: 

1. Objective 1: Establish a coordinated, collaborative, and integrated housing network.

The purpose of this objective is to establish the housing system needed to deliver a variety

of housing strategies.

2. Objective 2: Secure land resources needed to address unmet housing needs. The

purpose of this objective is to creatively add to the supply of land available for housing

development that addresses the continuum considering land is limited in both the Urban

Policy Area and the Suburban Policy Area.

3. Objective 3: Obtain viable funding sources. The purpose of this objective is to pull

together extant housing funding sources and pursue new options with federal and local

sources to pay for the new initiatives included in the UHNSP.

4. Objective 4: Provide incentives, establish priorities, and increase access. The purpose

of this objective is to develop new and expanded programs including providing incentives

to address the gaps that exist along the housing continuum.

5. Objective 5: Implement policy changes to support affordable housing production and

preservation. The purpose of this objective is to establish clear policy direction relative to

unmet housing needs and implementation opportunities.

Each objective includes a set of key actions that identify implementation steps for the objective. 

The UHNSP includes 133 actions organized by the five objectives to guide the work necessary to 

realize the UHNSP. The actions include activities that will add new housing to the supply of 

attainable housing; preserve existing housing that the market is providing at an affordable price or 

housing that includes a public subsidy but is in danger of being lost from the attainable supply; 

providing access to existing housing; and the actions needed to put the operating structure in place 

to support UHNSP implementation.  

The UHNSP is based on the unmet housing needs forecasted in the 2017 Loudoun County Housing 

Needs Assessment (HNA) and as further analyzed by the Virginia Tech Center for Housing 

Research. The key actions described in the draft UHNSP are prioritized in the draft UHNSP 

Implementation Matrix in three timeframes: short, intermediate, and long timeframes. A large 

amount of work is identified for the first two years of UHNSP implementation to develop the 

foundation for the plan’s success and to secure necessary existing and new funding and land 

resources. Staff anticipates developing and bringing to the Board an Annual UHNSP 

Implementation Plan as part of the annual budget development process beginning with the 

FY 2023 budget process. This will allow the Board to consider staff’s proposed implementation 
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steps and requested resources for the fiscal year in addition to providing an opportunity for the 

Board to provide direction with respect to UHNSP priorities. Each Annual UHNSP 

Implementation Plan will propose key actions to be undertaken, request resources to execute those 

key actions, and provide additional information to the Board as the County’s housing conditions 

dictate.  

On May 12, 2021, the Board held a public hearing on the draft UHNSP.4 Twenty members of the 

public addressed the Board, identifying issues as well as support for the draft UHNSP. 

The public: 

• identified the urgent need for affordable housing to support the housing needs of the

workforce and employers.

• recommended the inclusion of realistic, numeric goals based on available resources and a

20-year strategy.

• expressed appreciation for the new data provided in the UHNSP and the data driven

approach.

• expressed support for the idea of a community-based fund and land banks.

• acknowledged housing as a social determinant of health.

• recognized the need to invest in housing with diverse, predictable, dedicated funding

sources.

• urged the Board to use its zoning capability to assist the development of housing

addressing unmet housing needs.

• called for the provision of a better system and access to housing and services.

• encouraged more housing supply; and

• recognized the lack of housing options for households that earn more than the Affordable

Dwelling Unit eligibility requirements (>70% AMI).

The Board forwarded (8-0-1: Letourneau absent) the draft UHNSP to the June 16, 2021, TLUC 

meeting for further discussion. 

ISSUES: At the June 16, 2021, TLUC meeting, TLUC focused its discussion on several issues to 

include: 

1. Revising the draft UHNSP relative to housing targets/goals. The draft UHNSP proposes

housing goals that are based on a percentage of the average number of new housing units developed

each year over the past five years (Draft UHNSP, p. 18). The draft UHNSP identifies, based on

the need for housing options to meet the unmet housing needs of households with incomes below

100 percent AMI as forecast by the HNA, an average of 20 percent of new units that should meet

unmet housing needs. (Draft UHNSP, Table entitled “Forecasted Units by type 2015 – 2040”,

p. 17). That equates to a housing target or goal of 690 housing units per year. The draft UHNSP

identifies that in the first five years of the forecast period, more housing units were built than

forecasted. (Draft UHNSP, p. 17) However, only seven percent of these units were attainable by

4 May 12, 2021, Public Hearing Item 2 Draft Unmet Housing Needs Strategic Plan 

https://lfportal.loudoun.gov/LFPortalInternet/0/edoc/504508/Item%2002%20Draft%20Unmet%20Housing%20Needs%20Strategic%20Plan.pdf
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households with incomes in the unmet need’s continuum (<100 percent AMI). Assuming the 

various programs that the County and local non-profits have in operation to address unmet housing 

needs will continue to result in approximately 225 housing opportunities (new units or access to 

units) for households with incomes below 100 percent AMI each year, the current County 

programming if unchanged, addresses around 33 percent of the estimated 690 housing needed. The 

Committee, after considerable discussion, determined (5–0) to recommend an attainable housing 

goal for 2040 that is consistent with and clarifies the goal included in the draft UHNSP and to fully 

incorporate the “Annual Attainable Housing Goal Model,” presented at the meeting as 

“Attachment 6”, into the UHNSP (Attachment 2) as follows:  

a. “Attainable Housing Provided Annually:” Any housing for sale or rent entering the

marketplace in a given year affordable to families with incomes at or below 100%

AMI. Such housing can be directly provided through Affordable Dwelling Unit

(ADU)/Affordable Market Purchase Program Unit (AMPPU)/Affordable Housing

Unit (AHU) new development or indirectly provided through policy changes

enabling more accessory dwelling units, commercial innovation leading to market-

rate units made affordable through innovative design, units made affordable

through initiatives such as rental/down payment/monthly payment assistance

programs, etc.

b. With the goal that 20 percent (8,190) of forecasted new homes (40,950) as projected

based on the land use policies included in the 2019 Comprehensive Plan will be

attainable housing.

c. Proposed Attainable Housing Goals:

1) 40,950 homes forecast to be built by 2040 (UHNSP, pg. 16)

2) 18,204 unmet housing units is the forecast demand by 2040 (total

column on UHNSP pg. 18 minus 1,141 already delivered)

3) Goal of 85% of demand met by 2040 = 15,473 ADUs (stated goal of

85% on UHNSP pg. 18; versus 13,800 mentioned on pg. 18 which

was derived from 5-yr. averages rather than projected 2040 totals)

4) 20% of new home construction (40,950 x 20% = 8,190) should be

attainable housing (UHNSP, pg. 18 stated annual goal and shown in

parenthesis in the table below)

Proposed Annual Attainable Housing Goals 

Year Annual Goal (New Units) Year Annual Goal (New Units) 

2021 250 (200) 2031 1000 (500) 

2022 500 (350) 2032 1000 (500) 

2023 500 (350) 2033 1000 (500) 

2024 500 (350) 2034 1000 (500) 

2025 500 (350) 2035 1000 (350) 

2026 750 (500) 2036 1000 (350) 
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2027 750 (500) 2037 1000 (350) 

2028 750 (500) 2038 1000 (350) 

2029 750 (500) 2039 1000 (350) 

2030 750 (500) 2040 1000 (350) 

Total 16,000 (8,200) 

TLUC also discussed the desire to refine the annual goals to ensure that the unmet needs of 

households at appropriate levels of AMI is obtained each year. The draft UHNSP references the 

data included on Table VIII entitled “Households by Area Median Income Group, Loudoun 

County, 2015 to 2040” in the Appendix of the 2017 HNA which forecasts unmet need by AMI 

level as follows: 

2015 2020 2025 2030 2035 2040 

<30% 8092 8607 9570 10328 10919 11291 

30% to <50% 8219 8964 9828 10657 11293 11689 

50% to <60% 5557 6316 6975 7699 8250 8673 

60% to <70% 5414 5994 6533 6980 7334 7635 

70% to <80% 5617 6304 6914 7443 7845 8125 

80% to <100% 12220 13658 14905 16133 17152 17907 

As new programs and approaches are defined by the key actions and brought to the Board for 

consideration to implement the UHNSP, the data provided in the table above can be used to further 

define unmet need and help establish parameters for programs and specify the annual goals.  

The text of the draft UHNSP “Housing Forecast and Targets” (pp. 16 to 19) has been revised in 

track-changes and is included in Attachment 1 to make it consistent with the TLUC 

recommendations 

2. Revise implementation timing for Strategy 3.8, Key Action A. This proposed revision was

requested by Supervisor Briskman for consideration by TLUC because the County may become

entitled for HUD’s HOME Investment Partnerships Program (HOME) funding based on the results

of the 2020 Census and seeking a consortium agreement may no longer be necessary. Staff agrees

that it makes sense to wait on the publication of the 2020 Census data to determine if the County

will become an entitlement community before proceeding with seeking a HOME consortium with

a neighboring jurisdiction. (The proposed revision is shown in track changes on page 49 of the

UHNSP Implementation Matrix., Attachment 1)

3. Provide Quarterly updates to TLUC. In order to gauge progress on the implementation of the

UHNSP, TLUC recommends quarterly updates be provided to include activities that involve

Loudoun’s incorporated towns.

FISCAL IMPACT: There is no fiscal impact associated with the adoption of the UHNSP. 

Individual plan components have fiscal impacts which will be provided in detail when they are 

presented to the Board for consideration. Some elements of the draft UHNSP, particularly those 
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associated with Objective 3 (Viable Funding Options), have fiscal impacts that are described in 

greater detail within the draft UHNSP. As directed by the Board at the March 24, 2021, Budget 

Work Session, staff will bring consideration of $5 million in funding for the purposes of affordable 

housing to the FY 2021 Fund Balance discussion in December 2021. Subsequent year 

implementation plans are anticipated to be incorporated into the annual budget process beginning 

in FY 2023 following Board adoption of the UHNSP. 

ALTERNATIVES: The Board can choose to not adopt the UHNSP, delay action pending 

additional information, or further modify the draft UHNSP.  

DRAFT MOTIONS: 

1. I move that the Board of Supervisors adopt the Unmet Housing Needs Strategic Plan as revised

and included as Attachment 1 to the September 8, 2021, Board of Supervisors Business

Meeting Action Item.

OR 

2. I move an alternate motion.

ATTACHMENTS: 

1. Draft Unmet Housing Needs Strategic Plan dated September 8, 2021, that includes

recommended TLUC revisions in track-change format.

2. Attachment 6 to the June 16, 2016, TLUC Action Item (Possible Annual Attainable Housing

Goal Model)
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INTRODUCTION  

The Board of Supervisors directed staff to develop an Unmet Housing Needs Strategic Plan 

(UHNSP) as one of the top implementation priorities of the Loudoun County 2019 Comprehensive 

Plan (2019 General Plan referred to as 2019 GP). The 2019 GP calls for the provision of a 

continuum of housing—to include a variety of housing types, sizes, and prices (both rental and 

homeownership) necessary to meet the County’s current and anticipated housing needs. The 

County seeks to align housing availability along this continuum and to focus on the unmet housing 

needs of households with incomes up to 100% of Area Median Income (AMI) as: 

• The lack of housing options for existing and future workers impacts Loudoun’s 

businesses and economic development prospects. 

• Many households are cost burdened, spending more than 30% of monthly income on 

housing costs, especially young entry-level workers, older adults living alone, lower-wage 

workers, and persons with disabilities. 

• Loudoun’s workforce unable to afford to live in Loudoun, then commute into the County 

which strains the road network and erodes community engagement. 

• Households at all income levels face housing affordability challenges. This challenge is 

especially significant for households of lower incomes. 

• As housing demand increases, the prospects of reinvestment may price-out and/or displace 

residents from housing that is currently affordable due to current market conditions (market 

affordable housing). 

• Regulations, permitting, and the cost of mitigation of the negative impacts of residential 

development affect the cost of housing. 

• Available housing and planned housing coming on the market is not keeping pace with 

evolving needs in terms of diversity in price, type, size, accessibility, and location.  

• The income of Loudoun’s workforce does not align with available housing prices, both 

homeownership and rental. 

• There is a lack of affordably priced housing options proximate to transit. 

• There is no “one size fits all” solution to the problem of unmet housing needs. 

 

The UHNSP has origins in the 2017 Housing Summit convened to provide the Board with 

stakeholder and advisory board/commission input on topics related to housing affordability in 

Loudoun County. At the Housing Summit, staff provided an overview on the programmatic, policy 

and regulatory framework that exists across the multiple departments involved in housing issues 

and business development issues and allow the Board to give direction on policy development 

related to affordable housing. The Board directed that the Housing Trust be revised to enable loans 

for multi-family rental development at scale and to amend the Zoning Ordinance to include 

incentives for affordable housing. As such, the Affordable Multi-Family Housing Loan Program 

was created and, as of this publication, from 2017-2021, funding for 580 affordable apartments 

have been approved in six projects; through the 2020 Housing Affordability Zoning Ordinance 

Amendments (ZOAM), the Affordable Dwelling Unit (ADU) Ordinance has been modified to 

provide for more ADU units in new developments; and accessory dwelling units are now allowable 

in every residential zoning district—all significant steps to increasing a variety of housing types, 

sizes, and options.   
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Community Engagement 

The UHNSP is the culmination of an eighteen-month effort that includes input and consultations 

with County departments and agencies, advisory bodies, stakeholder groups and organizations, 

and the public. The UHNSP community engagement process provided more than 40 opportunities in 

a variety of methods by which stakeholders and the public could contribute ideas and insights into the 

issue of unmet housing needs and propose solutions for addressing the needs. Between October 2019 

and October 2020, more than 320 people participated in outreach events such as focus groups, virtual 

community meetings, advisory board meetings, mayor interviews, and presentations and more than 

5,400 in-person and online surveys were completed. The individual components of the community 

engagement plan are described in more detail in Appendix A. 

 

The community engagement process yielded many good ideas, identified important issues, and 

guided the objectives, strategies and key actions that are included in the UHNSP. The results of 

the process underscore the extent of community interest and commitment to addressing unmet 

housing needs from a broad cross-section of the community—business leaders, builders, non-

profits, healthcare, faith-based, and citizens, among others. The process yielded momentum and a 

network of partners that the County should seize as work begins to realize the plan. 

 

 

  



(REVISED April 1, 2021 Draft) 

Draft September 8, 2021 

 

PURPOSE, GOAL, AND APPROACH 

 

Plan Purpose 

The UHNSP defines how the County will address the unmet housing needs of households in a 

systematic and comprehensive way with integrated programs. The plan sets objectives, strategies, 

and actions in alignment with the County’s overarching housing goal to address unmet housing 

needs. The plan recognizes that there is no one-size-fits-all solution to the housing issue, that it 

will take multiple approaches applied in combination to address the issue of housing affordability, 

and there is no one type of housing need. 

 

Housing Goal 

Loudoun County’s overarching housing goal is to ensure that County residents are able to access 

housing that they can afford.1 Affordable housing sustains families, enables economic security, can 

accommodate for aging residents, provide commuting and traffic advantages, and promotes an 

inclusive and equitable community.  

• Sustaining Families: Diverse, affordable housing is critical to the health and well-being 

of children and families. When housing needs are appropriately met, children are more 

likely to be healthy and perform well in school, and parents are more likely to be productive 

members of a strong workforce. Diverse and affordable housing safeguards families to stay 

in the County and not be displaced. 

• Economic Stability: Housing that is affordable to the workforce is critical to the local 

economy, and directly impacts the ability of employers to recruit and retain their 

workforce. Loudoun businesses, Loudoun County Public Schools, the hospitals, first 

responder agencies, local government and others employ workers at all income levels who 

benefit from diverse housing choices. 

• Inclusive and Equitable Community: Communities that offer diverse housing options, 

including equitable development approaches that provides greater affordability, various 

designs and sizes often build healthy, thriving, and inclusive neighborhoods – for all 

residents and those that desire to live in Loudoun County. 

• Accommodating Aging Residents: The growing population of older adults living longer 

verifies that the need for more diverse housing options will increase. Housing that 

addresses the affordability constraints and accessibility needs of the older adult population 

will allow older adults to remain in and continue to contribute to the Loudoun community. 

• Commuting and Traffic Advantages: The shortage of affordable housing causes young 

professionals and families to locate in outlying areas, requiring lengthy commutes to and 

from their jobs, increasing transportation costs for those households. Transportation costs 

and traffic congestion can be reduced when location-efficient and diverse housing options 

are available close to employment centers. 

 

 

 

 

 

 
1 2019 General Plan, Chapter 4 
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Plan Approach 

The County’s approach to affordable housing 

requires a combination of solutions to include 

preserving housing that is affordable, 

increasing the overall supply of housing, 

supporting access to housing that is affordable 

to a broad range of households along the 

housing continuum, and obtaining viable 

funding sources to implement the solutions. 

Unmet housing needs are defined as the 

continuum of housing needs of households with 

incomes up to 100% AMI. For 2020, 100% AMI is $126,00 for a family of four.  The continuum 

of unmet housing needs has been identified in the 2019 GP as the area where public programs and 

funding are essential. The UHNSP approach cannot be static and will require regular review, 

recalibration, continuous planning, and enhancement over time. 

 

The UHNSP originates from the data presented in the 2017 Housing Needs Assessment (HNA) 

and in Board discussion during the 2017 Housing Summit. The policy and land use direction was 

established upon adoption of the 2019 GP. The action steps defined in the 2019 GP address the 

provision of a housing continuum and ensuring affordability. The 2019 GP calls for significant 

changes to zoning regulations to ensure housing type diversity and to reduce and eliminate barriers 

to affordability and the development of the UHNSP to identify strategies, actions, and programs 

to address the County’s current and future unmet housing needs. 

 

Households along this housing continuum do not have sufficient housing options in terms of price, 

size, accessibility, and location and receive limited assistance in terms of programming. The 

objectives, strategies, and actions included in the UHNSP seek to start to address these issues. 

  

No One Size Fits All Solution
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HOUSING MARKET AND NEEDS 

 

The Housing Market and Needs section of the UHNSP establishes the data and informational 

groundwork for the objectives, strategies, and actions found later in this plan. Specifically, this 

section analyzes the housing market in Loudoun County and provides insights into specific 

housing needs and gaps found within that market.  While Loudoun County has and is known for a 

high median income and a high quality of life, many of its residents are extremely low and very 

low income; many residents struggle to find affordable and good quality housing. To that end, the 

market is not building enough housing to meet current and expected future demand. Further, the 

market is also not building enough housing at diverse price points to meet the needs of many 

Loudoun County residents. 

 

Growth and Demand 

From 2000 to 2015, employment in Loudoun County increased nearly 77%, adding over 67,000 

new jobs in a 15-year period. Momentum in Loudoun’s job base is influenced by activity in the 

surrounding region, proximity to Washington Dulles International Airport, a growing information 

and communications sector, agritourism, and a robust increase in households requiring a wide 

array of services. Loudoun’s economy continues to diversify, and employment uses adjacent to the 

future Metrorail Stations will also present new opportunities to attract employers who seek to 

locate in dynamic, urban communities with access to mass transit.2 Loudoun’s vibrant economy 

contributes to its population growth and need for more housing over the coming years.  

 

Workforce Needs 

Since 2000, Loudoun County has experienced significant and increasingly diverse population 

growth. Age demographics have shifted as well, with young families and workers and adults over 

the age of 55 comprising a greater share of the population in 2017 than 2000. These factors, among 

others, drive housing preferences in Loudoun County now and in the coming decades.3 Over the 

planning horizon, the County has many challenges to overcome in order to meet its goal of 

providing a continuum of housing choices.  

 

A significant number of Loudoun County residents are employed in sectors that provide lower wages, 

which means that they cannot afford housing in Loudoun County due to lack of affordable housing 

opportunities in the County. Low-income workers must either pay more than they can afford, double 

up, or commute long distances which can affect the stability of this labor force.  Virginia Center for 

Housing Research (VCHR) at Virginia Tech analyzed housing affordability for the top 10 

occupations in Loudoun County; which comprise 19% of all employees who work in the County 

(Appendix C). 4  These occupations are mostly in the service sector and generally have the lowest 

wages. Workers in nine out of ten of these occupations cannot afford the overall median rent 

($1,674) as single earners. Service-sector employees face a challenging economic situation in 

Loudoun County and may struggle to remain County residents, especially if they have families to 

support. By having housing that is affordable, the workforce can live where they work, support the 

local economy, and be involved in the community. In addition, having a larger pool of workers makes 

 
2 2019 General Plan Chapter 1. 
3  2019 General Plan Chapter 4.  
4 This analysis used 2017 and 2018 American Community Survey and 2018 Bureau of Labor Statistics data. 
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for a more attractive location for businesses to stay and grow or relocate to, which in turn improves 

the tax base. 

Young families continue to be attracted to Loudoun because of its exceptional schools and high-

quality amenities however they face increasing housing constraints. Young working families are 

forecasted to be a key component of Loudoun’s growth over the next 25 years largely because of 

employment growth. Without a sufficient supply of housing and particularly home-ownership 

opportunities at prices affordable to entry-level and mid-career working households, County 

businesses will have a harder time attracting and retaining workers in these families.   

For Loudoun to continue to attract new employers and workers, a diverse housing continuum will 

be necessary to meet the workforce needs.  

 

Housing Market 

Housing costs are unaffordable in Loudoun County for renters with incomes at or below 80% AMI 

and first-time homebuyers with incomes up to 100% AMI. Just 23% of homeownership housing 

is affordable to households earning up to 100% AMI and 47% or approximately 12,800 units of 

rental housing is affordable to housing households earning up to 80% AMI, though only 6,150 

units are actually available to low-income households.  

 

Each year, the U.S. Department of Housing and Urban Development calculates the AMI for every 

geographic region in the country. It is used as a basis for eligibility for federal housing programs 

and is a useful way to assess housing affordability.  The AMI is the midpoint of a region’s income 

distribution – half of families in a region earn more than the median and half earn less than the 

median. For housing policy, income thresholds set relative to the area median income—such as 

50% of the area median income—identify households eligible to live in income-restricted housing 

units and the affordability of housing units to low-income households. 

 

Loudoun County AMI, 2020, by Family Size  

 

Since 2015, the median household income has risen steadily. Despite this positive trend for 

households, median gross rent has increased faster than median renter income; the insufficient 

supply of rental housing may be escalating rents and increasing the amount of income a household 

must pay toward housing costs. The figure below shows the annual percent change in income and 

housing cost in inflation adjusted 2018 dollars. 

 

% of 

AMI  
1 Member 2 Member 3 Member 4 Member 5 Member 6 Member 7 Member 8 Member 

30% $26,500  $30,250 $34,050 $37,800 $$40,850 $43,850 $46,900 $49,900 

50% $44,100  $50,400 $56,700 $63,000 $68,050 $73,100 $78,150 $83,200 

70% $61,750  $70,600 $79,400 $88,200 $95,300 $102,350 $109,400 $116,450 

80% $70,600  $80,650 $90,750 $100,800 $108,900 $116,950 $125,000 $133,100 

100% $88,200  $100,800 $113,400 $126,000 $136,100 $146,200 $156,250 $166,350 
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Low vacancy rates are also an indication that demand exceeds the supply of housing units. The 

County’s market vacancy for homeowner units was less than 5% in 2020. According to the 2017 

HNA, the County’s rental vacancy rate has remained below 5% since 2009, despite adding rental 

units since that time.5 These consistently low vacancy rates indicate a tight housing market with 

high demand for units, which can result in increasing rents and home prices. 

  

 
5 2017 Loudoun County Housing Needs Assessment 
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https://www.loudoun.gov/DocumentCenter/View/127559/Loudoun-County-Housing-Needs-Assessment-?bidId
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Affordability Gap  

 

 

Rental units affordable to low and very low-income renters are rented to higher income households, 

unless they are income restricted. VCHR at Virginia Tech estimated the housing affordability gap for 

Loudoun County, defined as the difference between the number of affordable units needed versus the 

number of affordable units available by analyzing US Department of Hounding and Urban 

Development (HUD) Comprehensive Housing Affordability Strategy (CHAS) data for 2012-2016 

(Appendix B). Loudoun County has 27,270 rental units and over half, (about 53%), are only 

affordable to moderate- and high-income households, with incomes above 80% AMI. About 48% of 

rental units affordable to households up to 80% AMI are occupied by higher income households, 

leaving only 6,670 units available and affordable to households below 80% AMI. Renters in lower 

income ranges experience intense competition with higher income households for affordable homes. 

Since the 2007-08 mortgage crisis, the number of renters has also increased, particularly among high 

income households and older households, increasing by 27% in the past five years. This increase has 

put further pressure on the rental supply. Low and moderate-income renters (earning up to 100% 

AMI) have few housing options. Pressures in the rental market, largely resulting from a lack of 

sufficient supply, will continue to make it difficult for many low-income working households to find 

affordable and suitable rental housing. Pressures on the homeowner market will keep moderate-

income families who would like to be home buyers in the rental market or making choices to commute 

or relocate. 
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Location Efficiency 

Transportation is usually the second-highest household expense after housing.6 Location-efficient 

housing is housing located close to good transit and public services, and it has features that reduce 

automobile dependency such as pedestrian and bike access. In addition to price, location efficiency 

is an important concept in understanding housing need within the County. Location efficiency 

improves a household’s economic resilience; that is, households are better able to respond to 

unexpected financial burdens such as fuel price increases, vehicle failures, or income losses. The 

location efficiency of housing is more critical for lower-income households, as high transportation 

costs may negate savings from living far from the workplace in more affordable locations. 

However, low-income individuals and families struggle with living costs even in the most location-

efficient places. In Loudoun County, much of the affordable housing is not located near transit, 

bus routes or job centers, presenting significant challenges to low-income working households for 

to get to work (VCHR conducted a study of the location efficiency by household profile provided as 

Appendix D). 

 

The 2019 GP lays out a vision for future location efficient development that supports new housing 

being location efficient. The 2019 GP “anticipates the majority of residential growth to occur in 

the Urban Policy Areas (UPAs), with limited higher density growth in the limited greenfield and 

redevelopment areas of the Suburban Policy Area (SPA) and targeted areas of the Transition Policy 

Area (TPA).” 7 The 2019 GP states “the vast majority of the land planned for residential uses in 

the SPA is either developed or approved for development.”8 The UPA is the designated area for 

most of Loudoun’s future growth, which is expected to be between 40,000 and 50,000 housing 

units by 2040. The UPAs encompass approximately 2,600 acres in areas around the Silver Line 

Metrorail Stations. The 2019 GP “calls for complete urban communities that accommodate 

housing, employment, retail, education, and entertainment in close proximity to Metrorail.”9 By 

comparison, the SPA has 48,000 acres and the TPA has 24,000 acres.  

However, much of the UPA is already entitled under zoning approval or fully developed, making 

it important to be strategic about approving new development in the UPA. Additionally, while 

parcels with older development may offer redevelopment opportunities, they also present the need 

to be deliberate about how they are utilized. Based on a review of vacant and land use parcel data, 

865 acres within the UPA are developable with 522 of those acres in approved projects (Appendix 

E). This leaves 343 vacant developable acres that are potentially unencumbered and may be 

available for new mixed-use and residential development.  

As of June 30, 2020, there are 15,891 approved residential units in the UPA, and 13,622 remaining 

units to be permitted or built. Most of the remaining units are multi-family.10 The UPA has 1,232 

 
6 Virginia Coalition of Housing and Economic Development Researchers. (2017) Addressing the Impact of Housing 

for Virginia’s Economy: A Report for Virginia’s Housing Policy Advisory Committee.  
7 2019 General Plan, Chapter 4 
8 2019 General Plan, Chapter 1 
9 2019 General Plan, Chapter 1 
10 Residential Pipeline: Loudoun County 2019 General Plan Policy Areas 
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approved ADUs, with 1,117 remaining to be permitted. The majority are multi-family.11 While 

these units provide 7.8% affordability in the UPA, it falls far short of the existing demand, and 

does not adequately address the need for affordable housing given the County’s expected 

population growth. Currently, there are only 1,769 existing multi-family rental units in the UPA, 

with 208 units under construction. Of those existing and under construction units, 168 are Low 

Income Housing Tax Credit (LIHTC) units, which are affordable to households that earn 60% 

AMI, but these units will no longer be income restricted after 2028. Approximately 120 ADU 

homeownership units are in the UPA. New policies can support greater housing affordability in 

the UPA. Explicitly supporting affordable housing in transit-rich areas will help provide location 

efficient housing to low-income families.  

Tenure 

Loudoun County is predominantly a County of homeowners and single-family homes (i.e., detached 

and attached housing units). Of the 129,728 housing units located in Loudoun County, 75.8% are 

owner-occupied and 24.2% are renter occupied. Only 16 % are multi-family units, and multi-family 

units in larger complexes (containing 50 units or more) account for just 3.3% of housing units. 12 

 

 

Unit Size 

The housing stock is not well diversified. Loudoun County homes tend to be large. Nearly half 

(48.3%) of all housing units have four or more bedrooms. 92% of owner-occupied housing units have 

3 bedrooms or more. Larger homes have higher sales prices. The premium price ($600,000 median 

sales price in December 2020) for single family detached homes in the County is due to the large 

home and lot sizes. 13  

 
11 Residential Pipeline: Affordable Housing Units Remaining to be Built/Permitted by General Plan Policy Area as 

of June 30, 2020 
12 2017 HNA 
13 Dulles Area Association of Realtors Market Indicators Report, December 2020 

https://dullesarea.com/wp-content/uploads/2021/01/DAAR-Market-Indicators-Report-December-2020.pdf
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Eighty percent of the rental housing stock has three bedrooms or more with just 5% of units being 1-

bedroom units, 14% being two-bedroom units, and less than 1% are studios or efficiencies. Yet 45% 

(54,620 households) of all households are single or two person households.  

 

The County lacks suitably sized, small housing units to fit the average households’ needs. This is a 

trend that is anticipated to continue with expected demand for an additional 33,980 one-person 
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households and 16,610 two-person households by 2040.14  Single and two-person households, 

either young adults starting out in careers, divorced or widowed persons, or older adults, cannot 

find housing to fit their current size needs, forcing them to either pay for more house than they 

need, pay for a housing situation they cannot afford, or leave the County. There is a lack of smaller 

units (studio and one-bedroom apartments) for single people and young, entry level workers. There 

is a limited supply of housing for small families just starting out that can hamper the ability to attract 

new businesses and to retain businesses.  

The 2019 General Plan encourages small, diverse housing options especially in the UPA, however 

it does not define diversity. Small unit sizes will encourage more housing diversity but will not 

guarantee affordability. Because of the demand for housing in Loudoun County, prices for small 

units are still unaffordable for many working families. Additionally, without a definition or 

standard for diverse housing, it may be difficult to achieve the goal of obtaining housing type and 

price diversity.  

Cost Burden 

Housing affordability is measured in terms of cost burden. Cost-burdened households are those that 

spend 30% or more of their income on housing costs, a threshold that is used nationally to determine 

reasonable housing costs that leave sufficient resources for other necessary expenses like food, 

medical care, and childcare. When a household pays more than 50% of income on housing costs, they 

are considered severely cost burdened.15 By far, the predominant housing problem affecting both 

renter and owner-occupied households in Loudoun County is cost burden. 

 

As of 2019, more than 35,000 County households pay more than 30% of their income for housing 

and are considered cost-burdened. Paying more than 30% of income for housing is more 

burdensome for low-income households because it does not leave enough household income for 

other necessities like food, medical care, transportation, educational enrichment, and clothing. Of 

the 35,000 cost burdened households in the County, 86% have low incomes. Among low-income 

households that are cost-burdened, over one in three, or 36%, are severely cost-burdened, paying 

more than 50 percent of their income for housing, which forces them to make tough choices 

between housing and other necessities.16 In Loudoun, renters are more likely to be housing cost-

burdened than homeowners. Housing cost-burden or the unaffordability of housing is a significant 

housing problem exacerbated by insufficient supply and is harming vulnerable populations in the 

County.  

 
14 2017 HNA 
15 2017 HNA, p. 5 
16 2014-2018 American Community Survey and 2012-2016 CHAS 
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These high rates of cost burden for low-income households mean these households are “housing 

insecure,” at high risk of missing a rent or utility payment which then can lead to eviction. The costs 

to individual households and the community due to eviction and homelessness are well-

documented.17  

 

 

 

It is a more efficient use of County resources to keep families housed than to need to re-house them 

after an eviction. Low-income households are more likely to experience economic mobility and 

improve their financial situation when they have access to affordable housing and can save money, 

advance their education, and pay for the transportation needed to get to better job opportunities.  
 

Rental Unit Need for Lowest Income Households  
The County has a deficit of approximately 2,000 rental units for households with incomes up to 30% 

AMI (extremely low-income households).18 These households include older adults, persons with 

disabilities, and low-wage workers. Due to the extreme lack of housing affordable to them, these 

households rent higher priced units and become cost-burdened—82% of rental households with 

incomes up to 30% AMI and 83% of households with incomes up to 50% AMI in Loudoun County 

are cost-burdened.  

 
17 Average homeless system costs for individuals ($1,634 to $2,308) are much lower than those for families ($3,184 

to $20,031), who usually have higher daily costs and stay much longer. Costs Associated with First-Time 

Homelessness for Families and Individuals, HUD Office of Policy Development and Research. 
18 2012-2016 CHAS. 

https://www.huduser.gov/publications/pdf/Costs_Homeless.pdf
https://www.huduser.gov/publications/pdf/Costs_Homeless.pdf
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Current pipeline data shows the potential for the significant production of multifamily units (typically 

rental units), with 13,622 units still to be built in the UPA and 5,000 yet to be built in the SPA. 

However, without rent restrictions or government investment, these units will not be affordable to 

low-income households and especially to those with incomes up to 30% AMI. A single person earning 

$26,500 (30% AMI) can afford at most, rent of $736 per month. New multi-family units in the UPA 

and SPA will likely not be affordable to these households. The current average market rent in 

Loudoun is approximately $1,674.  

 

Households may respond to the lack of affordability by doubling-up households. More than 1,840 

(1.4%) households live in overcrowded conditions and more than 10% of these households live in 

severely overcrowded conditions with more than 1.51 people per room. Over half of the 

households (58%) that live in overcrowded conditions are renters. There are approximately 820 

overcrowded households that include children, and most of these households (77%) are renters.19 

If new affordable units are provided for households earning up to 30% AMI, that new supply will 

help take the pressure off the supply of units affordable to households earning between 30% to 50% 

AMI. However, households with higher incomes could still compete for these units unless the units 

are income restricted.  

 

Access to Homeownership  

VCHR conducted a study of property assessment and multiple listing service (MRIS) data to estimate 

the number of existing houses affordable to first-time homebuyers as well as to more established 

households (Appendix F). The purpose of the study was to determine the supply of ownership units 

for households with incomes up to 100% AMI, the geographic distribution of those units and their 

condition, to help identify what opportunities exist for moderate-income homebuyers.  Based on 

100% AMI income limits, VCHR estimates that approximately 16% (19,271) of existing units are 

affordable to small-family households (1.5 people) just entering the homeownership market. About 

62% (76,159) of existing homeownership units are affordable to more established households with 

two or more earners and significant savings and equity.20 Although these units may be affordable 

for households with incomes up to 100% AMI, these units are not necessarily available to households 

in this income range; these units are not income-restricted and are not reserved for these incomes. 

Additionally, most are currently occupied and not for sale. Furthermore, these units are typically 

occupied by households with higher incomes. 

 

Nearly 48% of owner-occupied homes that would be affordable to households with incomes along 

the housing continuum up to 100% AMI are occupied by higher-income households. Homebuyers, 

particularly first-time home buyers, in lower income ranges experience intense competition with 

higher income households for affordable homes. Affordable homeownership can shelter households 

from increasing housing costs and economic hardship. In addition, home ownership is the primary 

way households build wealth. Therefore, opportunities for homeownership are an important part of 

anchoring employees in the county and ensuring equitable wealth-building opportunities. 

 

 

 
19 2014-2018 American Community Survey and 2012-2016 CHAS 
20 Estimates are based on Loudoun County 2020 Assessment data 



(REVISED April 1, 2021 Draft) 

Draft September 8, 2021 

 

The following information highlights significant trends in the County:  

▪ The supply of homeownership units is not sufficient to meet demand, which contributes to 

higher prices.  

▪ There are moderate-income families that, if they had access to down payment programs, could 

afford to buy a home in the County. The need for a 10% down payment is their obstacle to 

homeownership; it is one the County can help families overcome.  

▪ Young adult households and young families, early in their careers, are not earning enough to 

afford a home in the County. This leaves them with challenging options:  

o Continue to rent and hope their incomes increase enough to stay in the County and 

become a homeowner. 

o Leave the County, because a household at 80% AMI ($80,650 for a two-person 

household) can afford to buy a home in a surrounding county.  

It is also important to remember that Loudoun has a tight rental supply. If more renters can transition 

to homeownership, that will provide some relief in the rental market and more opportunities for 

renting households. Renters are more frequently cost-burdened in part because they face more 

variable housing costs, and they do not benefit from the mortgage-finance process which helps to 

ensure an owner can afford housing at the onset of their tenure. Providing a pathway to affordable 

homeownership would offer current renters stability and an opportunity to build wealth.  

Accessible Housing  

Many challenges exist for people with physical disabilities and older adults looking ahead to 

decreased mobility. More accessible units, both single-family and multi-family, will provide more 

opportunity to age in place at home, and to do so affordably. While there are continuing care and 

assisted living options to serve older adults with mobility and other needs, these options are often too 

expensive for many families. For a single adult with a physical disability, an affordable accessible 

home is all they need to remain independent, but those units are hard to find. The County has a 

growing need for homes of all types that are accessible to people with disabilities. The number of 

households with a higher probability of a household member with a disability will increase from 

16,530 households to 24,750 in 2040 representing about 13% of all households. Most of this growth 

will be in older adult households. These households are also more likely to be cost-burdened. 39.3% 

of households with a person with a disability and 51.9% of older adults (65+) living alone experience 

cost-burden.  
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Housing Forecast and Targets21 

As the County continues to grow and prosper over the next 20 years, new households including 

workers and families with unmet housing needs along the housing continuum will be added. 

Forecasted Households by Income 2015-2040 2015 Households 2040 Households 

<30% AMI 8,090 11,290 

30% to < >50% AMI 8,220 11,690 

50 to < >60% 5,560 8,670 

60 to < >70% 5,410 7,635 

70 to < >80 5,620 8,125 

80 to < >100% AMI 12,220 17,910 

 

The HNA forecast suggests a net-new demand of 50,910 units, however the County’s planning 

forecasts which account for current zoning as well as flexibilities in zoning and land use anticipate 

residential development to be 40,950 over the same period.22 Though this difference may suggest 

current land use and zoning cannot accommodate potential growth, near-term housing needs can 

be accommodated, and more land-use flexibility and intensity can be introduced to accommodate 

demand and sustained growth in the long-term.  In either case, Loudoun County’s housing 

affordability challenges will continue to mount without a concentrated effort to include low- and 

moderate-income housing in development as it progresses.  

 

 
21 2017 HNA. p. 75. 
22 Department of Planning and Zoning, June 2019 Residential Development Forecast. 
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Residential building over the HNA 2015-2020 forecast period surpassed demand forecasts. The 

largest category of units built was single-family detached, although fewer single family detached 

units were delivered than forecasted demand. The single-family attached and multifamily units 

that were delivered exceeded demand forecasts. 

Forecasted Units by Type 2015-2040 
 

Total* Delivered SFD* Delivered SFA* Delivered Multifamily* Delivered 

2015–

2020 
(% low-

income) 

15,694 

 

(22%) 

17,257 

 

(7%) 

8,400 6,871 4,960 5,095 2,321 4,004 

2020–

2025 
(% low-

income) 

14,840 

 

(24%) 

 
7,750 

 
4,720 

 
2,370 

 

2025–

2030 
(% low-
income) 

14,330 

 

(21%) 

7,050 4,920 2,360 

2030–

2035 
(% low-

income) 

11,900 

 

(19%) 

5,900 4,060 1,940 

2035–

2040 
(% low-

income) 

9,840 

 

(15%) 

4,520 3,400 1,920 

* George Mason University Center for Regional Analysis and Lisa Sturtevant & Associates, LLC employment driven forecasts 

included in the HNA. The HNA forecasts are unconstrained demand forecasts meaning land use policy was not considered in 

developing the forecasts. The forecasts focus solely on what the real estate market would support—and what local and regional 
employment and demographic forecasts predict—from a demand perspective if no barriers to development existed. 
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Low Income (up to 100% AMI) Housing Demand Forecasts* 
 

SFD SFA Multifamily Total Delivered 

2015-2020 2,042 1,441 1,384 4,867 1,141 

2020-2025 1,971 1,607 1,167 4,745 
 

2025-2030 1,526 1,709 989 4,224 

2030-2035 1,176 1,347 763 3,286 

2035-2040 736 847 640 2,223 

*VCHR tabulation of HNA Forecasts 

Anticipated demand by household type largely coincides with existing need. The HNA identified 

that between 2015 and 2040, there will be increased demand for the following types of 

affordable housing: 

• Low-cost, small unit rental housing for entry level workers below the age of 35. 

• Small, modestly priced housing for young families. 

• Accessible housing and communities for older adults and persons with disabilities.  

• Housing options affordable to households with incomes below 100% AMI (extremely 

low-income, very low-income, low-income, and moderate-income). 

• Multigenerational housing design. 

 

While total units built and delivered exceeded forecasted demand, only 6.6% of the units were 

affordable to low-income households (those with incomes less than 80% AMI). This reduces the 

existing housing gap for low-income households that need more affordable housing. As such, the 

demand for low-income units over 2021-2040 may be larger than projected and will be represented 

by growing levels of cost-burden, overcrowding and in-commuting households. By setting the goal 

that 20 percent of the new housing forecasted to be built as the result of the land use planning 

policies of the 2019 GP will be affordable housing, the County will add 8,200 new affordable 

housing units to the supply by 2040 with the goal to achieve 16,000 affordable, attainable housing 

units (8,200 new units and access to and/or the preservation of 7,800 existing units) by 2040. The 

annual attainable housing unit goal is defined as any housing for sale or rent entering the 

marketplace in a given year affordable to families with incomes at or below 100% AMI. Such 

housing can be directly provided through Affordable Dwelling Unit (ADU)/Affordable Market 

Purchase Program Unit (AMPPU)/Affordable Housing Unit (AHU) new development or indirectly 

provided through policy changes enabling more accessory dwelling units, commercial innovation 

leading to market-rate units made affordable through innovative design, units made affordable 

through initiatives such as rental/down payment/monthly payment assistance programs, etc. 

Annual attainable housing goals include: 

 

 

 



(REVISED April 1, 2021 Draft) 

Draft September 8, 2021 

 

Annual Attainable Housing Goals 

Year Annual Goal (New 

Units) 

Year Annual Goal (New 

Units) 

2021 250 (200) 2031 1000 (500) 

2022 500 (350) 2032  1000 (500) 

2023 500 (350) 2033  1000 (500) 

2024 500 (350) 2034 1000 (500) 

2025 500 (350) 2035 1000 (350) 

2026 750 (500) 2036 1000 (350) 

2027 750 (500) 2037 1000 (350) 

2028 750 (500) 2038 1000 (350) 

2029 750 (500) 2039 1000 (350) 

2030 750 (500) 2040 1000 (350)  

  Total 16,000 (8,200) 

 

With a 20 percent housing affordability goal, the County could meet future low-income housing 

demand if development continues at the five-year average pace of approximately 3,450 new units 

per year, if the 20 percent goal is attained. If the County prioritizes existing residents, the same 

level of development could address the 5,000 households with the greatest need (incomes up to 

30% AMI) over an 8-year period, potentially freeing up an additional 5,000 affordable units for 

higher income households along the housing continuum. If the 20 percent goal is attained over the 

next 20 years, 13,800 units could relieve about 85% of the existing housing gap and potentially 

much more if other tools like a Community Land Trust are used to acquire and preserve existing 

units for households that need them. In order to To develop new affordable housing and preserve 

existing market affordable housing, it is necessary for there to be public investment to address 

unmet housing need, to include a variety of tools used in concert with one another such as low-

interest loans, reduced-priced land, reduced fees, and incentives such as parking reductions and 

increased density, and down payment assistance. 

Addressing Housing Needs 

The County has historically approached housing opportunistically by administering federal 

programs and implementing an inclusionary approach through Article 7 of the Zoning Ordinance. 

Through this plan, the County is taking the next step to define a more holistic and complete strategy 

to address unmet housing needs programmatically, through operational enhancements, community 

partnerships and by more fully using land-use and policy tools.  

The housing continuum should recognize and support the changing needs of residents of all ages 

and income levels and at every stage of life. All types, forms, and tenures of housing are vital 

components to creating and maintaining a healthy, sustainable, inclusive, and adaptable housing 

system. Additional tools to support both low-income renters and moderate-income homebuyers 

are needed. There is no one-size-fits-all solution for addressing unmet housing need, which means 

no one strategy will be sufficient. This plan provides the framework needed now—the core 

activities; where it makes the most sense to focus energy and align resources to ensure that County 
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residents can are able to access housing that they can afford.  Not all implementation steps are 

identified as is typical of strategic plans. The full implementation will be identified as part of the 

complex work plans needed to deliver on key actions. 
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UNMET HOUSING NEEDS STRATEGIC PLAN: OBJECTIVES 

The UNHSP has five objectives with specific key actions to lay the foundation necessary for the 

attainable housing needed to help achieve Loudoun County’s overarching housing goal to ensure 

that County residents are able to access housing that they can afford. These five objectives are: 

1. Establish a coordinated, collaborative, and integrated housing network. 

2. Secure land resources needed to address unmet housing needs.  

3. Obtain viable funding sources. 

4. Provide incentives, establish priorities, and increase access to affordable housing. 

5. Implement policy changes to support affordable housing production and preservation. 

These five objectives and their associated actions provide a comprehensive approach, based on 

research, best practice, and Loudoun County’s specific housing needs and housing market, to start 

addressing the affordability gaps that exist in the County. These strategies also seek to better utilize 

existing resources, funds, and programs in addition to calling for new policies and funding.  

Given the need to fully utilize development happening now and plans for future development to 

meet the County’s affordability targets, implementing the UHNSP will need to be a priority across 

County agencies, and will require quick and strategic actions, as well as improved communication, 

and working in new ways with external partners.  
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OBJECTIVE 1: ESTABLISH A COORDINATED, COLLABORATIVE, AND 

INTEGRATED HOUSING NETWORK. 

The County can take a leadership role in providing a high level of coordination and collaboration 

among community development and human service agencies and departments, non-profits, the 

private sector, and affordable housing developers with the goal to establish a coordinated, 

integrated housing network. The County recognizes and supports the unmet housing needs of 

residents of all ages and income levels and at every stage of life. Further, the County recognizes 

that all types, forms, and tenures of housing are vital components to creating and maintaining a 

healthy, sustainable, inclusive, and adaptable housing market. The County strives to address 

existing housing gaps through the cultivation of partnerships designed to create solutions; the 

establishment of a responsive, seamless delivery network; and the provision of information and 

awareness about housing needs and impacts on community health, sustainable growth, and 

economic security. Throughout the UHNSP community engagement process, participants 

identified gaps and barriers within the housing continuum that prevent households from moving 

toward greater self-sufficiency and housing stability. Programs and services must remain 

responsive to emergent issues and needs; they should be based on current and meaningful evidence 

and best practices. Program data should also be collected and tracked to ensure programs are 

achieving their intended purposes. There are tactical actions the County can take to ensure that it 

has a well-organized, responsive, and collaborative housing network in place. 
 

STRATEGY 1.1: IDENTIFY THE SERVICE AND PROGRAM GAPS WITHIN THE 

HOUSING CONTINUUM AND SUPPORT HOUSEHOLDS IN IMPROVING HOUSING 

STABILITY AND AFFORDABILITY.  

The County can institute a deliberative evaluation process and work with stakeholders to identify 

housing and service gaps, and barriers to participation. Providing fluidity and progression between 

programs and services will increase the capacity to address more households and their needs; 

households will be able to move within the continuum toward greater housing stability and make 

room for other households. This strategy focuses on studying the housing continuum and working 

with housing consumers and practitioners to identify barriers and gaps to improve the system to 

make it complete. As an example, even when affordable housing exists, many residents must 

overcome significant barriers to access it, such as limited knowledge of housing resources and 

consumer rights; language; incongruent eligibility requirements; and financial and structural 

difficulty securing housing (like meeting security deposit requirements). The following Key 

Actions support Strategy 1.1 with initiatives that the County can undertake to identify gaps and 

deficiencies in the housing delivery network, increase awareness of housing resources and improve 

understanding of the underlying constraints on the housing market. 

 

Key Actions: 

A. Create a housing journey map with consumers, service providers, and County agencies to 

create a framework for program process and revision. 23 

B. Update documentation requirements to be consistent across programs and simplify where 

applicable. 

 
23 A journey map is common practice in business environments, a customer journey map is a visual story of stakeholder 

interactions along the housing continuum to gain insights into common pain points, service gaps, needs, and how to improve 

those.  
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C. Review current program application materials to streamline the application process and 

requirements.  

D. Develop service delivery partnerships with Permanent Supportive Housing providers and 

increase funding for supportive services. 

E. Establish the Office of Housing as the County’s one-stop housing center. 

F. Initiate a community awareness campaign to raise awareness of County housing 

programs and initiatives. 

 

STRATEGY 1.2: CULTIVATE PARTNERSHIPS AND BUILD RELATIONSHIPS. 

The County can provide leadership in the community and support both internal and external 

capacity-building; regularly and proactively collaborate with stakeholders; strengthen the 

capabilities of partners; reduce procedural obstacles; and smooth and speed the processing of 

projects to reduce costs and improve coordination. The County can help forge the community 

development network by identifying the kinds of institutions and connections needed, by helping 

relationships grow with capacity building resources, and by convening key players. The following 

Key Actions support Strategy 1.2 by using the County’s convening and communication networks 

to build and leverage cross-sector relationships. 

 

Key Actions: 

A. Convene regular meetings, outreach events, and establish continuous conversations 

with the business community, landlords, non-profits, affordable housing developers, 

state and local agencies, County departments and staff, renters, and black, indigenous 

and people of color to discuss ideas, issues, processes, and opportunities for 

collaboration. 

B. Partner with workforce development agencies to provide housing information to 

individual employers.  

C. Partner with the County’s incorporated towns to share housing data, assist with analysis 

and collaboratively develop their housing strategies. 

D. Establish a Housing/Equity Task Force comprised of relevant stakeholders to examine 

the connection and relationship between the social determinants of health and housing 

and to develop recommendations on how to better serve common constituents.  

E. Proactively engage with local philanthropy and faith communities to support housing 

initiatives, facilitate training and education, and access underserved communities.  

F. Evaluate and develop recommendations on establishing a local lending consortium. 

G. Connect developers and lenders to leverage County funds tied to projects.  

H. Establish new programs that support County employee home ownership such as a 

guaranteed loan program for County employees.  

 

STRATEGY 1.3: DEVELOP AN AFFORDABLE HOUSING DELIVERY STRUCTURE 

WITHIN COUNTY GOVERNMENT. 

Addressing the issue of housing price diversity and supplying housing that addresses unmet needs 

for households across the housing continuum requires coordination with many agencies and 

departments to work together effectively. County departments and agencies can work with 

intentionality to establish a common vision and improve coordination to single-mindedly meet 

housing goals.  
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Key Actions: 

A. Complete an organization-wide systems map to define the County’s housing network—the 

positions, process, infrastructure, data, funding, and policy in an integrated, enterprise view 

using a tool to identify opportunities, efficiencies, and impediments. 

B. Develop a coordinated, interdepartmental budget and funding plan for UHNSP 

implementation. 

C. Create a singular interdepartmental housing coordinator as a new FTE position. 

D. Establish an interdepartmental housing matrix team to collaborate on the use of public land, 

establish internal coordination processes, review specific land development applications, 

identify housing opportunities, and funding. 

E. Develop and publish a clear interdepartmental coordination process for projects receiving 

County loans from approval through loan closing and permitting. 

 

STRATEGY 1.4: EVALUATE, REVIEW, AND UPDATE UHNSP INITIATIVES TO 

MAINTAIN RELEVENCE AND USABILITY.  

The County recognizes the changing needs of residents, the changing conditions of the market, 

and the changing nature of housing products. The County’s data and information should reflect 

those changes and as such, the County could strive to improve data and information to make it 

useful and accessible to stakeholders, staff, and residents. The County can leverage current 

information resources such as the Loudoun County Coordinated Entry System and seek out 

additional opportunities to leverage information and data to improve service delivery.  

 

Key Actions: 

A. Review, revise, and track performance measures monthly. 

B. Review UHNSP implementation and monitor achievements quarterly. 

C. Produce and distribute an annual affordable housing progress report. 

D. Convene a regular housing summit.  

E. Maintain community and stakeholder awareness of housing initiatives and issues. 

F. Initiate additional research and studies of unmet housing needs and regularly report 

findings and develop recommendations for Board consideration. Potential topics for study 

include manufactured housing, co-location of housing, and underutilized residential land. 

G. Maintain inventory of existing housing units to include age, quality, affordability, 

water/sewer issues, and other factors. 
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OBJECTIVE 2: SECURE LAND RESOURCES NEEDED TO ADDRESS UNMET 

HOUSING NEEDS. 

The County can consider the use of public land in new ways and consider making it available for 

the development of affordable housing. When the land component of an affordable housing 

development is reduced or eliminated, the cost of development is reduced making the affordable 

housing more feasible. High land costs and the limited availability of land for development in the 

UPAs and SPA make it challenging to build new affordable housing. By allowing mixed-income, 

high-density development on high value public sites, the County can create opportunities for 

affordability and ensure diverse, inclusive communities. A significant step the County can take is 

articulating what type of public land resources affordable housing could be built on and promoting 

the development of that land by the private sector through changed policies, regulations, and 

incentives. The County owns and has proffered commitments for County facilities and land in the 

UPAs and SPA--some of these sites may be appropriate to add housing that meets unmet needs 

close to Metrorail stations and other job centers. There are also undeveloped or underutilized civic, 

institutional, and faith-based community-owned land where it may be appropriate to integrate 

housing. In an effort to To provide units needed to serve extremely low-income households (up to 

30% AMI), providing land at below-market values in the right locations, the County is contributing 

an important asset to the development of inclusive places, assisting the affordable housing 

developer in leveraging other federal and state financing to reduce the total development costs. 

Additionally, the County can co-locate housing with public facilities where appropriate. Some 

localities have developed affordable housing by co-locating housing with recreation centers, public 

libraries, and in conjunction with American Legion halls and integrated within church buildings.24 

The following strategies lay out actions the County can take to identify and provide more land 

resources for affordable housing development (Appendix G). 

 

STRATEGY 2.1: USE PUBLIC LAND AND FACILITIES FOR HOUSING. 

The County can strategically use the County’s land and facility assets where appropriate for 

affordable housing development. Currently, there are 173 County-owned parcels that include an 

existing public facility, 37 parcels that are vacant, and 47 proffered parcels as of June 2020. 

Located throughout the County, some parcels may offer opportunities for co-location and/or 

development of affordable housing (Appendix G). The County will decide what criteria will be 

considered to determine use of a public site and develop a process for evaluating public sties. The 

County can work in concert with all public entities that own land and facilities and consider 

affordable housing development options including high-value sites in optimal locations, and the 

co-location of public facilities with housing. Land parcels in the current inventory include vacant 

parcels but also facilities planned for renovation and/or sites that may support additional 

development density. Examples include surface parking lots and parking garages where co-

location may be possible. 

 

The use of public land involves a public-private partnership between the County and the private 

developer who creates the housing and will require a Request for Proposals or other public facing 

process. Creating a transparent and comprehensive process by which the County identifies and 

evaluates potential public land to use for affordable housing is important, as well as a transparent 

process for how developers can then access that land. Utilizing public land in this way requires 

 
24 See Appendix Q Best Practices for public land and co-location examples.  



(REVISED April 1, 2021 Draft) 

Draft September 8, 2021 

 

intentional coordination across agencies, and leadership at the executive level to implement this 

strategy. Once an appropriate parcel is identified, the County will decide the parameters by which 

the parcel is developed and quality affordable housing is created. This process will be fair with the 

goal of getting the best possible public value from the discounted land sale. Once a proposal is 

selected, a contract would be executed, creating a public-private partnership. Land can also be 

provided by the County through a long-term lease.  

 

Key Actions:  

A. Maintain a centralized inventory of publicly owned land and facilities and work with 

appropriate County agencies to collect this information.  

B. Establish a policy requiring surplus or underutilized land/buildings to first be considered 

for affordable or mixed income housing before disposition. 

C. Establish specific criteria to determine when public land will be made available for use for 

affordable housing development. 

D. Evaluate available parcels based on standard criteria such as barriers to development, 

zoning, scale of housing that can be supported, property value, locational attributes and 

access to employment centers and transit. 

E. Establish priorities for income levels to be served. 

F. Establish an interdepartmental coordination team to review potential sites and make 

recommendations. (The team will review sites and determine which sites to recommend 

for sale or donation for affordable housing. This senior level staff review team, at the 

direction of the County Administrator, could include: County Administration; Finance and 

Budget; Housing; Building and Development; General Services; Planning and Zoning; 

Parks, Recreation and Community Services; Libraries; Mapping; and Transportation and 

Capital Infrastructure). 

G. Streamline approval process for projects developed on publicly owned land. 

H. Housing coordinator will participate in land acquisition, facility siting, and Capital 

Improvement Program discussions to help determine the opportunity for use of County 

land and/or colocation to support affordable housing.  

I. Develop a public process for considering proposals for use of public land to include: 

a. Application format and required application materials. 

b. Criteria for deciding between competing proposals and to consider alternative uses.   

c. Interdepartmental review team lead by Housing. 

 

STRATEGY 2.2: ESTABLISH A LAND BANK. 

The County could establish a land bank to strategically acquire property and hold it until such time 

as advantageous decisions for its transfer and use for addressing unmet housing needs can be made. 

A land bank can grant land, sell it at a reduced price or lease it to affordable housing developers 

and can expand homeownership opportunities. Land banks have specific legal powers under the 

Code of Virginia, such as the ability to obtain property at low-or-no cost through tax foreclosures; 

hold land tax free; clear title and/or existing back taxes; lease properties for temporary uses; and 

negotiate sales not only on price, but also impose use restrictions such as length of affordability. 

Land banks can also manage vacant and exempt property, hold it as tax exempt or dispose of it to 

meet community goals. They can be used to support Metro-area development projects by 

assembling developable land around station areas prior to the completion of a transit project to 
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ensure future use will meet housing goals. Land banks are created and managed either by a locality 

or by an authorized nonprofit working in tandem with the locality.  

 

Properties may be attractive for redevelopment for affordable housing because of strategic location 

in job centers and on transit lines. Through a land bank, the County can purchase foreclosed 

properties and ground lease structures for a reduced amount, for the development of affordable 

units with long-term affordability. This strategy could help transform some targeted revitalization 

areas identified for mixed-uses, mixed-incomes, and diversify the housing stock. 

 

Key Actions: 

A. Develop a land banking process and criteria to guide property purchase (such as zoning, 

density, property value, location and employment centers and transit). 

B. Identify, evaluate, and acquire foreclosed and tax sale properties. 

C. Evaluate the purchase of underutilized commercial space for housing (such as vacant office 

buildings or shopping centers).  

D. Establish recommended annual funding. 

 

STRATEGY 2.3: ESTABLISH/PARTNER WITH A COMMUNITY LAND TRUST. 

The County could facilitate the formation of a Community Land Trust (CLT) and/or partner with 

an established CLT.  The main purpose of the CLT is to acquire and steward real-estate in a “trust” 

for the permanent benefit of households with incomes up to 100% 

AMI. CLTs hold the land and lease it to the purchaser of the unit. By taking land costs out of the 

home-buying equation, CLTs overcome initial high-cost barriers to homeownership and wealth 

creation.  CLTs are different from land banks as real estate that is included in the CLT is intended 

to remain in trust in perpetuity, thus permanently preserving local investment in affordable 

housing. The Code of Virginia enables the establishment of a CLT by a private, non-profit entity 

with a tripartite board to include lease holders, community members, and external stakeholders. In 

addition to federal tax benefits, the non-profit status of the CLT allows access to federal funding 

such as Community Development Block Grant (CDBG) and HOME Investments Partnerships 

Program (HOME).  

 

CLTs act as stewards of the real estate they hold and are often active in the acquisitions and 

development of new housing; in qualifying prospective residents; ensuring that purchasers 

understand the home purchase and ground lease agreements; provide education and support to 

homeowners to facilitate their success as homeowners; and preserve the quality and condition of 

real estate in the trust. Stewardship not only protects the assets of the trust, but also the 

homeowner’s interest. Consideration can be given to the purchase of ADUs (either resale units or 

new sales) as part of the program to provide affordability in perpetuity and ensure that some ADUs 

remain in the affordable home-ownership stock. 

 

CLT operations are funded by a combination of revenues from ground leases and other rents and 

membership dues which may be supported by tax abatement or dedicated local funding. Start-up 

funding and housing developed within CLTs is often supported by grants, donations, developer 

fees, federal funds, and other sources. The County can undertake this venture with an existing non-

profit developer or create a new trust. There are currently three community land trusts operating 

in Virginia.  
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Key Actions: 

A. Acquire information, consultant services, and learn from Virginia examples to determine 

how to establish and structure the land bank. 

B. Approach community institutions, foundations, non-profits, and banks to determine 

interest/support. 

C. Identify sponsorship structure to include tripartite board of directors. 
D. Identify beneficiaries and delineate service area. 

E. Consider purchasing ADUs as part of the CLT. 

F. Acquire funding to support unit purchase and operations. 

 

STRATEGY 2.4: CONSIDER THE USE OF ROAD ABANDONMENT AND 

ASSOCIATED RIGHT OF WAY CONVEYANCE REQUESTS TO ADDRESS UNMET 

HOUSING NEEDS.  

Often, road abandonment requests (RDAB) are made to facilitate a new development plan on a 

site where new infrastructure is replacing the existing road network necessitating the abandonment 

of roadway sections. This abandoned land offers an opportunity to support affordable housing. The 

County can negotiate for added affordable units in the trade off road right of way when and where 

appropriate.  

 

Key Actions: 

A. Evaluate the use of the County’s abandonment and conveyance processes for affordable 

housing. 

B. Add Housing as a referral agency to the existing process to review abandonment and 

conveyance requests for affordable housing potential and recommendation. 

C. Adopt a policy that requires RDABs associated with a Zoning Map Amendment or Zoning 

Concept Plan Amendment to provide additional affordable units in exchange for the 

abandoned roadway section where deemed appropriate.  

D. Pursue the donation of land for affordable housing purposes.  

 

STRATEGY 2.5: ENACT OTHER POLICIES TO SUPPORT AFFORDABLE HOUSING 

AS A VALUABLE PUBLIC USE. 

The Board can enact policies to ensure the use of public land for affordable housing. These actions 

would be coordinated with the Comprehensive Plan and the Zoning Ordinance Rewrite. 

 

Key Actions: 

A. As part of the Zoning Ordinance Rewrite, broaden the Zoning Ordinance definition of 

public use for future applications to include uses deemed essential for public purposes such 

as housing at affordable prices for the workforce to enable more land to be available for 

affordable housing and to address the public need for diverse housing options where 

deemed appropriate. 
B. Adopt a policy that requires public agencies to identify surplus or underutilized public land or 

buildings to the internal public land team to consider affordable housing uses in conformance 

with the 2019 GP.  
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C. Obtain land through proffer negotiations and specifically state that land dedicated to the 

County for a public use may also be used for affordable housing or co-location of 

affordable housing on public use sites where appropriate. 

D. Seek land dedications for affordable housing when reviewing rezoning proposals within 

the parameters allowed under Virginia State Code and the Zoning Ordinance. 

E. Include Housing when changes to capital facilities impact fees are considered by the Fiscal 

Impact Committee.  
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OBJECTIVE 3: OBTAIN VIABLE FUNDING SOURCES. 

 

The County could maximize the use of existing financial resources and programs to address unmet 

housing needs as well as pursue new sources after thoughtful review and consideration of effective 

strategies for using existing resources more efficiently and determining the opportunities to access 

new revenue sources. The County currently relies on federal, state, and local funding to support 

programs and services.25 

 

These strategies focus on new revenue sources the County could access or allocate to invest in 

housing. It does not include potential funding or financing options available directly to developers 

through other sources. 

 

STRATEGY 3.1: ACCESS THE BELMONT RIDGE AFFORDABLE HOUSING TRUST. 

 

The Belmont Ridge Affordable Housing Trust was established in 1992 for a period of 30 years 

with an automatic renewal for 10 years. The Trust’s intended use was to provide income-eligible 

home buyers with a soft second mortgage for any home purchased in the Belmont Ridge 

development at a certain price point. Due to increasing property values, income-eligible home 

buyers cannot afford homes in the development and these funds are now essentially unusable. 

Approximately $750,000 is currently in the Trust, which is set to expire in 2022 and will 

automatically renew for 10 years unless action is taken.  

 

Recommended Use of Funds: Direct these funds to home-ownership programs which will 

establish a soft second home purchase program or shared equity home purchase program to assist 

income qualifying households with incomes over 70% AMI up to 100% AMI with their home-

purchase.  

 

Key Actions: 

A. Move to dissolve the Belmont Ridge Affordable Housing Trust. 

B. Develop criteria and program materials for use of funding. 

C. Outsource and/or build capacity for program implementation. 

 

STRATEGY 3.2: EVALUATE/ALLOCATE HOUSING CASH PROFFERS.  

 

In 2012, when the housing cash contribution guidance was first introduced, land development 

applicants began to voluntarily commit proffers to address unmet housing needs. The accumulated 

proffer funds to date total more than $3.6 million, a sum large enough to have a significant impact 

in addressing housing needs. Most of these proffer commitments were guided by the Unmet 

Housing Needs proffer formula, which suggests a $1,800 per unit cash contribution for affordable 

housing purposes and is pledged during a rezoning process. The proffered commitments 

accumulate slowly over time as they are typically tied to individual unit permits. While some of 

the accumulated funding may be identified for use as part of a specific program or for households 

with a specific income level, standard proffer language evolved over time to produce a unified 

 
25 Detailed information on existing federal, state and local programs is available in the Housing Primer.  

https://lfportal.loudoun.gov/LFPortalinternet/0/edoc/269218/Attachment%202%20Housing%20Primer.pdf
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purpose and most of these funds are expected to be flexible in their general use to address unmet 

housing needs of households with incomes from 0% AMI to 100% AMI.  

 

Recommended Use of Funds: Direct these funds to support programs that include: 

• Establish a new acquisition/preservation revolving loan program that will provide a short-

term loan to assist non-profit affordable housing developers to purchase existing market 

affordable apartments or LIHTC projects nearing the end of the affordability term. 

• Expand the down-payment and closing cost assistance program to include moderate 

income homebuyers with incomes above 70% AMI up to 100% AMI.  

• Support 4% LIHTC projects financing the development of supportive housing projects and 

other priority rental housing for targeted needs. 

 

Key Actions: 

A. Review each proffer commitment to determine how it can be used. 

B. Appropriate, through Board action, the proffered funds from associated rezoning projects 

to relevant housing programs, including a new acquisition/preservation revolving loan 

program. 

 

STRATEGY 3.3: UPDATE UNMET HOUSING NEEDS CASH PROFFER FORMULA.  

 

The current cash contribution formula is driven by outdated assumptions, specifically that the 

typical construction cost (not including land acquisition) of a multi-family affordable unit is 

$90,000 and that a reasonable public subsidy or cost to the County for such a unit is $30,000. 

Development costs for the past six affordable housing developments the County has helped fund 

suggest that construction costs alone (net land costs) are closer to a range of $200,000 to $225,000 

per unit. Additionally, the County’s per unit loan amounts for recent developments range from 

$60,000 to $65,000 per unit, and this amount is anticipated to increase in the future. Revising the 

formula to assume a $65,000 public subsidy per affordable unit, would generate a cash contribution 

based on the current formula in the range of $4,000 to $4,400 per unit when applied across all units 

in a development.26 Alternatively, the formula could be revised to increase annually based on the 

Consumer Price Index (CPI) to help it keep pace with inflation or be revisited periodically to ensure 

the subsidy assumption is in line with the cost to construct affordable multi-family units. These 

proffered funds can make a meaningful impact in addressing unmet housing need. 

 

Key Actions: 

A. Review/revise the cash contribution formula. 

B. Adopt a policy guiding cash contributions. 

 

STRATEGY 3.4: ALLOCATE PERCENTAGE OF CDBG FUNDS FOR HOUSING. 

 

Loudoun County has an annual allocation of $1.4 million in federal CDBG funds from HUD. The 

County offers grants through a competitive application process for public service and capital 

 
26Total units planned x 6.25% = total required affordable units (per Article 7 of Zoning Ordinance); E.g., 75 units x 

6.25% = 5 affordable units required. 5 units x public subsidy of $65K per unit = $325K needed by County to deliver 

the 5 units. For the 75-unit project, $325K total is equivalent of $4,333 per unit ($325K / 75 total units in 

development)     
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projects implemented by non-profit organizations. Some funds have been allocated to the County-

operated Home Improvement Program. CDBG funds have also been used to assist in the 

construction of the County’s Homeless Services Center and for wells and water and sewer 

connections in the Howardsville community. The Board has consistently approved CDBG grants 

to Loudoun Habitat for Humanity for home construction, home purchase and renovation for 

Habitat’s low-income homebuyers. One of the CDBG program’s national objectives is to fund 

housing activities for households with incomes up to 80% AMI through residential rehabilitation; 

housing construction; property acquisition, or the conversion of buildings for permanent housing. 

The County can identify housing as a priority and re-write the application materials to identify a 

target amount of funds each round to be dedicated to housing projects. The County could set a 

percentage goal to spend on housing production and work with the affordable housing 

development community to establish appropriate parameters and use of the funds. Under the most 

recent allocations, 25% of CDBG funds dedicated to housing projects would yield $360,000 per 

year. CDBG funds can be an important financing tool for developers acquiring and rehabilitating 

empty commercial spaces and converting them into residential units with dedicated affordable 

housing. 

 

Recommended Use of Funds: Direct the funds to be used for unit and land acquisition costs for 

affordable housing development and for pre-development costs such as architectural plans and site 

engineering. 

 

Key Actions: 

A. Determine allocation dedicated to unmet housing needs. 

B. Meet with stakeholders. 

C. Adopt a substantial amendment to CDBG Consolidated Plan. 

D. Revise application materials. 

E. Advertise changes. 

 

STRATEGY 3.5: ESTABLISH A CDBG REVOLVING LOAN FUND. 

 

The County could allocate CDBG funds to establish a revolving loan fund, currently allowed 

within the CDBG program. The funds are held in a separate interest-bearing account and cannot 

surpass 150% of the County’s entitlement at the end of each year. The funds from a revolving loan 

fund may be designated for specific types of projects and multiple revolving loan funds can be set 

up. The benefits to using CDBG in this way is that the funding is reused, and it enables more 

flexibility in overall program accounting and administration.  

 

Key Actions: 

A. Research and train on the compliance requirements and procedures of the revolving loan 

program. 

B. Determine desired use of fund. 

C. Develop specific guidelines for each established revolving loan fund to include 

underwriting criteria, repayment terms, permissible activities, program criteria.  

D. Notify HUD and obtain required approval. 

E. Identify administration structure of the loan fund including other County agencies to be 

part of the effort.  
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F. Establish separate interest-bearing account. 

 

STRATEGY 3.6: USE THE FEDERAL SECTION 108 LOAN PROGRAM. 

 

Section 108 is the federal loan guarantee component of the CDBG program. The funds can be used 

by the County to undertake eligible projects, or, alternatively, can be loaned to a third-party 

developer to undertake a project. This flexibility makes it an effective public investment tool. The 

Section 108 program allows borrowers (County or developer) to take advantage of flexible 

repayment terms and lower interest rates than are available through traditional lenders. This 

program would allow the County to create federally guaranteed loans backed by future CDBG 

entitlements (at up to five times the entitlement amount) to attract private investment. Loudoun 

County would pledge future CDBG funds as repayment; however, it is the intention that the project 

receiving the Section 108 loan would generate enough cash flow to repay the loan, thereby freeing 

future CDBG funds for other projects. Alternatively, the County can capitalize its CDBG revolving 

loan fund from a Section 108 loan.  

 

Recommended Use of Funds: Gap financing for large scale redevelopment and affordable 

housing projects. 

 

Key Actions: 

A. Research and train on the compliance requirements and procedures. 

B. Determine desired use of loan fund. 

C. Develop program criteria. 

D. Identify administrative process and procedures of the loan fund. 

E. Review and advise on CDBG program risk. 

F. Apply to HUD for a Section 108 loan.  

 

STRATEGY 3.7: REVISE/REALLOCATE RENTAL REHABILITATION FUNDS. 

 

Small rental properties that are unsubsidized and offer rents at affordable levels because of their 

size, location or age are termed “market affordable” housing. This part of the affordable housing 

supply contributes substantially to the housing market and is critical to consider in a preservation 

strategy because there are no restrictions on the properties in terms of maintaining affordable rents 

to protect the units as affordable. Rents can be increased at any time. The County currently has 

approximately $130,000 allocated to assist in the purchase of small rental properties in foreclosure 

established as part of the now completed Neighborhood Stabilization Program. This program could 

be revised to fund a rental rehabilitation program to provide rehabilitation loans to rental property-

owners in exchange for maintaining market affordable rents. The County currently acts as an agent 

for Virginia Housing’s Rental Unit Accessibility Modification (RUAM) program funded by 

Virginia Housing to make accessibility improvements to rental units to support households that 

need them to stay in their rental units. These improvements may include the installation of ramps 

and chairlifts, widening of doorways, remote entry devices, and alterations to bathrooms and 

kitchens. RUAM can be used in conjunction with a County rental rehabilitation program. Updating 

the rental rehabilitation program will help improve rental housing quality, assist owners of small 

multifamily buildings to make improvements or increase financial viability in return for 
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commitments to maintain affordable rents, and help preserve the market affordable rental housing 

supply.  

 

Use of funds: Provide rehabilitation loans to property owners in exchange for maintaining market 

affordable rents in market affordable rental housing. 

 

Key Actions: 

A. Revise program parameters, identify eligibility criteria, and affordability term. 

B. Develop application and program materials. 

C. Identify administration process and procedures. 

D. Outsource and/or build capacity for program implementation. 

 

STRATEGY 3.8: SECURE HOME FUNDING. 

 

HOME is the largest federal block grant available to states and local governments to exclusively 

address affordable housing for low-income households. For a locality to automatically receive 

HOME funds, the HUD computed allocation formula (based on demographics and other factors) 

must equal $500,000 for the first year. Loudoun County has not been eligible for funding due to 

its computed allocation of $428,122, currently distributed to the state. The County currently must 

compete with the rest of the state to obtain HOME funds. It is possible that the County’s 2020 

census data, upon which the HOME entitlement allocations are based, will show that the County 

now meets the thresholds necessary to become a direct recipient. Until HUD determines the 

County is an eligible participating jurisdiction to receive funds directly, HOME allows local 

governments that are not directly funded to create a consortium with neighboring eligible localities 

if the combined allocation for the two jurisdictions meets the threshold for funding. The County 

could become eligible by creating a consortium with an adjacent county that receives HOME 

funds. The success from creating the consortium and securing HOME funds for Loudoun, would 

bring over $420,000 to fund County housing programs. The creation of a consortium depends on 

the willingness of another locality to partner with Loudoun County. Managing the set-up of the 

consortium and the funding requires additional administrative processes and responsibilities. 

 

Recommended Use of Funds: Direct HOME funds for support of households with incomes up to 

30% AMI to include rent subsidies and financial support to LIHTC projects providing supportive 

housing and addressing other priority rental housing for very low-income households. 

 

Key Actions: 

A. Explore potential partner interests in forming a consortium with adjacent jurisdictions. 

B. After the creation of a consortium, both localities are subject to the following criteria: 

a. Provide 25% local match to HOME funds. 

b. Set 15% of allocations aside for housing under the purview of Community Housing 

Development Organizations (CHDO), which serves both localities. CHDOs 

providing services in Loudoun include the Arlington Partnership for Affordable 

Housing and Cornerstones.  

c. Consortium agreements must be renewed every three years. 

C. Develop and adopt a consortium agreement.  
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STRATEGY 3.9: DEDICATE GENERAL FUNDS TO HOUSING PROGRAMS AND 

SERVICES INCLUDING (BUT NOT LIMITED TO) THE HOUSING TRUST TO 

SUPPORT MORE AND LARGER LOANS 

For the County to expand programming and ensure the full continuum of unmet need is addressed, 

careful study of the housing system and funding is needed. Additional general funds can help 

support housing objectives by enhancing existing programs to support a wider group of residents 

and unmet need. The Board should consider affordable housing needs and allocation of General 

Fund monies to address these needs during the annual budget process. The Board could consider 

an allocation starting in Fiscal Year (FY) 2023 with an escalator over time for allocations. This 

could be accomplished by annual appropriations for affordable housing in the budget process. 

During the budget development process, the Board could determine an appropriate service level 

for affordable housing activities that are in alignment with the Unmet Housing Needs Strategic 

Plan. These contributions should be evaluated during the budget process in totality with other 

funding sources and any Board dedicated revenues for affordable housing. The Board would need 

to consider the prioritization of these new appropriations during the annual budget process versus 

other County needs and available revenue. Staff would bring a FY 2023 budget development item 

to the Finance/Government Operations and Economic Development Committee to provide funding 

recommendations in alignment with the plan for both programmatic contributions and staffing 

needs.  

The Board could also consider identifying new revenue to dedicate for affordable housing. The 

County could dedicate General Fund monies or new revenue to enhance programs to address the 

continuum of unmet housing needs to include adding new affordable units, preserving the existing 

affordable housing, and ensuring residents have access to housing within their means. The Board 

is currently pursuing implementation of a cigarette tax beginning in FY 2022. The Bord could 

dedicate the revenues generated from this new tax to affordable housing programs. Staff estimates 

annual revenues of $2.2 million but notes that neighboring jurisdictions have seen regular declines 

in this revenue as a result of reduced cigarette use. Staff would recommend this be considered as 

part of the adoption of the cigarette tax, for which a public hearing is tentatively planned for July 

2021.  

Finally, given staff’s reasonably conservative approach to forecasting annual revenues, the Board 

could consider pursuing regular allocations of prior year fund balance to the Housing Trust. Staff 

has identified significant upside potential in business personal property tax revenue from the data 

center industry over the coming years. Periodic allocations of this one-time funding would allow 

the Board more flexibility to scale back funding in times of economic uncertainty or increase 

funding in times of significant growth. The next annual fund balance process will occur in 

December 2021. At this time, the Board could consider an allocation to enhance capitalization in 

the Housing Trust or other uses in support of affordable housing if funds are available.  

Many localities fund all or a portion of their Housing Trusts from general revenues. Based on the 

County’s average multi-family loan amount of $4.5 million to support approximately 98 units, the 

County would need $9 million to issue two new multi-family loans – or assist in the production of 

about 200 new affordable units each year. The County already assumes a revolving revenue of 

about $3.5 million in multi-family loan revenues each year (Appendix H). The Board could 

dedicate an annual amount of local tax funding to the Housing Trust to support the Affordable 

Multi-Family Home Loan Program. The amount can either be constant or can grow each year to a 

more significant amount over time.  
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The Housing Trust, a finite source of funding, is generated from the sale of ADUs at market price. 

Per Zoning Ordinance requirements and the legal documents that promulgate the uses of the ADU 

funds referred to as the trust agreement, it is used to provide support to the incomes identified by 

the ADU Ordinance (30% to 70% AMI), and for limited uses to include: ADU purchases, down 

payment and closing cost assistance for home-purchasers with incomes within the ADU range and 

for loans to affordable housing developers using financing mechanisms identified in Article 7 of 

the Zoning Ordinance. For the County to expand programming and address the full continuum of 

unmet need, additional funds will be needed to support production, preservation, access, and 

support services that are outside the parameters defined by the trust.  

Key Actions:  

A. Incorporate the UHNSP into the annual budget process for prioritization with other County 

needs and available resources.   

B. Engage the Board in discussions about potential dedication of annual revenues during the 

budget process or as part of the annual fund balance process. 

C. Identify optimal funding level to provide adequate support to the Multi-Family Affordable 

Housing Loan Program. 

D. Discuss the dedication of cigarette tax revenues to affordable housing programs as part of 

the adoption of the new tax. 

 

STRATEGY 3.10: ESTABLISH A COMMUNITY FUND. 

The need for affordable housing is great. To marshal private resources to help address the issue, 

the County can work in partnership and can facilitate discussion and collaboration with community 

stakeholders to include large businesses, religious, healthcare, lending, building, non-profit and 

the philanthropic community to explore the opportunities for collective investment such as a 

community fund. By encouraging investments in a community fund to support needed affordable 

housing, the community can work together to sustain the workforce, which strengthens 

communities. 

Key Actions: 

A. Raise awareness of the issues and best practice strategies.  

B. Convene a regular housing forum with community stakeholders. 

C. Learn from other jurisdictions that have been able to create a community fund (e.g. 

Charlotte, NC and Atlanta, GA). 

D. Develop an investment strategy and repository.  
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OBJECTIVE 4: PROVIDE INCENTIVES, ESTABLISH PRIORITIES, AND INCREASE 

ACCESS TO AFFORDABLE HOUSING. 
 

The County’s ordinances, policy documents, programs, and processes can be reviewed through a 

housing affordability lens to ensure that they support the housing goal that County residents are 

able to access housing that they can afford. The County can provide incentives such as expediting 

processes, reducing fees and requirements, ensure that County programs meet long term 

affordability goals, and that residents have the support they need to obtain stable and affordable 

housing. The County can evaluate, improve, and establish processes and programs such as the 

ADU program, the provision of project-based subsidies, and the Affordable Multi-family Housing 

Loan Program as well as the land development approval process to get the units built to ensure 

that unintended impediments are eliminated.27 

STRATEGY 4.1: EVALUATE AND IMPROVE EXISTING PROGRAMS. 

 

Administrative and regulatory processes can have an important influence on the development of 

affordable housing in terms of time and costs. Ensuring the efficient coordination of the land 

development and permitting process can support LIHTC projects in meeting federally prescribed 

construction timelines. Incentives can be provided that help reduce costs. By streamlining 

processes and providing incentives, the County can help reduce the amount of gap financing 

needed by the affordable housing developer which will in turn decrease costs for the resident. The 

County can extend the ADU affordability timeframe to keep ADUs affordable for a longer period 

with a higher probability that they serve more than one household during its affordability status. 

Likewise, the County can consider pairing the ADU program with a CLT to preserve units as 

affordable in perpetuity. The Affordable Multi-Family Housing Loan program can be refined to 

prioritize loans for deeper affordability in areas of opportunity close to transit and for obtaining 

unit types such as those with accessibility that are most needed. The County can better guide 

distribution of project-based subsidies by income level and location through policy revision.  

Key Actions: 

A. Examine the land development approval process and consider methods for expediting 

applications that support affordable housing when those applications meet certain criteria. 
B. Evaluate the potential of offsetting land development and permitting fees for certain 

affordable housing projects. 
C. Extend the ADU covenant affordability control period beyond 15 years to retain affordable 

housing stock. 

D. Require formal project kick-off meetings for affordable housing projects in the land 

development process. 

E. Revise the Affordable Multi-family Loan Guidelines and other related programs to 

establish priorities such as funding dedicated to specific levels of AMI; projects located 

within one-half mile of Metro rail stations, job centers, and within one-quarter mile of high 

frequency bus stops; non-subsidized market affordable units; ranking applications for areas 

 
27 SC&H Consulting Group completed a program evaluation for eight existing housing programs. More information 

on that evaluation is available in the September 15, 2020 Business Meeting Item I-1 Update on the Unmet Housing 

Needs Strategic Plan Process Appendices, pages 53-55. 

https://lfportal.loudoun.gov/LFPortalinternet/0/edoc/440840/Item%20I-1%20Update%20on%20Unmet%20Housing%20Needs%20Strategic%20Plan%20Process.pdf
https://lfportal.loudoun.gov/LFPortalinternet/0/edoc/440840/Item%20I-1%20Update%20on%20Unmet%20Housing%20Needs%20Strategic%20Plan%20Process.pdf
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of high opportunity in the County (based on access to transit, jobs, and median income) 

and LIHTC properties with expiring affordability periods. 

F. Create a regular educational program for affordable developers new to the County to 

familiarize them with the development and permitting review process and staff to include 

a webpage with information regarding key departments, key contacts, and process outline. 

G. Develop and adopt a policy to reduce parking requirements for 100% affordable housing 

developments. 

H. Streamline and improve consistency across housing programs for required documentation 

to reduce redundancies, provide for consistent in-take, and reduce the paperwork burden 

for applicants.  

 

STRATEGY 4.2: EVALUATE NEW PROGRAMS AND INCENTIVES THAT SUPPORT 

PRESERVATION OF AFFORDABLE HOUSING. 

 

The County can create new programs by leveraging existing processes to support the preservation 

of existing affordable housing. One study found that it cost 25% to 40% more to develop a unit of 

subsidized rental housing through new construction than through the acquisition and rehabilitation 

of existing housing units – a common rental preservation strategy.28 The County can establish an 

acquisition and preservation loan fund to assist non-profit affordable housing developers to acquire 

and renovate existing market affordable and LIHTC properties by providing low-cost financing.  

The County can use funding generated from cash proffers accumulated to address unmet housing 

needs to establish an acquisition revolving loan fund to preserve housing that is already affordable 

and maintain it as permanent affordable housing.  

Likewise, the County can incentivize the use of 4% LIHTC financing by revising the Affordable 

Multi-family Housing Loan program to add support for rehabilitation and preservation of existing 

rental housing as a priority use of loans for 4% LIHTC projects and allow for 4% projects seeking 

County loans to apply more than once a year. Virginia Housing allocates 4% LIHTCs throughout 

the year in a non-competitive process, and by providing more flexible loan application 

opportunities to support 4% LIHTCs, the County can increase the amount of rental housing 

developed in the County, ensure these federal resources are more fully utilized, and negotiate for 

lower income households to be served in these projects based on the loan parameters. 

Key Actions: 

A. Evaluate and develop recommendations for new programs and services that support and 

preserve affordable rental units including the establishment of a rental unit acquisition 

and preservation loan program. 

B. Promote and expand access to the use of 4% LIHTC Tax Credits, including the potential 

to prioritize funding for 4% LIHTC loans for acquisition and rehabilitation of market 

affordable units. 

C. Maintain/enhance the inventory of market affordable rental units to consider for 

acquisition/preservation. Include information about subsidies; rent restrictions; when the 

subsidies expire; location; quality; and management capability (Appendix I). 

 

 
28 “Preserving, Protecting, and Expanding Affordable Housing;” Change Lab Solutions; 2015; p. 18. 
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STRATEGY 4.3: IMPROVE HOUSING STABILITY AND INCREASE ACCESS TO 

HOMEOWNERSHIP AND RENTAL HOUSING. 

About 23% of home-owner housing units are affordable to households that earn up to 100% AMI. 

Although there may be some affordable units for households with incomes up to 100% AMI, they 

are typically occupied by households with higher incomes. Nearly 48% of owner-occupied homes 

that would be affordable to households with incomes along the housing continuum up to 100% AMI 

are occupied by higher income households. Homebuyers in lower income ranges experience intense 

competition with higher income households for affordable homes. Limited inventory also limits 

home ownership opportunities, keeping would be homeowners out of the market. To address these 

issues the County can assist homebuyers to better compete in the market and by adding to the 

supply.  

 

Many households in Loudoun face housing instability due to high rents or pay a disproportionately 

high share of income in rent. Due to the extreme lack of housing affordable to them, these households 

rent higher priced units and become cost-burdened—82% of rental households with incomes up to 

30% AMI and 83% of households with incomes up to 50% AMI are cost-burdened and compete for 

affordable rental units with higher earning households. Renters in these lower income ranges 

experience intense competition with higher income households for affordable homes. In addition to 

the production and acquisition/preservation of affordable rental units through the County’s loan 

programs, the County can assist renters and improve housing stability by providing information, 

improving protections, adding to the supply, and expanding rental assistance programs.  

 

Key Actions to Increase Access to Homeownership: 

A. Evaluate and develop recommendations for new programs and services that support 

homeownership. 

B. Establish a shared equity program through the CLT and/or the ADU program to purchase 

and preserve market affordable and new homeownership units.  

C. Develop a housing acquisition program to identify, acquire, income-restrict, and sell available 

homes that are affordable to households earning up to 100% AMI. 

D. Expand the down payment programs for households with incomes up to 100% AMI. 

E. Facilitate the use of federal and Virginia Housing mortgage and other programs.  

F. Partner with financial planning and credit counseling programs to offer programs to 

homeowners to improve financial literacy. 

G. Explore options for establishing public sector employee incentives in addition to the 

Public Employee Grant program. 

H. Assist interested businesses to create employer assisted housing programs. 

I. Create a loan program that supports the direct production of for-sale homes, like the 

Affordable Multi-family Housing Loan Program. 

J. Use federal CDBG and other funds for down payments and provide bridge loans for 

homeownership. 
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Key Actions to Increase Access to Rental Housing: 

A. Create an interdepartmental landlord outreach team including staff from multiple 

departments to share information, address issues, and improve opportunities for higher 

barrier households. 

B. Regularly meet with renters, renter advocates, and landlords to devise a local rental 

housing protocol to address issues such as rent increase notices, tenancy termination, and 

installment payments for deposits and fees. 

C. Use federal CDBG and other funds for security deposits and provide bridge loans. 

D. Pursue federal and state rent subsidy vouchers. 

E. Use federal HOME and/or other funds to support a rental assistance program. 

F. Leverage regional relationships to identify and partner with funders. 

G. Partner with financial planning and credit counseling programs to offer programs to renters 

to improve financial literacy. 
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OBJECTIVE 5: IMPLEMENT POLICY CHANGES TO SUPPORT AFFORDABLE 

HOUSING PRODUCTION AND PRESERVATION. 

 

In many places throughout the 2019 GP and in the County’s supporting planning and policy 

documents, policies and strategies encourage the inclusion of affordable housing. However, not 

all policy documents, including the 2019 GP, outline specific requirements or clear expectations 

for such in many places. For example, the Board can adopt a policy setting a goal of 20% 

affordability in residential development throughout the County to give developers and the 

community a better understanding of what is necessary to meet the County’s housing needs. 

Further, the County’s Zoning Ordinance, which implements the policy guidance in the 2019 GP, 

could be similarly considered and updated. This section introduces policy changes that will 

encourage and support affordable housing in the County. 

STRATEGY 5.1: COMMIT TO NO NET LOSS OF AFFORDABLE RENTAL UNITS.  

 

The Board could adopt policies that affirm and support Loudoun’s commitment to its affordable 

housing supply by pledging no net loss of affordable units. This policy could be focused on both 

existing rent restricted units and market affordable housing. Putting such a policy into action would 

require an understanding of the existing supply and a commitment to preserve existing affordable 

units and creating new units or requiring replacement, at a minimum, to maintain the existing 

supply over time. Loudoun currently has over 3,500 existing LIHTC units, but starting in 2023, 

they will start to leave the federal program and be at risk of conversion to market-rate. According 

to VCHR, there are currently 4,300 units that are considered market affordable—not subsidized 

but offered at rents and sales prices that meet unmet housing needs. Adopting such a no net loss 

policy would help guide loan decisions related to acquisition and redevelopment and help maintain 

Loudoun’s existing supply of affordable housing.  

 

Key Actions: 

A. Maintain the inventory of the County’s stock of affordable housing (Appendix J). 

B. Evaluate policies, approaches, and methodologies to preserve market affordable housing.  

C. Develop a no net loss policy for the Board’s consideration. 

 

STRATEGY 5.2: ADOPT CLARIFYING POLICY FOR MIXED-INCOME HOUSING IN 

THE TRANSITION AND SUBURBAN COMPACT NEIGHBORHOODS LAND USE 

DESIGNATION. 

 

The 2019 GP includes two place types that offer an opportunity to encourage the development of 

affordable housing: Suburban Compact Neighborhood and Transition Compact Neighborhood. 

Areas otherwise designated as Suburban Neighborhood or Suburban Mixed Use can develop 

according to the Suburban Compact Neighborhood Place Type if they “include housing units that 

address unmet housing needs that exceed the applicable regulatory requirements,” and meet the 

other six criteria.  

 

Likewise, for areas in the TPA to meet the Transition Compact Neighborhood description, they 

must meet seven criteria that includes “housing units that are smaller and more affordable and that 
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address the County’s unmet housing needs.” The 2019 GP does not provide more specific guidance 

as to how to define the affordable housing requirement in these two place types.  

To provide more specific direction as to the intent of these policies, the Board can adopt a policy 

interpretation to provide clarity for projects seeking to develop according to the Compact 

Neighborhood Place Type standards as provided for in the 2019 GP.  

The Board could adopt the following policy interpretation of SPA Action 2.1.I: “Consider allowing 

limited areas otherwise designated as the Suburban Neighborhood or Suburban Mixed Use place 

type to develop according to the Suburban Compact Neighborhood place type if all of the 

following criteria are satisfied (revised text is underlined):  

i. The proposal includes housing units that address unmet housing needs that exceed the 

applicable ADU requirements of the Zoning Ordinance by providing a minimum of 

15% Unmet Housing Needs Units29 for single family detached and attached units 

and/or provide a minimum of 10% Unmet Housing Needs Units if multifamily attached 

or multifamily stacked.  Additionally, there is no multifamily exemption even if the 

planned development includes multifamily buildings over 4 stories.  

ii. The site is located at the periphery of a mixed-use development or along a transit 

corridor as defined in the 2019 Countywide Transportation Plan (CTP); periphery is 

defined as within 0.5 miles from the edge of a mixed-use development or within 0.5 

mile of a transit corridor as defined in the 2019 CTP.  

iii. Transit options are available within the direct vicinity; direct vicinity is defined as 0.25 

miles. Transit options are metro or bus lines.  

iv. The site is proximate to employment options and a complementary mix of uses (e.g., 

neighborhood serving retail and services); proximate is defined as within 0.5 miles.  

v. The site is proximate to public facilities with existing or planned capacity to serve the 

proposed development; proximate is defined as within 0.5 miles. Public facilities are 

defined as schools, libraries, community centers, and/or public open space. 

vi. The proposal conforms to the transition techniques and guidelines of the originally 

designated place type and any adjacent place types.  

vii. The proposal demonstrates innovation in design, including techniques that result in a 

perceived density that complements the scale of the surrounding built environment. 

The Board could include other incentives to encourage affordable housing in these areas like 

allowing parking reductions and additional building height, provided the site and building design 

fulfills criteria vi. and vii as stated in the 2019 GP. This policy could lead to more diverse, inclusive 

neighborhoods and affordable housing being developed as part of residential proposals for the 

Suburban Compact Neighborhood and Transition Compact Neighborhood place types. 

 
29 Unmet Housing Needs Units are defined as units serving households with incomes from 0-100% AMI.  
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Key Action: 

A. Adopt a policy interpretation in the review of land development applications. 

 

STRATEGY 5.3: REMOVE REGULATORY BARRIERS TO AFFORDABILITY IN THE 

ZONING ORDINANCE AND CONSIDER BARRIERS DURING THE ZONING 

ORDINANCE REWRITE PROJECT. 

 

Over the years, the Board has considered a number of initiatives related to housing affordability, 

including, but not limited to, the Housing Affordability ZOAMs, and the establishment of 

Affordable Multi-family Housing Loan Guidelines. On July 3, 2018, the Board adopted the County 

of Loudoun Affordable Multi-Family Housing Loan Program Guidelines (Guidelines) and application 

process; the Board revised those Guidelines on July 18, 2019.30,31 This process enables developers 

of apartments to be financed with Virginia Housing LIHTCs or HUD 221(d) (4) Affordable 

programs to compete for low interest loans from the Housing Trust and help bridge the funding 

gap.  

The Housing Affordability ZOAM, which centered around expansion of affordable housing 

opportunity, incentivization of affordable housing, improve ADU program implementation and 

facilitate the provision of accessory dwellings, was adopted by the Board at the June 2, 2020 

Business Meeting.32  

Several policies included in the 2019 GP anticipated changes to existing zoning regulations to 

increase the affordability of housing in the County, some of which were addressed by the Housing 

Affordability ZOAM, but many remain outstanding. The Housing policies in Chapter 4 support 

developing zoning regulations and design standards that remove barriers and incentivize the 

development of housing affordable to households at or below 100 % AMI (2019 GP, Chapter 4 – 

Action 3.1.C.) At least 13 actions in Chapter 4 call for changes to the Zoning Ordinance to increase 

housing affordability.33 

Article 7 and the ADU program is one way that affordable housing is created in the County. 

However, Article 7 is not and should not be the only avenue by which the County addresses 

housing affordability challenges. The Zoning Ordinance directs how residential development will 

be completed with significant impacts on what gets built, where it gets built, the cost of building, 

 
30 July 3, 2018 Business Meeting Item 7a FGOEDC Report: Affordable Multi-family Housing Loan Program 

Guidelines and Process 
31 July 18, 2019 Business Meeting Item 11c FGOEDC Report: Recommended Improvements to Affordable Multi-

Family Housing Loan Program Guidelines 
32 June 2, 2020 Business Meeting Item 7a TLUC Report: ZOAM-2017-0001, Housing Affordability Zoning 

Ordinance Amendment to amend Articles 2 (Non-Suburban District Regulations), 3 (Suburban District 

Regulations), 4 (Special & Overlay Districts), 5 (Additional Regulations and Standards), 7 (Administration and 

Regulation of Affordable Dwelling Unit Developments), and 8 (Definitions) to Improve Housing Affordability 
33 These actions are 2019 GP, Chapter 4, Actions 1.1 B-G, 1.2 A-B, 1.4 A, 1.5 B, 1.6 A-B, and 1.7 A.  

https://www.loudoun.gov/DocumentCenter/View/142663/Affordable-Multi-family-Housing-Loan-Program-Guidelines-and-Process
https://www.loudoun.gov/DocumentCenter/View/142663/Affordable-Multi-family-Housing-Loan-Program-Guidelines-and-Process
https://lfportal.loudoun.gov/LFPortalinternet/0/edoc/299053/Item%2007a%20FGOEDC-Affordable%20Multi-family%20Housing%20Loan%20Program%20Guidelines%20and%20Process.pdf
https://lfportal.loudoun.gov/LFPortalinternet/0/edoc/299053/Item%2007a%20FGOEDC-Affordable%20Multi-family%20Housing%20Loan%20Program%20Guidelines%20and%20Process.pdf
https://lfportal.loudoun.gov/LFPortalinternet/0/edoc/351522/Item%2011c%20FGOEDC-Recommended%20Improvements%20to%20Affordable%20Multi-Family.pdf
https://lfportal.loudoun.gov/LFPortalinternet/0/edoc/351522/Item%2011c%20FGOEDC-Recommended%20Improvements%20to%20Affordable%20Multi-Family.pdf
https://lfportal.loudoun.gov/LFPortalinternet/0/edoc/419322/Item%2007a%20TLUC-ZOAM-2017-0001,%20Housing%20Affordability.pdf
https://lfportal.loudoun.gov/LFPortalinternet/0/edoc/419322/Item%2007a%20TLUC-ZOAM-2017-0001,%20Housing%20Affordability.pdf
https://lfportal.loudoun.gov/LFPortalinternet/0/edoc/419322/Item%2007a%20TLUC-ZOAM-2017-0001,%20Housing%20Affordability.pdf
https://lfportal.loudoun.gov/LFPortalinternet/0/edoc/419322/Item%2007a%20TLUC-ZOAM-2017-0001,%20Housing%20Affordability.pdf


(REVISED April 1, 2021 Draft) 

Draft September 8, 2021 

 

and who can afford it. The Zoning Ordinance can include additional strategies for accomplishing 

affordability and development cost reductions to encourage the production of more affordable 

housing and more diverse housing. Recommended revisions to the Zoning Ordinance that can 

increase affordability include: 

• Parking reductions for affordable housing development. 

• Zoning changes that ensure the ability to develop multi-family housing near transit such as 

amendments to the Planned Development – Transit Related Center (PD-TRC) district to 

include density bonuses, additional floor area ratio, building height increases, setback 

reductions, lot coverage increases, technical study waivers, buffer modifications, and 

parking reductions. 

• Amendments to Article 7 to increase the percentage of affordable housing required and 

eliminate the limitations such as number of stories in a building. Much of current and future 

residential development is multi-family so eliminating or changing the exemption for 

developments over four stories is critical to generating more affordable housing.  

• Amendments to Article 7 to use Affordable Housing Units more strategically, including 

prioritizing location in opportunity neighborhoods. 

• The County can also allow manufactured housing units on permanent foundations in any 

area zoned for residential in the County. While the Revised 1993 Zoning Ordinance allows 

manufactured housing in all the non-suburban residential districts and R-8 and R-16, it 

could explicitly allow manufactured housing units on permanent foundations in every 

residential district. Additionally, the County can designate sites for manufactured housing 

to include sites of existing manufactured homes to preserve them. 

By making strategic changes to the Zoning Ordinance to improve and increase housing 

affordability, the County will see benefits in terms of housing price, production, and diversity over 

the long-term which will serve current and future residents.  

Key Actions: 

A. Review Zoning Ordinance regulations with the intent of removing barriers to and 

increasing affordability. 

B. Adopt a Resolution of Intent to Amend the Zoning Ordinance with a stated purpose of 

removing barriers to and increasing affordable housing. 

C. Ensure housing affordability is incorporated into all aspects of the Zoning Ordinance 

Rewrite process. 

STRATEGY 5.4: SUPPORT AFFORDABLE HOUSING LOCATED NEAR TRANSIT 

CENTERS AND IN THE URBAN POLICY AREA.  

 

Loudoun County can take steps to encourage and ensure the development of affordable housing 

near transit and in the new UPA. Chapter 4 of the 2019 GP states, “The General Plan anticipates 

most residential growth to occur in the UPAs (…) Throughout these areas, the General Plan 

emphasizes opportunities to create places that will meet the needs of the diversifying community, 

including housing affordability. The UPA creates opportunities for new housing types to locate 
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near planned Silver Line Metrorail stations, and anticipated employment centers, services, retail, 

and entertainment.”34 According to residential pipeline data as of June 30, 2020, there were 15,891 

approved units in the UPA of which the overwhelming majority (14,155) is multifamily. Only 

1,088 of those units have been built or permitted. The current Zoning Ordinance exempts high-

rise and some mid-rise multifamily developments from providing ADUs that would otherwise be 

provided in non-high-rise or mid-rise developments. Giving developers an incentive of a density 

bonus for including affordable units in the UPA will help ensure mixed-income communities are 

created proximate to Metro and in high-density areas.  

The County can adopt policies that promote mixed incomes in new multi-family development in 

the UPA in many ways. For example, density bonuses are a strong incentive for the provision of 

lower cost units. Fairfax County has a Workforce Dwelling Unit Policy that, if a similar policy 

were implemented in Loudoun, could include the provision of a specified percentage of units 

available for a range of unmet housing needs in exchange for an increase in density.  

Key Actions: 

A. Use density bonuses as an incentive to attract affordable housing. 

B. Use other incentives to attract affordable housing in the UPA such as building height 

increases, setback reductions, lot coverage increases, technical study waivers, buffer 

modifications, and parking reductions. 

C. Adopt a specific policy that identifies the value of and desire for affordable housing to be 

in transit centers and the UPA. 

D. Consider implementing a Comprehensive Plan Amendment to better specify the County’s 

affordable housing expectations within UPA developments. 

E. Prioritize funds for new rental units in communities that connect with transit, jobs, and 

services.  

  

 
34 2019 General Plan, Chapter 4 
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IMPLEMENTATION MATRIX 

This matrix provides a draft, approximate timeline for implementation for the UHNSP’s key 

actions. The timeframes used in the matrix are framed in the short, intermediate, and long term.  

• A short timeframe anticipates beginning implementation of the key action within the first 

to second years of the plan;  

• Intermediate anticipates beginning implementation of the key action between the second 

and fourth years of the plan;  

• Long anticipates beginning implementation of the key action in the fourth or fifth year of 

the plan.  

Annual UHNSP Implementation Plans will be developed and presented to the Board as a part of 

the annual budget development process beginning with FY 2023. The first Annual UHNSP 

Implementation Plan is expected to be proposed in alignment with the FY 2021 Fund Balance 

process. Each Annual UHNSP Implementation Plan will propose key actions to be undertaken, 

request resources to execute those key actions, track plan progress, and provide additional 

information to the Board as the County’s housing market and conditions dictate. 

Unmet Housing Needs Strategic Plan Objective, Strategy, and Action Implementation Matrix 

Objective 1: Establish a coordinated, collaborative, and integrated housing network. 

Strategy 1.1 Identify the service and program gaps within the housing continuum and 

support households in improving housing stability and affordability. 

Implementation 

Timeframe 

Key Actions G. Create a housing journey map with consumers, service providers, 

and County agencies to create a framework for program process 

and revision. 

H. Update documentation requirements to be consistent across 

programs and simplify where applicable. 

I. Review current program application materials to streamline the 

application process and requirements.  

J. Develop service delivery partnerships with Permanent Supportive 

Housing providers and increase funding for supportive services. 

K. Establish the Office of Housing as the County’s one-stop housing 

center. 

L. Initiate a community awareness campaign to raise awareness of 

County housing programs and initiatives. 

Short 

 

Intermediate 

Short 

Short 

 

Long 

Short 

 

Strategy 1.2 Cultivate partnerships and build relationships.  

Key Actions A. Convene regular meetings, outreach events, and establish 

continuous conversations with the business community, 

landlords, non-profits, affordable housing developers, state and 

local agencies, County departments and staff, renters, and black, 

indigenous and people of color to discuss ideas, issues, 

processes, and opportunities for collaboration. 

B. Partner with workforce development agencies to provide 

housing information to individual employers.  

C. Partner with the County’s incorporated towns to share housing 

data, assist with analysis and collaboratively develop their 

housing strategies. 

D. Establish a Housing/Equity Task Force comprised of relevant 

stakeholders to examine the connection and relationship between 

the social determinants of health and housing and to develop 

recommendations on how to better serve common constituents.  

Short 

 

 

 

Short 

 

Short 

 

 

Intermediate 

 

 

Short 

 

Intermediate 
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E. Proactively engage with local philanthropy and faith 

communities to support housing initiatives, facilitate training 

and education, and access underserved communities.  

F. Evaluate and develop recommendations on establishing a local 

lending consortium. 

G. Connect developers and lenders to leverage County funds tied to 

projects.  

H. Establish new programs that support County employee home 

ownership such as a guaranteed loan program for County 

employees.  

Short 

Intermediate 

Strategy 1.3 Develop an affordable housing delivery system within county 

government. 

 

Key Actions A. Complete an organization-wide systems map to define the 

County’s housing network—the positions, process, 

infrastructure, data, funding, and policy in an integrated, 

enterprise view using a tool to identify opportunities, 

efficiencies, and impediments. 

B. Develop a coordinated, interdepartmental budget and funding 

plan for UHNSP implementation. 

C. Create a singular interdepartmental housing coordinator as a new 

FTE position. 

D. Establish an interdepartmental housing matrix team to 

collaborate on the use of public land, establish internal 

coordination processes, review specific land development 

applications, identify housing opportunities, and funding. 

E. Develop and publish a clear interdepartmental coordination 

process for projects receiving County loans from approval 

through loan closing and permitting. 

Short 

 

 

Short 

Short 

Short 

 

 

Intermediate 

Strategy 1.4 Evaluate, review, and update UHNSP initiatives to maintain relevance 

and usability. 

 

Key Actions A. Review, revise, and track performance measures monthly. 

B. Review UHNSP implementation and monitor achievements 

quarterly. 

C. Produce and distribute an annual affordable housing progress 

report. 

D. Convene a regular housing summit.  

E. Maintain community and stakeholder awareness of housing 

initiatives and issues. 

F. Initiate additional research and studies of unmet housing needs 

and regularly report findings and develop recommendations for 

Board consideration. Potential topics for study include 

manufactured housing, co-location of housing, and underutilized 

residential land. 

G. Maintain inventory of existing housing units to include age, 

quality, affordability, water/sewer issues, and other factors. 

Intermediate 

Short 

Short 

Intermediate 

Short 

Short 

 

 

Short 

Objective 2: Secure land resources needed to address unmet housing needs.  

Strategy 2.1 Use public land and facilities for housing.  
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Key Actions A. Maintain a centralized inventory of publicly owned land and 

facilities and work with appropriate County agencies to collect 

this information.  

B. Establish a policy requiring surplus or underutilized 

land/buildings to first be considered for affordable or mixed 

income housing before disposition. 

C. Establish specific criteria to determine when public land will be 

made available for use for affordable housing development. 

D. Evaluate available parcels based on standard criteria such as 

barriers to development, zoning, scale of housing that can be 

supported, property value, locational attributes and access to 

employment centers and transit. 

E. Establish priorities for income levels to be served. 

F. Establish an interdepartmental coordination team to review 

potential sites and make recommendations. (The team will 

review sites and determine which sites to recommend for sale or 

donation for affordable housing. This senior level staff review 

team, at the direction of the County Administrator, could 

include: County Administration; Finance and Budget; Housing; 

Building and Development; General Services; Planning and 

Zoning; Parks, Recreation and Community Services; Libraries; 

Mapping; and Transportation and Capital Infrastructure). 

G. Streamline approval process for projects developed on publicly 

owned land. 

H. Housing coordinator will participate in land acquisition, facility 

siting, and Capital Improvement Program discussions to help 

determine the opportunity for use of County land and/or 

colocation to support affordable housing.  

I. Develop a public process for considering proposals for use of 

public land to include: 

a. Application format and required application materials. 

b. Criteria for deciding between competing proposals and 

to consider alternative uses.   

c. Interdepartmental review team lead by Housing. 

Short 

 

Short 

 

Short 

 

Short 

 

 

Short 

Short 

 

 

 

 

 

Short 

Intermediate 

 

 

Short 

 

 

 

Strategy 2.2 Establish a land bank.  

Key Actions A. Develop a Land Banking process and criteria to guide property 

purchase (such as zoning, density, property value, location and 

employment centers and transit). 

B. Identify, evaluate, and acquire foreclosed and tax sale properties. 

C. Evaluate the purchase of underutilized commercial space for 

housing (such as vacant office buildings or shopping centers)  

D. Establish recommended annual funding. 

Intermediate 

 

Intermediate 

Short 

 

Intermediate 

Strategy 2.3 Establish/partner with a community land trust.  

Key Actions A. Acquire information, consultant services, and learn from 

Virginia examples to determine how to establish and structure 

the land bank. 

B. Approach community institutions, foundations, non-profits, and 

banks to determine interest/support. 

C. Identify sponsorship structure to include tripartite board of 

directors. 

D. Identify beneficiaries and delineate service area. 

E. Consider purchasing ADUs as part of the CLT. 

F. Acquire funding to support unit purchase and operations. 

Short 

 

Short 

Long 

Short 

Intermediate 

Long 

Strategy 2.4 Consider the use of road abandonment and associated right of way 

conveyance requests to address unmet housing needs. 
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Key Actions E. Evaluate the use of the County’s abandonment and conveyance 

process for affordable housing. 

F. Add Housing as a referral agency to the existing process to 

review abandonment and conveyance requests for affordable 

housing potential and recommendation. 

G. Adopt a policy that requires RDABs associated with a ZMAP or 

ZCPA to provide additional affordable units in exchange for the 

abandoned roadway section where deemed appropriate.  

H. Pursue the donation of land for affordable housing purposes.  

Intermediate 

Intermediate 

 

Intermediate 

 

Short 

Strategy 2.5 Enact other policies to support affordable housing as a valuable public 

use. 

 

Key Actions A. As part of the Zoning Ordinance Rewrite, broaden the Zoning 

Ordinance definition of public use for future applications to 

include uses deemed essential for public purposes such as 

housing at affordable prices for the workforce to enable more 

land to be available for affordable housing and to address the 

public need for diverse housing options where deemed 

appropriate. 

B. Adopt a policy that requires public agencies to identify surplus 

or underutilized public land or buildings to the internal public 

land team to consider affordable housing uses in conformance 

with the 2019 General Plan.  

C. Obtain land through proffer negotiations and specifically state 

that land dedicated to the County for a public use may also be 

used for affordable housing or co-location of affordable housing 

on public use sites where appropriate. 

D. Seek land dedications for affordable housing when reviewing 

rezoning proposals within the parameters allowed under Virginia 

State Code and the Zoning Ordinance. 

E. Include Housing when changes to capital facilities impact fees 

are considered by the Fiscal Impact Committee.  

Short 

 

 

 

Short 

 

 

Short 

 

 

Short 

 

Short 

Objective 3: Obtain viable funding sources.  

Strategy 3.1 Access the Belmont Ridge Affordable Housing Trust.  

Key Actions D. Move to dissolve the Belmont Ridge Affordable Housing Trust 

by 2021. 

E. Develop parameters and program materials for use of funding. 

F. Outsource and/or build capacity for program implementation. 

Short 

Short 

Short 

Strategy 3.2 Evaluate/allocate housing cash proffers.  

Key Actions C. Review each proffer commitment to determine how it can be 

used. 

D. Appropriate, through Board action, the proffered funds from the 

rezoning project to the housing program. 

Short 

Short 

Strategy 3.3 Update unmet housing needs cash proffer formula.  

Key Actions C. Review/revise the cash contribution formula. 

D. Adopt a policy guiding cash contributions. 

Short 

Short 

Strategy 3.4 Allocate percentage of CDBG funds for housing.  

Key Actions F. Determine allocation dedicated to unmet housing needs. 

G. Meeting with stakeholders. 

H. Adopt a substantial amendment to CDBG Consolidated Plan. 

I. Revise application materials. 

J. Advertise changes. 

Intermediate 

Intermediate 

Intermediate 

Intermediate 

Intermediate 

Strategy 3.5 Establish a CDBG revolving loan fund.  

Key Actions G. Research and train on the compliance requirements and 

procedures. 

H. Determine desired use of fund. 

Intermediate 

Intermediate 

Intermediate 
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I. Develop specific guidelines for each established revolving loan 

fund to include underwriting criteria, repayment terms, 

permissible activities, program criteria.  

J. Notify HUD and obtain required approval. 

K. Identify administration structure of the loan fund. 

L. Establish separate interest-bearing account. 

 

Intermediate 

Intermediate 

Intermediate 

Strategy 3.6 Use the federal section 108 loan program.  

Key Actions G. Research and train on the compliance requirements. 

H. Determine desired use of loan fund. 

I. Develop program criteria. 

J. Identify administrative process and procedures of the loan fund. 

K. Review and advise on CDBG program risk. 

L. Apply to HUD for a Section 108 loan.  

Long 

Long 

Long 

Long 

Long 

Long 

Strategy 3.7 Revise/reallocate rental rehabilitation funds.  

Key Actions E. Revise program parameters, identify eligibility, and affordability 

term. 

F. Develop application and program materials. 

G. Identify administration process and procedures. 

H. Outsource and/or build capacity for program implementation. 

Intermediate 

Intermediate 

Intermediate 

Intermediate 

Strategy 3.8 Secure HOME funding.  

Key Actions A. Explore potential partner interests in forming a consortium with 

adjacent jurisdictions. 

B. After the creation of a consortium, both localities are subject to 

the following criteria: 

a. Provide 25% local match to HOME funds. 

b. Set 15% of allocations aside for housing under the 

purview of CHDO, which serves both localities. 

CHDOs providing services in Loudoun include the 

Arlington Partnership for Affordable Housing and 

Cornerstones.  

c. Consortium agreements must be renewed every three 

years. 

C. Develop and adopt a consortium agreement. 

Short 

Intermediate 

Intermediate 

 

 

 

 

 

Intermediate 

Strategy 3.9 Dedicate general funds to housing programs and services, including (but 

not limited to) the Housing Trust to support more and larger loans. 

 

Key Actions A. Incorporate the Unmet Housing Needs Strategic Plan into the 

annual budget process for prioritization with other County needs 

and available resources.   

B. Engage the Board of Supervisors in discussions about potential 

dedication of annual revenues during the budget process or as 

part of the annual fund balance process. 

C. Identify optimal funding level to provide adequate support to the 

Multi-Family Affordable Housing Loan Program 

D. Discuss the dedication of cigarette tax revenues to affordable 

housing programs as part of the adoption of the new tax. 

Short 

 

Short 

 

Short 

 

Short 

Strategy 3.10 Establish a community fund.  

Key Actions A. Raise awareness of the issues and best practice strategies.  

B. Convene a regular housing forum with community stakeholders. 

C. Learn from other jurisdictions that have been able to create a 

community fund (e.g. Charlotte, NC and Atlanta, GA). 

D. Develop an investment strategy and repository. 

Long 

Intermediate 

Short 

 

Long 

Objective 4: Provide incentives, establish priorities, and increase access to affordable 

housing. 
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Strategy 4.1 Evaluate and improve existing programs.  

Key Actions I. Examine the land development approval process and 

consider methods for expediting applications that support 

affordable housing when those applications meet certain 

criteria. 

J. Evaluate the potential of offsetting land development and 

permitting fees for certain affordable housing projects. 

K. Extend the ADU covenant affordability control period 

beyond 15 years to retain affordable housing stock. 

L. Require formal project kick-off meetings for affordable 

housing projects in the land development process. 

M. Revise the Multi-family Housing Loan Guidelines and other 

related programs to establish priorities such as funding 

dedicated to specific levels of AMI; projects located within 

one-half mile of Metro rail stations, job centers, and within 

one-quarter mile of high frequency bus stops; non-

subsidized market affordable units; ranking applications for 

areas of high opportunity in the County (based on access to 

transit, jobs, and median income) and LIHTC properties 

with expiring affordability periods. 

N. Create a regular educational program for affordable 

developers new to the County to familiarize them with the 

development and permitting review process and staff to 

include a webpage with information regarding key 

departments, key contacts, and process outline. 

O. Develop and adopt a policy to reduce parking requirements 

for 100% affordable housing developments. 

P. Streamline and improve consistency across housing 

programs for required documentation to reduce 

redundancies, provide for consistent in-take, and reduce the 

paperwork burden for applicants.  

Short 

 

Short 

 

Short 

 

Short 

 

Intermediate 

 

 

 

 

 

Short 

 

 

Short 

 

Intermediate 

Strategy 4.2 Evaluate new programs and incentives that support preservation of 

affordable housing. 

 

Key Actions A. Evaluate and develop recommendations for new programs 

and services that support and preserve affordable rental units 

including the establishment of a rental unit acquisition and 

preservation loan program. 

B. Promote and expand access to the use of 4% LIHTC, 

including the potential to prioritize funding for 4% LIHTC 

loans for acquisition and rehabilitation of market affordable 

units. 

C. Maintain/enhance the inventory of market affordable rental 

units to consider for acquisition/preservation. Include 

information about subsidies; rent restrictions; when the 

subsidies expire; location; quality; and management 

capability. 

Intermediate 

 

 

Short 

 

 

Short 

Strategy 4.3 Improve housing stability and access to homeownership and rental 

housing. 

 

Key Actions to 

Increase Access to 

Homeownership 

K. Evaluate and develop recommendations for new programs 

and services that support homeownership. 

L. Establish a Shared Equity program through the CLT and/or 

the ADU program to purchase and preserve market 

affordable and new homeownership units.  

Short 

 

Intermediate 

 

Intermediate 
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M. Develop a housing acquisition program to identify, acquire, 

income-restrict, and sell available homes that are affordable 

to households earning up to 100% AMI. 

N. Expand the down payment programs for households with 

incomes up to 100% AMI. 

O. Facilitate the use of federal and Virginia Housing mortgage 

and other programs.  

P. Partner with financial planning and credit counseling 

programs to offer programs to homeowners to improve 

financial literacy. 

Q. Explore options for establishing public sector employee 

incentives in addition to the Public Employee Grant 

program. 

R. Assist interested businesses to create employer assisted 

housing programs. 

S. Create a loan program that supports the direct production of 

for-sale homes, like the Affordable Multi-family Housing 

Loan program. 

T. Use federal CDBG and other funds for down payments and 

provide bridge loans for homeownership. 

Short 

Short 

Short 

 

Short 

 

Intermediate 

Intermediate 

 

Intermediate 

Key Actions to 

Increase Access to 

Rental Housing 

A. Create an interdepartmental landlord outreach team 

including staff from multiple departments to share 

information, address issues, and improve opportunities for 

higher barrier households. 

B. Regularly meet with renters, renter advocates, and landlords 

to devise a local rental housing protocol to address issues 

such as rent increase notices, tenancy termination, and 

installment payments for deposits and fees. 

C. Use federal CDBG and other funds for security deposits and 

provide bridge loans. 

D. Pursue federal and state rent subsidy vouchers. 

E. Use federal HOME and/or other funds to support a rental 

assistance program. 

F. Leverage regional relationships to identify and partner with 

funders. 

G. Partner with financial planning and credit counseling 

programs to offer programs to renters to improve financial 

literacy. 

Short 

 

Short 

 

 

Intermediate 

Short 

Long  

Intermediate 

Short 

Objective 5: Implement policy changes to support affordable housing production and 

preservation. 

 

Strategy 5.1 Commit to no net loss of affordable rental units.  

Key Actions D. Maintain the inventory of the County’s stock of affordable 

housing. 

E. Evaluate policies, approaches, and methodologies to 

preserve market affordable housing.  

F. Develop a no net loss policy for the Board’s consideration. 

Short 

Short 

Short 

STRATEGY 5.2 Adopt clarifying policy for mixed-income housing in the transition 

and suburban compact neighborhoods land use designation. 

 

Key Actions B. Adopt a policy interpretation in the review of land 

development applications. 

Short 

Strategy 5.3 Remove regulatory barriers to affordability in the zoning ordinance 

and consider barriers during the zoning ordinance rewrite project. 

 

Key Actions A. Review Zoning Ordinance regulations with the intent of 

removing barriers to and increasing affordability. 

Short 

 

Short 
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B. Adopt a Resolution of Intent to Amend the Zoning 

Ordinance with a stated purpose of removing barriers to and 

increasing affordable housing. 

C. Ensure housing affordability is incorporated into all aspects 

of the Zoning Ordinance Rewrite process. 

 

Short 

Strategy 5.4 Support affordable housing located near transit centers and in the 

urban policy area. 

 

 A. Use density bonuses as an incentive to attract affordable 

housing. 

B. Use other incentives to attract affordable housing in the UPA 

such as building height increases, setback reductions, lot 

coverage increases, technical study waivers, buffer 

modifications, and parking reductions. 

C. Adopt a specific policy that identifies the value of and desire 

for affordable housing to be in transit centers and the UPA. 

D. Consider implementing a Comprehensive Plan Amendment 

to better specify the County’s affordable housing expectations 

within UPA developments. 

E. Prioritize funds for new rental units in communities that 

connect with transit, jobs, and services.  

Short 

Short 

 

 

Short 

 

Intermediate 

 

Short 
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GLOSSARY 

Accessory Residential Unit:35 A secondary house or apartment that shares the building lot of a 

larger, principal residential structure. 

Accessibility:36 Mandatory requirements for accessible housing vary widely and are found in state, 

local, and model building codes, in agency regulations such as in the Department of Housing and 

Urban Development’s section 504, and the Fair Housing Amendments Act requirements. They are 

also found in standards such as the American National Standards Institute’s A117.1 (ANSI 

A117.1-1986, 1998) and the Uniform Federal Accessibility Standards (UFAS). Accessible 

features in dwellings include wide doors, sufficient clear floor space for wheelchairs, lower 

countertop segments, lever and loop type handles on hardware, seats at bathing fixtures, grab bars 

in bathrooms, knee spaces under sinks and counters, audible and visual signals, switches and 

controls in easily reached locations, entrances free of steps and stairs, and an accessible route 

through the house. Most “accessible” features are permanently fixed in place and very apparent. 

Affordability Gap: The difference between the cost of housing and the amount households can 

afford to pay.  

Affordable: When not used in the context of specific programs and policies (e.g., Affordable 

Dwelling Unit), a general descriptor for housing requiring no more than 30 percent of a 

household’s income.  

Affordable Dwelling Unit (ADU): A dwelling unit for rent or for sale regulated pursuant to the 

provisions contained in Article 7, as adopted by the Board of Supervisors.  ADUs serve households 

whose income falls between 30 and 70 percent of the Area Median Income (AMI).  

Affordable Housing Unit:37 A dwelling unit for rent or for sale developed pursuant to a Virginia 

Housing Development Authority (VHDA) Low Income Housing Tax Credit (LIHTC) program or 

a U.S. Department of Housing and Urban Development (HUD) 221(d)(4) program that meets the 

Definition of Affordable Housing included in the HUD Multifamily Accelerated Processing 

(MAP) Guide, Revised January 29, 2016, as amended, from the Office of the Assistant Secretary 

for Housing – FHA Commissioner (“HUD 221(d)(4) Affordable”). 

American Community Survey (ACS):38 U.S. Census Bureau conducts the ACS every month, 

every year; it is sent to a sample of addresses (about 3.5 million) across the U.S. to provide current 

information on education, employment, housing, etc.  

Area Median Income: AMI is the median (or middle) household income for a region and varies 

by household size. Housing programs use the HUD median income for the Washington, D.C. MSA 

region. 

 
35 Unless otherwise noted, all definitions from Loudoun County 2019 General Plan. 
36 Accessible, Adaptable, and Universal Design. Center for Universal Design, College of Design, North Carolina 

State University. 
37 As defined in Revised 1993 Zoning Ordinance  
38 United States Census Bureau American Community Survey 

http://www.ruralhome.org/storage/documents/loanfund/shop14/appendix_e_accessible_design.pdf
https://www.census.gov/programs-surveys/acs
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Attainable Housing Provided Annually: Any housing for sale or rent entering the marketplace 

in a given year affordable to families with incomes at or below 100% AMI. Such housing can be 

directly provided through Affordable Dwelling Unit (ADU)/ Affordable Market Purchase Program 

Unit (AMPPU)/Affordable Housing Unit (AHU) new development or indirectly provided through 

policy changes enabling more accessory dwelling units, commercial innovation leading to market-

rate units made affordable through innovative design, units made affordable through initiatives 

such as rental/down payment/monthly payment assistance programs, etc.  

Capital Improvement Program (CIP): The Capital Improvement Program (CIP) is one of the 

definitive products of the County’s process for forecasting and planning its future capital facility 

growth, in conjunction with department service plans, the Capital Needs Assessment, and the 2019 

Comprehensive Plan. The CIP provides a six-year forecast of the County Government and 

Schools’ land, facility, and equipment needs, with a financing plan to implement each need. The 

CIP plans for the land acquisition, design, construction, and capital equipment procurement for 

each project.  

Co-location of Affordable Housing: A public agency can make an existing public site or building 

available, through a Request for Proposals or other process, and partner with developers to build 

affordable housing in addition to other uses on that site. The public agency usually retains 

ownership and issues a ground lease to the developer. The City of Alexandria’s Station at Potomac 

Yard and Arlington County’s Arlington Mill offer recent examples.39 

Continuum of Housing: A variety of housing types, sizes, and prices, —both for rental and 

homeownership —that meets the needs of Loudoun's current and future citizens. County resources 

will be focused on unmet housing needs of households with incomes up to 100% AMI. 

Coordinated Entry System (CES): The single-point of entry for Housing Stabilization Services 

in Loudoun County. The CES Intake Line serves as the triage center for community members 

experiencing a housing crisis or housing instability. It is part of the Continuum of Care. 

Cost-burdened Household: A household that spends 30 percent or more of their income on 

housing (gross rent or mortgage). 

Density: The amount of development permitted per acre of land. It may be expressed in terms of 

dwelling units per acre or as a percentage or portion of building floor area ratio (FAR). 

Density bonus40: provides an increase in allowed dwelling units per acre (DU/A), Floor Area 

Ratio (FAR) or height which generally means that more housing units can be built on any given 

site.  

Economic Development Authority (EDA): A component of Loudoun County’s efforts to 

promote business growth with major activity to issue tax0exempt revenue bonds. These bonds 

result in below-market rate financing of capital projects for those projects that qualify. 

 
39 “Leveraging Public Land for Affordable Housing in Virginia.” Northern Virginia Affordable Housing Alliance. 

2014.  
40 “Density Bonus.” Inclusionary Housing. 

https://nvaha.org/wp-content/uploads/2014/09/NVAHA_1404_PubLandRPT_WebFinal.pdf
https://inclusionaryhousing.org/designing-a-policy/land-dedication-incentives/density-bonus/
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Enterprise Faith-Based Development Initiative: The Faith-Based Development Initiative 

(FBDI) is led by Enterprise Community Partners. The FBDI engages and assists the faith-based 

community as active agents in creating an economically diverse mid-Atlantic region where people 

of all incomes have access to fit and affordable housing and community resources. FBDI provides 

legal resources, capital and training that help organizations develop underutilized real estate assets 

into affordable homes and other community facilities. To date the FBDI has supported 

developments that collectively have provided 1,261 units of affordable housing, as well as one 

community facility providing a community-based health clinic and community banquet hall 

space.41 

Extremely Low-Income Household (ELI): A household with an annual income at or below 30 

percent of the Area Median Income (AMI). 

Housing Choice Voucher Program (HCV): Federal program offering rent subsidies to very low-

income households with incomes at or below 50 percent AMI; administered locally by Office of 

Housing. 

Low-Income Household: A household with an annual income between 50 and 80 percent of the 

Area Median Income (AMI). 

Low Income Housing Tax Credit program42: The Low-Income Housing Tax Credit (LIHTC) 

provides a federal tax incentive to construct or rehabilitate affordable rental housing for low-

income households by subsidizing the acquisition, construction, and rehabilitation of affordable 

rental housing. It is administered by Virginia Housing. LIHTC serves low- and moderate-income 

families earning 60% of Area Median Income (AMI) or less. 

Moderate-Income Household: A household with an annual income between 80 and 100 percent 

of the Area Median Income (AMI). 

Permanent Supportive Housing (PSH): Long-term housing and supportive services for 

individuals who are chronically homeless and have a disability. 

Proffer: A voluntary commitment from a landowner or developer to reduce or eliminate the impact 

of new development on neighboring properties and the county. In the case of residential 

development, applicants may assist localities by proffering cash or land towards public facilities 

and infrastructure needed to serve the new development, such as schools and roads. 

Public Employee Grant program (PEG):43 This program offers a grant of a secured loan to full 

or part-time employees of the Loudoun County Government, Courts and Constitutional Officers, 

and Loudoun County Public Schools. The grant amount is $10,000 for the purchase of a home 

located within Loudoun County. Gross annual household incomes must fall within 30% to 70% of 

the Area Median Income.  

 
41 “Faith-based Development Initiative.” Enterprise.  
42 LIHTC One Pager. October 2019.  
43 Loudoun County Homeownership Loan Programs  

https://www.enterprisecommunity.org/sites/default/files/media-library/where-we-work/mid-atlantic/fbdi-fact-sheet-enterprise-mid-atlantic-10-2018.pdf
https://lfportal.loudoun.gov/LFPortalinternet/0/edoc/373222/FINAL%20Low%20Income%20Housing%20Tax%20Credit%20One-Pager.pdf
https://www.loudoun.gov/1800/Homeownership-Loan-Programs
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Severely Cost-burdened Household: A household that spends 50 percent or more of their income 

on housing (gross rent or mortgage). 

Shared Equity Homeownership:44 A self-sustaining model that takes a one-time public 

investment to make a home affordable for a lower-income family and then restricts the home’s 

sale price each time it is sold to keep it affordable for subsequent low-income families who 

purchase the home. The model balances wealth building for families who would otherwise be 

unable to afford owning a home with preserving the community’s investment. 

Single-Family Attached Residential: A classification of housing featuring two or more attached 

similar dwelling units sharing common walls, ceilings, or floors and where each unit has its own 

external entrance. See also, Duplex, Triplex, Quadruplex, and Townhouse.  

Single-Family Detached Residential: A classification of housing containing one dwelling unit 

designed for one family and located on a single lot. 

State Rent Assistance Program (SRAP): Virginia Department of Behavioral Health and 

Developmental Services (DBHDS) has established a subsidy program called the State Rental 

Assistance Program (SRAP). This program helps people with developmental disabilities afford to 

live in independent integrated community housing. The Office of Housing is administering this 

program.  

Suburban Compact Neighborhood Place Type: Suburban Compact Neighborhood areas 

provide opportunities to develop neighborhoods that can take advantage of small infill parcels near 

traditional suburban neighborhoods or high-density walkable urban neighborhoods, depending on 

the context of their location. They provide opportunities for a mix of housing types including 

small-lot patio homes, townhomes, duplexes, and multifamily residences. Accessory residential 

units are also appropriate for these areas and may consist of apartments in the principal structure, 

garage apartments, or other outbuildings approved by the County. Development within this Place 

Type should include a public and civic component or be located within walking distance of public 

and civic amenities. 

Suburban Mixed Use Place Type: Suburban Mixed Use areas provide compact, pedestrian-

oriented environments with opportunities for a mix of residential, commercial, entertainment, 

cultural, and recreational amenities. Although this area provides for residential uses, commercial 

and entertainment uses are the primary draw to the mixed-use center. Reducing the distance 

between home, work, and entertainment/retail destinations, Suburban Mixed Use areas serve as 

logical locations for transit stops. Accessory residential units are also appropriate for the area and 

may consist of apartments in the principal structure, garage apartments, or other outbuildings 

approved by the County. Over time, existing commercial developments within Suburban Mixed 

Use areas should be redeveloped with a vertically integrated mix of uses on the site. Multi-family 

residential can also be introduced into the design of existing suburban-style commercial 

developments as an initial step toward creating vibrant, walkable mixed-use communities.  

 
44 “Shared Equity Homeownership.” Grounded Solutions Network.  

https://groundedsolutions.org/strengthening-neighborhoods/shared-equity-homeownership
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Suburban Neighborhood Place Type: Suburban Neighborhood areas include Loudoun’s master 

planned neighborhoods of predominantly residential uses arranged on medium-to-large lots. 

Accessory residential units can be appropriate for the area and may consist of apartments in the 

principal structure, garage apartments, or other outbuildings approved by the County. Retail and 

service uses that serve the routine shopping needs of the immediate neighborhood (e.g., grocery 

stores, gas stations, drive-throughs, drycleaners, etc.) should be integrated into the area at 

significant intersections and along major roads. 

Subsidized Housing: Housing that is made available at below-market rates through the use of 

government subsidies. 

Transition Compact Neighborhood Place Type: Transition Compact Neighborhoods include a 

variety of single family detached, duplex, triplex and accessory dwelling unit homes arranged 

around a focal point such as civic use, park, green or small commercial center. Duplex, triplex, 

and quadruplex housing should be designed to be compatible with – and should be dispersed 

throughout – the single family detached residences. If included, neighborhood-serving retail or 

employment space (such as shared office space) should be situated in conjunction with civic space 

or a central park or green to create a neighborhood core or focal point. The lot pattern within each 

community should primarily consist of small lots, and a mix of housing types along each street 

frontage and within each block.  

Universal Design: The simple design of both products and the built environment to be useable by 

people of all ages and abilities, and which promotes the ability for people to age in place. 

Vacancy rate: The proportion of rental units that are available for rent or otherwise unoccupied. 

When used in the context of rental housing units, vacancy rate is an indicator of supply in the home 

rental market. 

Very Low-Income Household (VLI): A household with an annual income between 30 and 50 

percent of the Area Median Income (AMI). 

Virginia Center for Housing Research (VCHR):45 VCHR at Virginia Tech supports localities 

and organizations through data-driven analysis to help improve affordability as well as educating 

policymakers and the greater public of the Commonwealth through new research findings and 

modeling new building technology. 

Virginia Housing46: Virginia Housing is the state housing finance agency, created in 1972, and 

provides mortgages for first-time homebuyers, as well as financing for apartment communities and 

neighborhood revitalization efforts. We offer free homebuyer classes, support housing counseling, 

and help people with disabilities and the elderly make their homes more livable. We also 

administer the federal Housing Choice Voucher and Low-Income Housing Credit programs in 

Virginia.  

 
45 Virginia Tech Virginia Center for Housing Research 
46 Virginia Housing.  

https://www.vchr.vt.edu/
https://www.vhda.com/about/Pages/AboutUs.aspx
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Zoning Concept Plan Amendment (ZCPA):47 A Zoning Concept Plan Amendment is used to 

make changes to a Concept Development Plans that have been approved with an earlier rezoning. 

Zoning Map Amendment (ZMAP):48 A Zoning Map Amendment process allows a landowner 

to request a different zoning district on their property and by doing so, take advantage of different 

uses and development standards. 

 

 
47 Loudoun County Zoning Concept Plan Amendment   
48 Loudoun County Zoning Map Amendment  

https://www.loudoun.gov/DocumentCenter/View/146064/Zoning-Concept-Plan-Amendment
https://www.loudoun.gov/DocumentCenter/View/146066/Zoning-Map-Amendment


Unmet Housing Needs Strategic Plan 
Possible Annual Attainable Housing Goal Model 

 
Establishing an Attainable Housing Goal for 2040.  
 

1. “Attainable Housing Provided Annually:” Any housing for sale or rent entering the 
marketplace in a given year affordable to families with incomes at or below 100% AMI. Such 
housing can be directly provided through ADU/AMPPU/AHU new development or indirectly 
provided through policy changes enabling more accessory dwelling units, commercial 
innovation leading to market-rate units made affordable through innovative design, units 
made affordable through initiatives such as rental/down payment/monthly payment 
assistance programs, etc.  

 
2. Issue: Do we agree that our goal should be as stated on pg. 18 of the plan to meet 85% of the 

forecasted ADU demand from the table on pg. 18? 
 

3. Issue: Should our goal be for 20% of forecast homes being ADUs?  (8,190 ADU demand/40,950 
projected homes to be built) 

 
4. Proposed ADU Goals: 

 
a. 40,950 homes forecast to be built by 2040 (see pg. 16 text) 
b. 18,204 ADU is the forecast demand by 2040 (total column on pg. 18 minus 1,141 

already delivered) 
c. Goal of 85% of demand met by 2040 = 15,473 ADUs (stated goal of 85% on pg. 18; 

versus 13,800 mentioned on pg. 18 which was derived from 5-yr. averages rather than 
projected 2040 totals) 

d. 20% of new home construction (40,950 x 20% = 8,190) should be ADUs (pg. 18 stated 
annual goal and shown in parenthesis in the table below) 

 
       Proposed Annual Goals  

 
Year Annual ADU Goal Year Annual ADU Goal 
2021 250 (200) 2031 1000 (500) 
2022 500 (350) 2032 1000 (500) 
2023 500 (350) 2033 1000 (500) 
2024 500 (350) 2034 1000 (500) 
2025 500 (350) 2035 1000 (350) 
2026 750 (500) 2036 1000 (350) 
2027 750 (500) 2037 1000 (350) 
2028 750 (500) 2038 1000 (350) 
2029 750 (500) 2039 1000 (350) 
2030 750 (500) 2040 1000 (350) 

  Total 16,000 (8,200) 
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