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Dear Affordable Housing Stakeholder:

For over a decade Loudoun County has struggled with meeting the demand for workforce housing.
It is estimated that over 60% percent of the County’s workforce lives outside of the County because
of the lack of supply of affordable housing. This situation negatively impacts the economic and
social vitality of Loudoun County and affects the workforce in general, young families, the elderly
and the disabled. Recent surveys and polls show that Loudoun County residents overwhelming
agree that solving the workforce housing shortage should be a top priority.

The housing shortage is a complex problem and addressing it requires a multi-faceted approach
that includes the investment of public and private resources, the streamlining of regulations and a
deeper understanding among stakeholders of possible solutions and the path forward.

To facilitate this deeper understanding and path forward, the Claude Moore Charitable Foundation
commissioned a white paper by an affordable housing expert. The attached white paper provides
a summary of the status of housing in Loudoun County and makes specific recommendations, that
if implemented, will increase the availability of affordable housing in the shortest time-frame
possible and will also provide housing that will remain affordable for decades to come. The paper
focuses on the role of affordable rental housing because, as documented in this white paper and
studies conducted by the Commonwealth and Loudoun County, rental housing is a key part of the
solution.

The white paper provides several examples of new construction of affordable rental housing in
neighboring jurisdictions. The examples the author included primarily use public land. However,
there are several successful projects that did not use public land. These examples are included in
an addendum to the white paper.

It is our sincere hope that this white paper and the examples of successful projects, inspire
stakeholders to take action to alleviate the severe affordable housing shortage in Loudoun County.

Sincerely,

William A. Hazel, Jr., M.D
Senior Deputy Executive Director, Claude Moore Charitable Foundation
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Executive Summary

Loudoun County is currently experiencing a severe shortage of “affordable
housing” as documented in the county's Unmet Housing Strategic Plan (UNHSP)
released in 2021. “Affordable housing” as defined by the US Department of
Housing and Urban Development is when regular housing costs including rent or
mortgage and basic utilities are less than 30% of the family gross median income.
In Loudoun County, the median household income is $144,406.

Current efforts in Loudoun to address this shortage are limited by a mismatch
between the current housing stock in Loudoun, which is primarily single-family
homes, high land costs, restrictive zoning policies, and inadequate public
investment in housing.

Recent data also shows that rental housing is increasingly preferred to home
ownership because of the lower costs to secure and maintain the housing as well
as less financial risk that renters incur.

Multi-family rental housing developments can be produced much more quickly
than single-family homes and federal, state, and private financing are more
readily available for these projects. Also, rental units remain in the affordable
housing stock for the duration of the financing restrictions, whereas housing that
is purchased may no longer be affordable after a sale, and current methods that
keep these homes in stock also reduce significantly the potential to grow equity
and thus increase the risks of home ownership.

Quality multi-family affordable rental housing can be a significant asset to the
County in multiple ways, being exceptionally attractive and promoting area
revitalization, supporting economic development, and providing opportunities for
residents to build wealth. It can be an important alternative for thousands of
households who are not ready to, or not able to, choose homeownership.

Neighboring jurisdictions facing similar challenges have taken innovative steps
and have adopted supportive policies such as repurposing obsolete shopping
centers into mixed use communities. Some have made land available for
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affordable housing developments and density bonuses have been used to
advance affordable rental housing.

In short, for Loudoun to rapidly increase and maintain affordable housing stock, it
is critical to ensure that zoning and proffer requirements are not overly
restrictive for multi-family developments and that county processes are
streamlined to reduce the cost of producing housing.

This document reviews the current status in Loudoun and beyond and makes
specific recommendations regarding increasing the availability of affordable

housing.

On the cover: Ashburn Chase, affordable rental housing created with the assistance of Loudoun
County’s Department of Housing and Community Development
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Understanding Affordable Rental Housing in Loudoun County

1)

2)

3)

4)

5)

About one-fourth of Loudoun County households are renters. Loudoun currently has a
relatively lower percentage of renter households than the state as a whole (33%), but
this is likely to increase with rapid growth in the eastern area of the county, with 19,000
units of multifamily housing already permitted and in the development pipeline (see
appendix C).

Owning and managing rental property is a significant small business activity in the
county. With only 182 parcels of land zoned for multi-family residential, the vast majority
of renters are renting single family housing from owners or landlords who own a few
properties.

While rental housing is a necessity for some, it is a choice for many. Since the Great
Recession in 2008, many people were forced to, or decided to rent instead of own.
Luxury rental housing production is currently booming in the U.S. — as many people
who could easily afford to buy are choosing rental housing. According to the Joint
Center for Housing Studies at Harvard University, most of the growth in the rental
population between 2009 and 2019 was in higher-income households.

Renters represent people in all phases of life, from new residents to downsizing
seniors. Throughout life, people who were owners may choose to rent, and vice-versa.
Two sources of data help illustrate who rents and who owns in the US: The Pew
Research Center, and ipropertymanagement.com. A sample of key national
demographic information regarding renters is below:

» The average renter is a single vehicle-owning 42-year-old white female living alone in
a complex with 5 units or more.

5.4 million apartment households are single women.

26% of renting householders are married couples.

42.5% of renters are single women; 31.5% are single men.

51% of renters are white.

Renters 30 years old and younger live in 49% of renter-occupied units.

37% of renting households are single-person.

32% of renting households include children.

VVVVYVVYVYYVYYVY

Quality, well-managed and affordable rental housing can often be some of the best
looking, best-maintained housing in an area. This is in large part because of the
requirements of the financing sources for quality design and construction, for good
property management practices, and due to the dedication of the owners to the mission
of providing quality housing. While all housing and all residents can and should be good

4
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neighbors and contribute to the quality of neighborhood life, this depends on the
residents as well as the owner and property manager. The examples in this report and
examples around the state illustrate this.

6) The classification and development of housing assistance programs for households based
on their current household income has unfortunately led to some characterizations of
people by their income. A household’s current income is certainly not a determinant of
the character of the household members. We should distinguish between people with
disabilities who may have long term limitations on their potential income, and people
who are just starting their careers, and who may have child care and other temporary
challenges that when overcome, will allow them to increase their income.

7) The housing affordability crisis is not about lack of income; it is about the mismatch
between income and housing costs. Of approximately 36,000 workers in the top ten
Loudoun County occupations by # of employees, only a household with two electricians
could afford the median rent in Loudoun County. No two-earner households in any of
the other 9 occupations could afford the median rent. (UHNSP)

The Advantages of Affordable Rental Housing

1) Affordable rental housing helps people build wealth by allowing them to have sufficient
resources beyond the cost of rent to achieve financial stability and possibly to create the
savings needed to become homeowners. If the housing market is considered as a ladder,
the first step for many people is rental housing. When that housing is affordable, it allows
people to independently accumulate savings to use toward other things, potentially
homeownership or business investments. As reported in the HB 854 study, cited below,
“research has shown that households paying affordable rents in Low-Income Housing
Tax Credit (LIHTC) units were able to double their discretionary spending, allowing them
to cover necessities like health insurance, pay down debt, or increase their savings.”

The creation of more affordable rental housing is thus very cost effective in helping
people have the opportunity to build wealth. While directly supporting affordable
homeownership opportunities is an important part of a comprehensive housing
strategy, it may cost more on a per-household basis.

And further, for the 61% of Loudoun workers who work in Loudoun but live elsewhere
(Workforce Housing Now), providing affordable rental housing within the County would
reduce their commuting costs and allow them far more time to devote to raising their
families. The average northern Virginia commuter spends over $12,000 annually on their
commute and so this would be an added economic benefit that would promote their
financial stability.
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Affordable rental housing almost always provides “more bang for the buck” for County
support in the form of many more years of affordable housing opportunities. In
addition, that affordability is easier to enforce than homeownership subsidies. Based
on the way most affordable rental housing is financed, 30 years or more of affordability
is required and is enforced by the lending or administering institution, and can also be
enforced by the County if financial assistance is provided. Some recent developments
have proffered far more years, and some developments in neighboring localities have
required 40 or 60 years of affordability. However, for instance, Loudoun’s ADU program
for homeownership units allows owners to buy back their subsidy, thus ending the
“affordability” of their unit after far less than 30 years. Preserving or “enforcing” the
affordability of homeownership units can be done through a shared equity approach
(which is recommended in the UHNSP), but is far more time and transaction-intensive
than that required for rental housing.

Affordable housing can have a positive impact on the value of surrounding property. A
2022 study by the Urbaninstitute “Assessing the Impact of Affordable Housing on Nearby
Property Values in Alexandria, Virginia” concludes that affordable units in the City are
associated with a small but statistically significant increase in property values of homes
within 1/16 of a mile (a block) of a development. These results were found to be robust
to other radii and comparison groups, including comparisons of homes between one-half
and one mile away.

Affordable rental housing has a positive economic impact on the community where it is
located. According to a National Association of Homebuilders white paper produced in
2014, a 100-unit affordable rental housing development produced under the Federal Low
Income Housing Tax Credit program (LIHTC) will have the following impact:
i. $8.7 million in additional wages for local workers and profits for
proprietors of businesses
ii. $3.3 million in additional taxes for federal, state and local governments
iii. 116 additional jobs, about half of which are in the construction sector

Job creation spurred by LIHTC development continues after the construction phase as
well. NAHB estimates 30 jobs remain after the homes are occupied in the wholesale and
retail trade, eating and drinking establishments, local government, and in the health,
education and social service sectors.

Affordable rental housing provides less financial risk for financially fragile households.
The clear risk of potentially unaffordable mortgage costs was demonstrated during the
Great Recession of 2008. Renters also don’t bear the burden of unplanned repairs or
declines in market value that homeowners do. This is not to deny the value of
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homeownership in creating household wealth, but to acknowledge that homeownership
is not without risks.

Affordable rental housing that has received Federal, state and/or county assistance has
a regulated structure for rent changes that reduces the amount and/or frequency of
rent increases vs. market-rate housing and thus provides an additional level of financial
stability to residents.

There is more funding available for affordable rental housing development than at any
time in the recent past, due to the multiple Federal spending bills passed as a result of
the Covid-19 pandemic.

Subsidizing affordable or mixed-income multifamily rental housing developments, as
opposed to individually subsidizing homeownership, will create more affordable units
more quickly to help the County meet its production goals. Most affordable or mixed-
income rental housing developments will need to be 75-100 units or more to be
financially feasible. Although they require complex financing and city review, once
completed, the county has those units of affordable housing guaranteed for 30 years.

High density affordable rental housing developments will use less land than
homeownership opportunities, and can have a significantly lower energy impact on the
environment, than detached single-family development. Using less land means more
options for public open space, and less stormwater runoff. Affordable rental housing is
often required to be highly energy efficient, further reducing its environmental impact.

10) Ensuring the effective management of rental housing is a powerful tool for preventing

potential neighborhood problems, including crime. Newly-financed affordable housing
developments are governed by multiple requirements, including requirements that the
County can impose on them if the County provides financial assistance. Professional
property management that creates and maintains a quality physical and social
environment has been shown to be a very powerful tool in maintaining neighborhood
guality and safety. Although it is beyond the scope of this paper to be able to identify
studies that prove or disprove a relationship between crime and affordable rental
housing, these two Virginia studies clearly identify that property management and the
relationship of the landlord to the housing are critically important factors.

a. “Astudy by Virginia Commonwealth University researchers found that the tax
delinquency of company-owned properties was the only variable that predicted
violence in all but four of the city’s 148 neighborhoods. Essentially, there was
much higher violence at properties owned by tax-delinquent landlords, and in
fact that was the only factor that could be correlated with the level of violence in

7
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the neighborhood. A link to the complete article is included in the “Additional
References” section.

b. “Rental Housing Crime: The Role of Property Ownership and Management”
Weldon Cooper Center for Public Service. This study found that “for three types
of incidents, landlord remoteness from properties is positively associated with
reported criminal activity”. The full citation is in the “Additional References”
section.

11) Growth is occurring in Loudoun County because of multiple positive factors. By
managing and supporting the development of quality, affordable rental housing the
County will be facilitating a more positive outcome of the growth. This means planning
for the necessary schools and roads that the growth will require, regardless of the types
of housing that are created, and eliminating the arguments based on those needs that
are made against affordable development. And, affordable rental housing can be
located in the eastern areas of the County already zoned and intended for this type of
housing, without changing the character of the western portions of the county or
creating demand for new public investments that are not already planned for.

Recommendations

Loudoun County needs to support and allow a robust supply of affordable rental housing
opportunities to meet the needs of the wide range of people who are here and will be moving
here. Community leaders and policy makers should educate themselves, identify, speak publicly
about, and support the need for more affordable rental housing and the benefits it can bring
to the County. The current work being done by the Workforce Housing Now program of the
Community Foundation is essentially this work, but adding a sharpened focus on rental housing
could be a key component of meeting the overall need for workforce housing. It is important to
lead and lay the groundwork for public support. It would be difficult to over-communicate about
this.

The following reforms are recommended, many of which are recommended in the studies cited
in this report and/or in the UHNSP and/or were voiced at the Loudoun Community forum on
workforce housing::

1) Ensure through the new zoning ordinance that there are sufficient areas zoned for by-
right multi-family development, especially those near public transit. By-right
development opportunities are a powerful tool to reduce cost and risk for affordable
housing development. And, providing affordable rental housing near transit is a double-
win for families who are relieved of the burden of unaffordable rents and the need to
own multiple cars to get to work. In addition, by-right development relieves County
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officials of the burden of making decisions about every development of multi-family
housing.

Revise zoning and proffer requirements so that they are not overly restrictive for multi-
family developments.

Ensure that the new revision of the zoning ordinance is not overly prescriptive and does
not contain too many criteria in regard to rental housing development. Affordable rental
housing development often occurs on less-than-perfect sites that do not meet ideal
criteria precisely because the perfect sites have already been taken for market-rate
development and/or are too expensive because of their characteristics. While sites do
matter, quality development and property management can ensure that new affordable
rental housing communities are an asset to the county even when sites do not meet all
desired criteria.

Educate County staff on the County’s goals and priorities to ensure that staff involved in
development review can identify and address review issues that may need to be
modified to support those goals. Support staff capability to simplify and speed up the
development review process without sacrificing the key oversight requirements.

Consider reducing the costs of the review process for developments containing
affordable housing.

Continue supporting, and as appropriate, expanding the housing assistance programs
through the Department of Housing and Community Development, including reviewing
examples from surrounding jurisdictions identified in this report.

Continue to support all aspects of a healthy housing market. Affordable rental housing
is just one part of a healthy housing market. While we believe that prioritizing affordable
rental housing is critical, as called for in the UHNSP:

a. Affordable homeownership opportunities are also a critical part of helping to
support a healthy housing market, because they will create opportunities for
renters who desire to, to move into homeownership, and thereby reduce pressure
on existing rental housing.

b. Ensuring that overall housing production is allowed to increase in order to
reduce the shortage of housing, will be critical to affordability in all facets of the
market.

To ensure that all housing contributes to the quality of neighborhood life, the county
should ensure that effective code enforcement programs, and sufficient staff capacity

9
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is in place in order to require that all building and property owners maintain their
properties according to code, helping to ensure a higher quality of neighborhood life for
all areas of the County.

As called for in the UHNSP, the County should continue to pursue a comprehensive strategy to
meet all the future housing needs of County residents and residents-to-be.

10
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Origin of this Report

This report was created by Progressive Housing Solutions LLC under contract with The Claude
Moore Charitable Foundation. The purpose of the report isto advance public and policy maker
understanding of the need for, and opportunities available to produce additional affordable
rental housing in Loudoun County.

In order to keep the report as accessible as possible to a general audience, footnotes and
references are generally omitted from the text. Citations or links to references supporting the
material in the report are provided throughout the appendices and in the “Additional
References” section.

Definitions

Clearly defining what we mean when we talk about affordable housing will assist in better
understanding and communicating about it, and therefore will help enable more effective
action. There is no “official” definition of the terms “affordable” or “workforce” housing; but
localities and housing organizations can define the terms for their policy purposes and use
those definitions to provide clear understandings of their actions.

Affordable housing is defined here, and we believe more appropriately considered as
“affordable housing opportunities.” That is, we define an affordable housing opportunity as
existing when the household occupying a given rental unit pays 30% or less of their income for
rent. It is usually applied to a portion of the population based on income — usually households
earning less than 80% of the area median income. In 2020, 80% of the area median income for
a family of four in Loudoun County was $100,800. Note that this definition is independent of
any housing type, and not related to whether a new unit of housing is being built, but only to
the relationship between the household’s income and their cost for rent.

The term “workforce housing” is often used to describe housing opportunities affordable to
households earning between 80% and 100%, or 120% of the area median income; there is no
official definition of it. But the Workforce Housing Now initiative in Loudoun County defines it
as follows:

Workforce housing addresses housing for public employees — teachers, police officers,
firefighters, and others who are integral to a community, yet who often cannot afford to live in
the communities they serve. Workforce housing also includes housing for young professionals,
workers in the construction trades, retail salespeople, office workers, and service workers.
Workforce housing can be thought of as housing that is affordable to the moderate and middle-
income residents of a community.

11
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Appendices

A. The Need for Production of More Housing, and More Affordable Rental
Housing

There is a broad national, state and regional consensus among government officials, policy
experts and housing and business organizations that more housing, and more housing
affordable to low- and middle-income households, including rental housing, is needed. Several
organizations state that the United States is in a housing supply crisis. The following excerpts
and quotes illustrate this:

“Increasing the supply of rental homes is the single most powerful domestic policy lever we
can pull to improve the lives of millions of Americans. Homes, rented or owned, are places of
pride, power and belonging. Our policies and investments need to reflect that.”

Priscilla Almodovar, (then) President and CEQ, Enterprise Community Partners, August,
2022

“America is experiencing a housing crisis. As people migrate in search of jobs, education, and economic
opportunities, the demand for housing in our most economically productive regions far exceeds the
production of new homes. With 3.8 million homes short of meeting housing needs, double the number
from 2012, the nation is in an extreme state of Housing Underproduction™.”

Up for Growth Report- https://www.upforgrowth.org/underproduction

“First, there is clear need for efforts to expand the supply of modestly priced homes, both for sale and
for rent, to alleviate the severe housing shortage.”

Harvard Joint Center for Housing Studies - State of the Nation’s Housing
https://www.jchs.harvard.edu/blog/nowhere-live-profits-disinvestment-and-american-housing-crisis -
Testimony at the U.S. House of Representatives on July 13, 2022

There is a shortage of 153,415 rental homes available for extremely low-income renters in Virginia

The National Low Income Housing Coalition (NLIHC) https://nlihc.org/housing-needs-by-state/virginia

“NAHB (National Association of Home Builders) continues to work tirelessly to enact solutions to the
growing housing affordability crisis and to keep housing front and enter among policymakers and the
media.”

National Association of Home Builders: https://www.nahb.orq/blog/2022/07/full-court-press-
affordability

Over 300,000 new affordable apartments are needed to eliminate cost burden among
Virginia’s low-income renters. Virginia is adding people faster than homes — mostly in the large

12
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metro markets that include Loudoun County. Better housing options alleviate transportation
challenges. Households in the Washington, DC MSA spend an average of $12,939 on
transportation per year. Housing supports economic development. A strong housing industry
supports Virginia’s economy.
HB854 Statewide Housing Study by Housing Forward Virginia and the Virginia Department of

Housing and Community Development

Virginia has a shortage of at least 200,000 affordable rental units
Northern Virginia needs 80,000 additional affordable rental units

“Affordable Housing in Virginia” prepared by The Virginia General Assembly’s Joint Legislative
Audit and Review Commission (JLARC).

“Recognize the importance of having a broad range of housing options for economic
development and a high quality of life for all Virginians” “Support Virginia Housing initiatives
that target homeownership, rental, and community outreach” “Support efforts to increase
Virginia’s inventory of rental units and other high-density housing options as appropriate”

The Virginia Chamber of Commerce’s Blueprint Virginia 2030

“The region’s current unmet housing needs undercut its appeal to new companies and talent,
strain the transportation system, and impact the environment and quality of life for residents.
The solution is for housing to be preserved and created at a higher rate than has been achieved
in the recent past.”

The report set the following regional goals: 1) at least 320,000 housing units added in the
region, with 75% of those being in Activity Centers or near high-capacity transit; and at least
75% of new housing should be affordable to low- and middle-income households.

Metropolitan Washington Council of Governments: THE FUTURE OF HOUSING IN GREATER
WASHINGTON https://www.mwcog.org/documents/2019/09/10/the-future-of-housing-in-
greater-washington/

” To ensure the region’s housing market serves all its residents well and supports economic
prosperity, leaders in the public, private, and nonprofit sectors should establish 10-year targets:
Shrink the current affordability gap. Today, the number of housing units in the low-cost range

falls short of household needs by 264,000.

13
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Increase the pace of new housing production. At the economic growth rate currently projected
by the Metropolitan Washington Council of Governments, the region needs 374,000 additional
housing units by 2030; faster growth would require more.

Align additional housing units with expected household needs and resources. To match the
expected distribution of additional households, the region needs at least 40 percent of
additional housing units to fall in the middle-cost range.”

The Urban Institute: Meeting the Washington Region’s Future Housing Needs — 2019

B. Examples of Developments in Neighboring Areas, Expert Studies, and
Summary of Policy Options

The following pages include examples of neighboring developments, access to expert
studies with policy recommendations, and a summary of policy options implemented
around the state. It is important to note that the Unmet Housing Needs Strategic Plan
recommends many of the policy options for implementation, and some have already been
implemented. It was not within the scope or intent of this report to identify which of the
multiple options the County has or has not implemented or planned, and similarly, there
are very positive examples of current and upcoming affordable rental housing
developments within the county that are not highlighted here.

1) Examples of New Construction of Affordable Rental Housing from Neighboring
Jurisdictions: Note that some of these are financed but not yet constructed.

14
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a. Fairfax County — The Residences at North Hill - mixed income; 279 units of
affordable housing, 175 market rate units, 12-acre park

Types of Local Government Support Provided

33 acres of publicly-owned land

$4.4 million loan from Fairfax County
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b. Fairfax County — One University — 120 affordable units, plus senior housing and student
housing and offices.

g ?:" \..:'. = ;:.- ¢_,,_1___ i

Types of Local Government Support Provided

Publicly-owned land

$6.5 million loan from Fairfax County

Location of County Offices to Support Operational Costs

Issuance of revenue bonds
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C. Alexandria — Jackson Crossing — 78 affordable units

Types of Local Government Support Provided
Publicly-owned land
$2.5 million loan from the City of Alexandria
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d. Alexandria — The Nexus at West Alex — 74 affordable units.

The Nexus at West Alex

3450 BERKELEY STREET | ALEXANDRIA, VA, 22302
STUDIO, 1, 2, 3 BEDROOM UNITS

The Nexus, located in the greater West Alex center, includes 74 apartment homesin 1,
2,and 3 bedroom sizes. Enjoy easy connectivity to Alexandria, a private cormmu nity
courtyard with a playground, underground parking, and modern amenities and
finishes.

Property Management Services provided by S. L. Nusbaum. This property works with
Jetty, which allows for renters to move in without a traditional security deposit. Visit
the property website or call the leasing office to learn more

FOR INTERESTED RENTERS

Types of Public Support
$5.5 million loan from the City of Alexandria
Requires 60-year period of affordability
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e. Arlington — Queens Court — 249 affordable units

Types of Local Government Support Provided
Publicly-owned land
$16.7 million loan from Arlington County
Cooperative development of park/playground for community use
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f. Arlington — Arlington Mill — 122 affordable units

Types of Local Government Support Provided
Publicly-owned land
Built on an existing County parking garage
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2. Expert Housing Studies

e. The HB854 Statewide Housing Study by Housing Forward Virginia and the

Virginia Department of Housing and Community Development

This, the most comprehensive report on housing at the state level ever

produced, provides key policy and program recommendations for consideration.

f.  The Urban Institute: Meeting the Washington Region’s Future Housing Needs

—2019

This report, specifically focused on the metro region, provides a very broad
range of policy options for consideration.

3. Policy options. The following chart and additional links that follow provide additional
policies utilized in Virginia jurisdictions to address needs for affordable housing.

Summary Table - Housing Policies & Best Practices

Approach

Issue(s) Addressed

Policy

Best Practice/
Project
Example

Commercial Property

e Provides new rental

Henrico County Virginia

Fairfax County —

Two separate
approaches often
mingled in
discussion. Land
banks essentially
hold
acquired/donated
land, often to

e Use for surplus public
property including
schools and
decommissioned
public buildings

Habitat for Humanity has
established a Virginia
Statewide Community
Land Trust (Loudoun
affiliate participates in
the effort).

to Housing units on underutilized | has adopted a policy Former mall site
Converts vacant and property with ready highly supportive of the now incorporates
underutilized access to transformation of aging 400 units of
commercial infrastructure and and obsolete shopping housing.
development often public centers and malls into
(particularly shopping transportation mixed-use communities
centers/malls) into e Can readily which include affordable
mixed-use with incorporate workforce | housing. Virginia
housing or primarily and affordable rental Housing has been
housing communities units as part of site involved in the financing

transformation of such redevelopments.
Community Land e Can address both Housing Forward Richmond
Trust/ homeownership and Virginia has published a | Region — The
Land Banks rental situations Land Bank Primer. Maggie Walker

Community Land
Trust serves the
greater Richmond
region and
functions as both
aland trust and
land bank.
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Approach

Issue(s) Addressed

Policy

Best Practice/

Project
Example

advance affordable
housing. Land trusts
maintain housing
affordability through
providing long-
term/low-cost
property.

¢ In-fill housing in
existing single-family
neighborhoods

Using Public Land for
Affordable Housing

Development

e Make new land
available to achieve
the jurisdiction’s goals

Multiple northern Virginia
jurisdictions have made
land available for
affordable housing
developments, often
along with bond
financing, loans, or
public facilities such as
parking garages or parks

Multiple projects
identified in this
report

Density Bonus
Enables rental

housing developers
to expand the
number of rental units
in a project in
exchange for
inclusion of workforce
and affordable units

e Can be usedin
situations with high
land values where
subsidized housing
exists and could be
lost in by-right
redevelopment

¢ Facilitates affordable
& workforce units in
new development
without public subsidy
in exchange for
greater number of
units

Density bonuses have
increasingly been used
to advance affordable
rental housing at the
local level to
complement limited
subsidy resources.
Provides incentive for
private sector to
consider affordability as
part of the development
equation.

City of
Alexandria —
National award
winner for the
South Patrick
Street Plan -

serves as a model

for the city in
terms of
preserving

existing affordable

units while
expanding rental
housing options
for households
including those
above 80% AMI

Faith-based and
Organization
Property to Housing
Churches and
American Legion
Posts with excess
property supporting
housing

o Utilization of
underutilized property
to address local
housing needs

e Often supports
organization’s mission
(for example housing
& services for
veterans)

Northern Virginia faith
communities and
organizations such as
local American Legion
posts are increasingly
engaged in projects with
development partners to
transform their
properties where
affordable housing is a
key component.

Arlington
County — point
City of

Alexandria - The

Waypoint at
Fairlington

Accessory Dwelling Units

Accessory Dwelling Units in Alexandria | City of Alexandria, VA (alexandriava.gov)
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Community Land Trust/Land Banks

Home - MWCLT (maggiewalkerclt.org)

Commercial Property to Housing

With Henrico’s support, Virginia will finance housing at former mall | WRIC ABC 8News

Can suburban counties in Virginia transform malls into spaces for urban living? — Greater
Greater Washington (ggwash.org)

Density Bonus

South Patrick Street Housing Affordability Strategy 2018 | City of Alexandria, VA
(alexandriava.gov)

Faith-based and Organization Property to Housing

Fairfax City Church Joins Movement to Build Housing on their Land | Northern Virginia
Affordable Housing Alliance - Providing Equal Housing Opportunities for All (nvaha.org)

Sustainable, High-Rise Apartment Community vPoint Opens in Clarendon's Urban Village
(prnewswire.com)

The Waypoint at Fairlington - Wesley Housing | Building Up | Non-Profit Affordable
Housing in Washington D.C. Metro, Maryland, Virginia

Affordable Housing Projects and Partners | City of Alexandria, VA (alexandriava.gov)

Housing News & Announcements | City of Alexandria, VA (alexandriava.gov)

C. Loudoun County’s Response to and Progress on Housing Needs:

In 2021 the County adopted the “Unmet Housing Needs Strategic Plan”, which provides in-
depth data to help understand and quantify the need for affordable rental housing in Loudoun
County. In addition, it identifies goals for the County to achieve between now and 2040. The
following are key excerpts:

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
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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.

e 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

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
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to families with incomes at or below 100% AMI. The following is the proposed calendar

to achieve that goal:

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

The County also addresses housing needs in its Annual Action for the use of Federal Funds for 2023:

Housing Strategy (High Priority) Priority Need: There is a need to improve the quality of the housing stock

in the County by increasing the supply of decent, safe, sound, and accessible housing for homeowners,

renters, and homebuyers, which is affordable to low- and moderate-income persons and households.

Objective: Improve, preserve, and expand the supply of affordable housing for low- and moderate-income

persons and households that is decent, safe, sound, and accessible.

And the County has developed multiple housing development and assistance programs. See Appendix 1

for additional descriptions and links to information about these programs. One of the programs most

relevant to this issue is the Affordable Multi-Family Housing Loan Program, which has committed funding

for over 632 units of affordable rental housing:

» The Affordable Multi-Family Housing Loan Program has been established to provide gap
financing to affordable multi-family rental housing projects to encourage private investment to
address the unmet rental housing needs of Loudoun County citizens and workers. The
program focuses on the housing needs of households earning up to 60% of Area Median
Income. https://www.loudoun.gov/4998/Affordable-Multi-Family-Housing-Loan-Pro
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Completed or In-Progress Multi-Family Loan Projects

Development Award Loan

Year Amount
Stone Springs 2017 Open %3 million 128
Ashburn Chase 2018 Open $2 46 million 96
Mount Sterling/Loudoun View Senior 2019 Under £5235 98
Living construction million
Poland Hill 2019 In development £1.8 milliocn 78
Tuscarora Crossing, Phase 1 2020 In development  55.65 millien S0
Tuscarora Crossing, Phase 2 2021 In development £4.5 million 90
Waxpool Apartments 2022 In development £2.5 million 52

The County has also established the Rental Housing Acquisition and Preservation Loan
Program (RHAP), which aids in funding the acquisition and preservation of existing multi-family
rental housing developments within the county to help address the unmet rental housing needs
of county households and to preserve market affordable housing and rent-restricted housing in
danger of conversion to market-rate housing. This program has committed funding to 102 units.
https://www.loudoun.gov/5705/Rental-Housing-Acquisition-Preservation-

Loan Projects
Development Award Year Status Loan Amount Total Units

Sommerset Independent Living 2022 In Development $4 75 million 102

Loudoun County Development Pipeline

Important information about future housing development can be obtained from the
“Development Pipeline” information provided on their website by the county Planning and
Zoning dept. The following chart summarizes data from the year ending June 30, 2021 (2022
data is not yet available). It indicates that 25,823 multifamily housing units were approved for
development as of June, 2021, representing 55% of total approved units, and 74% of housing
units remaining in the county’s development pipeline. Most all of the multifamily housing units
are contained in for-rent developments thereby reflecting the difficulty of financing condo
(homeownership) developments
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June 30, 2021 Loudoun County Residential Development Pipeline
Source: Loudoun County Planning and Zoning Web Document
Pipeline and Completed Projects Analysis 2020-2021

Approved and in Process Units by Type of Unit and Pipeline Status

Approved* Built Remainingtobe Remaining Units  Approved Units as %
Type of Housing Units or Permitted Permitted as % of Approved of Total Approved Units
Single Family detached 11,389 8,781 2,608 10% 24%
Single Family Attached 9,032 5,691 3,341 13% 19%
| Multifamily 25,823 6,822 19,001 74% 55%
Group Quarters 953 380 573 2% 2%
Total 47,197 21,674 25,523 100% 100%

*Approved unit numbers are from "total Approved Units -refined by Actual Subdivision" from County data
The County’s Progress on Meeting Unmet Housing Needs

The Housing Institute for Non-Profit Development (HAND) has created an online tool that tracks
the County’s progress on meeting regional housing goals adopted by the Metro Washington
Council of Governments (MWCOG). (although the County has not adopted those goals).

The site has reports available for each Northern Virginia locality. As of August, 2022 the site states
that “Loudoun County continues to meet the annual production target of 2,513 units, with 2,594
new units built in 2021. Cumulatively, Loudoun has produced more than 7,900 units since 2019.”

This report provides 20 pages of detailed information and can be accessed here:
https://hit.handhousing.org/jurisdictions/loudoun

Note: On an ongoing basis the County’s department of Housing and Community Development is
implementing programs and policies intended to achieve the goals of the Unmet Housing Needs
Strategic Plan. This report does not compare or evaluate what the County has done or is doing,
but rather provides perspective as well as project and policy examples for the County’s
consideration.

D. Additional References:
Crime
https://vig.coopercenter.org/sites/vig/files/crime_paper.pdf

Renter demographics
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https://ipropertymanagement.com/research/renters-vs-homeowners-statistics
Harvard Study of Rental Housing

https://www.jchs.harvard.edu/sites/default/files/reports/files/Harvard_JCHS_Americas_Rental
_Housing_2022.pdf

Pew Research Center article
https://www.pewresearch.org/fact-tank/2021/08/02/as-national-eviction-ban-expires-a-look-
at-who-rents-and-who-owns-in-the-u-s/

Loudoun County Assessment Summary Data
https://www.loudoun.gov/DocumentCenter/View/168633/2022-Assessment-Summary?bidld=

“Comparing forms of Neighborhood Stability as Predictors of Violence in Richmond, VA”
https://journals.plos.org/plosone/article?id=10.1371/journal.pone.0273718

Article summarizing this report:
https://news.vcu.edu/article/2022/09/what-best-predicts-violence-in-richmond-
neighborhoods-negligent-landlords
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So, what is the cost of housing? When it comes to workforce
housing, it’s the cost of our economic sustainability. Just as
roads and bridges are causeways for community
development, homes are the building block of economic
development—assets that will be around for decades. Assets
that are homes to the people who fuel and feed our
community, our businesses, and its economy.

No one wins when housing becomes so unaffordable in
Loudoun that people have trouble holding onto their jobs. No
one wins when our teachers, our medical support staff, and
first responders can’t afford to live here. No one wins when
businesses can’t count on the ingenuity, entrepreneurial spirit,
and day-to-day commitment of a local workforce.

Amy Owen, President & CEQ of the Community Foundation for Loudoun
and Northern Fauquier Counties — Workforce Housing Now

Created for: The Claude Moore Charitable Foundation
Created by: Progressive Housing Solutions, LLC. — Andrew Friedman, Principal

November, 2022
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Addendum - Successful Projects using Private Land

1. Fairfax County —Ovation at Arrowbrook — transient-oriented, mixed use; 274 units of
affordable housing. The apartments include 55 three-bedroom units as well as 15 handicap
accessible units. The development was built on ground leased by a Virginia. land trust and is
located less than a mile away from the Innovation Metro Station.

County Support Provided

» $7.74 million in Housing Blueprint
funding

» 8 Project-based vouchers

» Up to 22.5 million in revenue bond
financing

2. Arlington County — Queens Court - transient-oriented, 249 units of affordable housing. The
apartments include a mix of studios, one bedrooms, two-bedrooms, and three-bedrooms.
The original structure which housed 39 garden style apartments was demolished to build the
new, 12-story complex. The property opened, and the first residents moved in, on April 23,
2021.

County Support Provided

> $16.7 million soft loan




3. Arlington County —Gilliam Place — transient-oriented, mixed use; 173 units of affordable
housing. The apartments include a mix of one bedrooms, two-bedrooms, and three-
bedrooms. Fifteen are Type-A accessible including roll-in showers. The building is water and
energy efficient, rated EarthCraft Multifamily Platinum. Gilliam Place includes several
community room and multipurpose spaces for resident services programs, underground
parking and controlled-access bicycle storage, and an enclosed outdoor terrace with a
playground. The development was built on land purchased from a church.

County Support Provided

» $18.1 million loan

4. Alexandria—The Spire —113 units of affordable housing. The apartments include a mix of one-
-two- and three-bedroom apartments, including 12 fully accessible homes. It was designed
to meet Universal Design standards and achieve EarthCraft Gold certification. Other
amenities include a community room, exercise room, landscaped courtyard, and structured
parking. The property began welcoming families in March of 2021 and was built on property
donated by a church.

City Support Provided

» Predevelopment loan

» $350,000 rental subsidy grant program to
make 12 units deeply affordable

> $9.94 million construction loan
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