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SUBJECT:

Loudoun County Affordable Housing Stakeholders
Group Recommendations

ELECTION DISTRICT(S):

Countywide

STAFF CONTACTS:

Linda Neri, Deputy County Administrator
Sarah Coyle Etro, AICP, Family Services
Cynthia Keegan, AICP, Planning and Zoning

HSG LEADERSHIP:

Robert Klancher, Chairman, Housing Stakeholders Group
Helena Syska, Vice Chair, Housing Stakeholders Group
______________________________________________________________________________
PURPOSE: The purpose of this item is to discuss further the Affordable Housing Stakeholders
Group’s (HSG) goals, objectives and recommendations as presented to the Board on May 21,
2014 and to determine how the Board would like to proceed.
STATUS:
At the May 21, 2014 Board of Supervisors’ Business Meeting, the Chairman and Vice Chairman
of the HSG presented the group’s final recommendations regarding alternatives to best provide
for affordable housing needs for Loudoun’s citizens. (See Attachment 1, May 21, 2014 Board of
Supervisors Business Meeting, Information Item #2 and PowerPoint presentation). The HSG
developed seven distinct goals that range from refining the County’s long range affordable
housing strategy with clear and quantifiable targets to fine-tuning existing housing programs so
that they are administered in the most efficient and cost effective manner to establishing an
aggressive promotion-focused marketing strategy that raises awareness about housing programs
and opportunities through a multi-pronged approach. Chairman Klancher, Vice Chairman Syska,
and staff will be present to further discuss the recommendations with the Board and provide a
status report on specific administrative recommendations that have been completed to date or are
in process (See Attachment 2). Other recommendations will entail policy and ordinance/code
revisions and require Board direction.
BACKGROUND:
On September 4, 2013, the Board of Supervisors created the HSG to review the County’s
existing housing programs to determine their sustainability, viability and efficiency. This group
was charged with reviewing alternatives to best address affordable and workforce housing needs.
Beginning on October 7, 2013, the Group devoted over 50 hours to this effort and held sixteen
meetings including participating in a tour of Affordable Dwelling Units (ADUs) and holding a
public input session.
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The HSG developed seven distinct goals and specific objectives and recommendations for the
Board’s consideration. Key recommendations include: conduct a needs assessment to identify
housing needs and to guide the County’s long-term housing strategy; develop a “housing
blueprint” which establishes measurable goals for achieving housing affordability; determine an
organizational structure within the County that will best implement the goals of the housing
blueprint; revisit the County’s ADU strategy to focus on the rental market and adjust the incomes
to be served by the program; establish incentives, a Housing Assistance Team, and eliminate
conflicts between County/State/Federal funding regulations; develop a strategy for leveraging the
County of Loudoun Housing Trust to best address the County’s affordable housing needs; and
amend Article VII of the County’s Zoning Ordinance and Section 1450 of the County’s Codified
Ordinance.
BOARD OF SUPERVISORS’ DISCUSSION:
At the May 21, 2014 Business Meeting, Board members requested additional information
regarding affordable housing in the County and the Affordable Dwelling Unit (ADU) program.
The answers to the Board’s questions are included in Attachment 3. The Board also directed that
the recommendations be forwarded to a future Committee of the Whole meeting where the
Board, HSG representatives, and staff can have a fuller discussion of the HSG process and
recommendations. To assist the Board in its initial discussions to refine next steps and prioritize
work on the recommendations, the following questions have been developed:
1. Does the Board wish to embrace the HSG recommendations as a guide as to how to
address affordable housing? If so, does the Board wish to determine need in order to
gauge how to move forward?
The Board may endorse all or some of the HSG’s recommendations. Goal 1 recommends
that the County adopt a long range housing strategy that provides for a spectrum of housing
opportunities to support economic health and quality of life. The HSG recommends a study
that would identify housing needs and guide that housing strategy. It is envisioned that this
assessment would be similar to the “Basic Housing and Employment Data and Projections”
developed by AECOM for the Housing Advisory Board in August, 2006. The study
addressed several questions important to the County at the time, including: What is the
market demand for housing in Loudoun County? What is the right mix of housing units in
Loudoun County? What should the annual supply of affordable housing in Loudoun County
be? What jobs are coming to Loudoun County and what will they pay? What is considered an
acceptable commuting distance?
Staff recommends the scope be expanded to include an analysis of current and future
population and household characteristics and of housing and employment needs;
identification of the number of housing units and their cost for the County’s current and
future workforce; identification of needs and gaps in the provision of affordable housing as
well as a build-out analysis, all of which could serve as the basis for developing a
2
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comprehensive strategy for affordable housing development. Should the Board wish to
pursue this recommendation as a foundation to move forward, staff could be directed to work
with the County’s Housing Advisory Board to develop a scope of services that could be
performed by a consultant for a housing needs assessment. The Board could also direct staff
to develop a work program to perform a detailed build-out analysis similar to past efforts.
2. Does the Board wish to move forward with incentivizing the affordable housing program
now?
Goal 2 identifies that the County will develop a variety of strategies for working with nonprofit and for-profit housing developers to help them provide for the broad range of
affordable housing needs by offering technical and financial incentives. The types of
incentives recommended by the HSG include: fee waivers and expedited application
processing; the establishment of a dedicated team to assist affordable housing to build units
(i.e., a Housing Assistance Team similar to the Business Assistance Team); consideration of
density bonuses and other incentives to prompt land dedication for affordable housing; and
devising the best use of the ADU-derived County of Loudoun Affordable Housing Trust. The
existing Business Assistance Team could be used as the Point of Contact for those for-profit
and nonprofit entities that have an affordable housing project. The issue of density bonuses
is a topic that could be considered should the Board decide to amend Article VII of the
Loudoun County Zoning Ordinance and Section 1450 of the County’s Codified Ordinance.
3. Does the Board wish to rebrand the Program?
Goal 3 calls for the County to establish an aggressive, promotion focused marketing strategy
for the County’s housing programs to: raise awareness about housing programs; market ADU
purchase opportunities to keep properties in the program; and broaden access to information.
The HSG emphasized the need to get information to specific members of Loudoun’s
community who could benefit from the ADU program such as public safety employees and
teachers.
Each year the County employs a few graduate management interns who rotate between
departments for the purpose of gaining experience about various aspects of County
government. The County benefits by having these talented interns doing research and
analytical projects. The foundational step necessary to implement Goal 3 could be to develop
a formal marketing plan and to rebrand the housing programs. Should the Board wish to
pursue this recommendation, staff could be directed to work with a County Management
Intern to develop the strategy.
4. Does the Board wish to move forward with a Zoning Ordinance Amendment (ZOAM) for
Article VII and amendment to Section 1450 of the Codified Ordinances? If so, does the
Board wish to accomplish it in phases or as a comprehensive package?
Goal 7 directs that the County policies and regulations address a full range of housing needs
by prompting several Zoning Ordinance and County Code amendments to include expanding
buy-out options to include rental units; allowing off-site ADUs to fulfill ADU requirements;
3
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providing for a realtor commission when representing the ADU seller; revising covenants to
expire upon foreclosure; and allowing renters a longer tenancy upon reaching ADU
eligibility limits. The Affordable Dwelling Unit Advisory Board (ADUAB) has recently
finished its recommended revisions to Article VII and Chapter 1450 of the County Code and
developed an ADU Program Design Book (See Attachments 4, 5, 6). Should the Board
determine to move forward with this recommendation, staff could be directed to develop a
work plan with associated time line and staffing needs to bring back to the Board for
consideration. This discussion would need to take place as part of the Board’s strategic plan.
Historically a work effort of this nature has taken 12 to 18 months.
5. Does the Board wish to consider subsidies for those Loudoun citizens on fixed incomes?
An important discussion that occurred during the HSG deliberations was about how to
address the affordable housing needs of special populations such as households on fixed
incomes that currently have few affordable housing options in the County. This
recommendation is a potential implementation action step for achieving Goal 6 to expand
housing programs to better support housing stability. A question has arisen as to whether the
Board has the authority to provide such subsidies. Should the Board desire to pursue this
recommendation, the question of authority would need to be researched by the County
Attorney’s Office first.
6. Does the Board wish to consider a policy whereby the County will not purchase an ADU
resale unit that is subject to a judicial sale thereby allowing the unit to be sold at market
rate?
The HSG invited representatives of several Homeowners Associations (HOAs) to speak to
the group about ADU issues in their neighborhoods as important stakeholders. The
discussion prompted the convening of a special meeting between key County staff and HOA
representatives to explicitly define HOA issues with ADUs. A prime issue for HOAs is how
to secure HOA interest in an ADU judicial foreclosure proceeding to recoup HOA expenses
due to lack of payment of dues and maintenance issues addressed by the HOA. A judicial
foreclosure or judicial sale involves the sale of the mortgaged ADU under the supervision of
the court, with the proceeds going first to satisfy the mortgage and then other lien holders,
such as the HOA. The HOAs asked that in the circumstance of a judicial sale, the County not
purchase the ADU to retain it for the program since the ADU value would not likely cover
HOA liens and expenses. The HOAs suggested that it is sold at market rate and the covenant
terminated to recoup HOA costs. Should the Board wish to pursue this recommendation, the
staff could be directed to develop a written policy to bring back to the Board for
consideration.
7. Does the Board wish to consider expanding the use of the Housing Trust Fund beyond the
30-70% AMI?
The HSG discussed in great detail the aspects of the Housing Trust Fund Agreement
established in 1997 and its limitation for use in the 30-70% Area Median Income (AMI). As
of September 30, 2014 the Housing Trust Fund contains approximately $21,500,000. The
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group recommended that the agreement be reviewed legally for possible flexibility and
reconstitution. In the interim period, Planning staff has worked to revise the proffer language
used in current and future legislative applications in order to be less restrictive moving
forward. Those proffers now provide for use up to 100% of AMI to be placed in a proffer
account.
Should the Board choose to pursue this recommendation, the County Attorney would need to
review the constraints of the current agreement language.

CONCLUSION:
The guiding questions provided within this staff report are not intended to be exhaustive of the
HSG’s many recommendations. In working with the leadership of the HSG, it was determined
that these seven questions appear to be the overarching questions to many of the other
recommendations.

ATTACHMENTS:
1.
2.
3.
4.
5.
6.

May 21, 2014 Board of Supervisors Business Meeting, Information Item #2;
PowerPoint Presentation
Table entitled “HSG Administrative Recommendations Implementation Progress”
Answers to Questions from the Board of Supervisors’ May 21, 2014 Meeting
ADUAB proposed changes to Article VII, October 21, 2014
ADUAB proposed changes to Chapter 1450 of the County Code, October 21, 2014
ADUAB proposed ADU Program Design Book, November 12, 2013
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Loudoun County Affordable Housing Stakeholders Group:
Final Recommendations

ELECTION DISTRICT(S):
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STAFF CONTACTS:

Linda Neri, Deputy County Administrator
Sarah Coyle Etro, Family Services
Cynthia Keegan, Planning Services

HSG LEADERSHIP:

Robert Klancher, Chairman, Housing Stakeholders Group
Helena Syska, Vice Chair, Housing Stakeholders Group
______________________________________________________________________________
PURPOSE: To present to the Board for their consideration the final recommendations of the
Housing Stakeholders Group.
STATUS:
On September 4, 2013 the Board of Supervisors created a Housing Stakeholders Group (HSG) to
review the County’s existing housing programs to determine their sustainability, viability and
efficiency (See Attachment 1, Members of HSG). This group was charged with reviewing
alternatives to best provide for housing needs for both affordable and workforce housing. On
February 3, 2014 the HSG leadership provided a status report to the Board indicating that the
Group would continue its work through April, 2014. The HSG has met a total of sixteen times
since October, 2013 and has concluded its work as directed by the Board (See Attachment 2,
Housing Stakeholders Group meeting schedule). The Chairman and Vice Chairman of the HSG
will attend the May 21st Board Business Meeting to present the HSG’s final recommendations.
BACKGROUND/PROCESS:
Since October 7, 2013, the Group has devoted over 50 hours to this effort and has held sixteen
meetings (first and third Mondays of the month) including participating in a tour of Affordable
Dwelling Units (ADUs) and holding a public input session (22 speakers plus numerous written
comments received). Written summaries of all meetings with audio recordings for each meeting
can be found at http://www.loudoun.gov/index.aspx?nid=3091. The first seven meetings were
dedicated to learning from regional housing experts and County staff on the many policies and
programs in place within the region and the County to achieve affordable housing (See
Attachment 2, Housing Stakeholders Group meeting schedule and discussion topics). Based on
these efforts, the Group developed a list of concerns which were categorized into issues (See
Attachment 3, Summary of Issues/Public Input Matrix). Beginning January 27, the HSG
engaged in small group breakout sessions over three meetings to discuss these issues and refine
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them into specific recommendations for the Board’s consideration. Specifically, these groups
were as follows: ADU Program-For Sale Units, Policies; ADU-For Rent Units, Policies; Longterm Housing Policies; ADU-For Sale Units, Process; ADU-Program-For Rent Units, Process;
ADU Program-For Sales and Rent, Marketing; Funding; and Public/Private Partnerships.
Following this process, the HSG met to discuss and agree upon a list of final recommendations.
Chairman Klancher and Vice Chairman Syska will present the Group’s recommendations at the
Board’s May 21, 2014 Business Meeting.
DISCUSSION
The HSG began their work by requesting and receiving expert panel briefings from affordable
housing lenders, ADU program participants, Homeowners Associations, local jurisdictions, and
non-profit and for-profit affordable housing developers. The group also heard from the Fairfax
County Redevelopment and Housing Authority, the Loudoun County Chamber of Commerce
CEO Cabinet, and Loudoun County’s Economic Development Advisory Committee. These panel
briefings were highly interactive with HSG members actively engaged in gaining insight on
affordable housing issues that affect the County and the region.
In addition, as requested, staff provided information and data related to the County’s affordable
housing policies and programs. Specifically, the HSG learned that there are approximately 1300
*
ADUs that will become available once County approved rezoning projects are completed .
These ADU units are predominately multi-family units. The HSG also learned that there is a
large number of ADUs reaching the end of their 15 year covenants and are vulnerable to being
sold at market rate and thus eliminated from the ADU program. The HSG spent considerable
time discussing the ramifications of losing ADU units from the program and also how best to
ensure ADUs or affordable housing is available in the long term once the County is built out and
ADUs are no longer obtainable through the legislative process. Throughout the HSG’s work,
discussions regarding the restrictions of the Housing Trust were also debated. The
recommendations below reflect these discussions and possible remedies.
The public input session provided an opportunity for the HSG to hear directly from 22 speakers
and receive written comments. Public comments included:
 General support for the ADU program and Housing Choice Voucher program
 Need for workforce housing for the economic and social well-being of the County
 Need for a range of prices and higher densities to accommodate all ages and
capabilities, including addressing housing needs for persons of low-income,
seniors, domestic violence victims, disabled persons and the working poor
 Need for more accessible housing, including rent subsidies.

*

Currently there are approximately 50,000 housing units to be built by the year 2040. This includes approximately
35,000 housing units that are the result of approved rezonings or approved by-right projects and 15,000 housing
units that could be built on vacant, unimproved land or built as part of a redevelopment project. For years 2012 and
2013, a total of 699 new housing units have been approved as part of rezoning applications.
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In addition, several speakers provided specific solutions to the County’s affordable housing
issues to include:
 Use the County’s Economic Development Authority as a Housing Authority
 Work with local Homeowners Associations to resolve issues related to vacant and
foreclosed ADUs
 Analyze the County’s employment growth and subsequent need for workforce
housing
 Conduct a Round Table of top employers to identify workforce housing needs
 Partner with non-profit organizations to jointly address affordable housing needs
 Improve public information regarding the County’s housing programs
 Update the County’s baseline information by conducting an assessment of the
County’s affordable housing needs.
Following the panel discussions, staff briefings, and public input, the HSG developed topical
issues questions to be addressed in small breakout sessions. Discussions from these sessions
were distilled into key themes that centered on distinct overarching goals that guided their work
and final recommendations to the Board. By consensus, the HSG agreed that affordable housing
is critical to Loudoun’s economy and the ADU program as managed by the County is important
and viable but in need of program revisions to enhance the success of the program. Further,
additional programs or approaches are needed for addressing affordable housing up to 100% of
the Area Median Income (AMI). Goals, objectives and recommendations were developed based
on this overall approach. It was also agreed that the Board should consider recent work by the
Affordable Dwelling Unit Advisory Board (ADUAB) on potential changes to Article VII of the
County’s Zoning Ordinance and Chapter 1450 of the Loudoun County Codified Ordinance.
These proposed changes will be forwarded to the Board when ADUAB has completed its work.
Of note, several of the group’s recommendations have been addressed through recent changes to
the management of the ADU program and do not require further direction from the Board. For
example, the ADU waiting list process has been reorganized providing ADU developers access
to more ADU buyers. In addition, the County is working directly with the Dulles Area
Association of Realtors (DAAR) to actively post ADUs that are for sale on the DAAR website
and other association materials. Thirdly, the County has instituted new procedures for notifying
ADU renters well in advance of rental covenant expirations to help ensure that no renters are
placed in a precarious position due to the expiration of a rental agreement. Also, the County
staff is now working directly with developers to create proffer language that provides the
broadest funding application possible, i.e., proffer contributions that are not tied directly to the
restrictions of the Housing Trust Fund. And, as a result of concerns raised by HOAs, the County
Attorney has agreed to prepare an issue paper concerning the Jefferson court case dealing with
ADU foreclosures to alleviate confusion on the part of HOAs and the mortgage institutions.
RECOMMENDATIONS
The HSG developed seven distinct goals for addressing affordable housing in the County (See
Attachment 4, Goals, Objectives, Recommendations). These goals range from refining the
County’s long range affordable housing strategy with clear and quantifiable goals to fine-tuning
existing housing programs so that they are administered in the most efficient and cost effective
A-3

Item # I-2: Affordable Housing Stakeholders Group Recommendations
May 21, 2014
Page 4

manner to establishing an aggressive promotion-focused marketing strategy that raises awareness
about housing programs and opportunities through a multi-pronged approach.
From these goals, the HSG developed specific objectives and recommendations for the Board’s
consideration. Key recommendations include: analyze the Revised General Plan to determine
the appropriate land use balance between residential and non-residential uses; conduct a needs
assessment to identify housing needs and to guide the County’s long-term housing strategy;
develop a “housing blueprint” which establishes measurable goals for achieving housing
affordability; determine an organizational structure within the County that will best implement
the goals of the housing blueprint; examine the County’s desired ADU strategy to focus on the
rental market and adjust the incomes to be served by the program; establish incentives, a
Housing Assistance Team, and eliminate conflicts between County/State/Federal funding
regulations; develop a strategy for leveraging the Housing Trust to best address the County’s
affordable housing needs; and amend Article VII of the County’s Zoning Ordinance and Chapter
1450 of the Loudoun County Codified Ordinance.
NEXT STEPS
The Board may endorse all or some of the HSG’s recommendations and determine that no
further action is required. However, if the Board does agree further action is desired, the Board
should direct staff to develop a work program that indicates the level of effort required to work
on each recommendation including the timing of completing each recommendation. The work
program should be organized according to short-term (e.g., implemented immediately such as a
needs assessment and a marketing strategy), medium-term (within the next 18 months), longterm (work will conclude in next Board term). The work program should also include a
sequencing of work and impacts to other ongoing Board initiatives and any potential staffing or
funding issues (e.g., funding of outside consultants to conduct a needs assessment).
It is important to note that the Board will be receiving an update to its strategic plan in June. The
Board will be considering which zoning ordinance amendments will commence next and the
amendment to Article VII of the Zoning Ordinance (ADU regulations) and Chapter 1450 of the
Loudoun County Codified Ordinance could be considered at that time.
ATTACHMENTS:
1.
2.
3.
4.

Members, Loudoun County Housing Stakeholders Group
Housing Stakeholders Group Meeting Schedule
Summary of Issues/Public Input Matrix
Goals, Objectives, Recommendations
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HOUSING STAKEHOLDERS GROUP
Revised 10/29/13

PLANNING COMMISSIONERS:
Bob Klancher
Chairman, Planning Commission
Ashburn District

Ryan Sauder
ADU Participant Rep.

Helena Syska
Vice Chair, Planning Commission
Sterling District
‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐

James A. Anders, Jr.
Residential Bldg. /Single Family‐ Rep.

ADU PARTICIPANTS:

Board of Supervisors Non‐Voting Designee
Supervisor Suzanne Volpe
‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐

Esther Price‐Johnson
Supervisor Volpe’s nomination
ADU Program Participant

HOUSING ADVISORY BOARD:

Teresa Whitmore
Property manager
‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐

Christine C. Windle
At Large Appointed Member
‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐

REAL ESTATE MEMBERS:
AFFORDABLE DWELLING UNIT
ADVISORY BOARD (ADUAB):
Dawn Billow
Keller Williams Realty
Pamela McGraw
Non‐profit Rep.

David G. McWatters, ABRM, CRB, CRS, GRI,
e‐PRO, RFS, SFR, SRES
Long and Foster Real Estate Inc.
Allison Krista Metzger
Keller Williams

CORE STAFF SUPPORT:

John Mossgrove
Civil Engineer Rep.

Linda Neri
Staff Liaison

Rich Klusek
Planning Department Rep.

Sarah Coyle Etro
Family Services

Shaun Kelley
Financial Rep.

Cindy Keegan
Planning Department

Steve Schulte, P.E.
Residential Building/Multi‐Family Rep.

Eileen Mallory
Administrative Liaison

Dwight Stonerook
Architect & Leesburg Rep.
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Housing Stakeholder Group
Meeting Schedule
May 21, 2014
DATE
October 7, 2013

October 21, 2013
October 26, 2013
November 4, 2013

SUBJECT
Introductions: Purpose of Stakeholder Group
Presentations: FOIA Requirements; County Housing Policies and Programs
Group Discussion: Individual Perspectives and Concerns
Presentations: VA State Code; Affordable Dwelling Units (ADU ) Program; County Codified Ordinance
Tour of Affordable Dwelling Units
Public Input Session

November 18, 2013

Presentations: ADU Rental Program and Process; Loudoun County Demographics
Panel Discussion: Representatives for ADU Lenders

December 2, 2013

Panel Discussion: ADU Program Participants
Panel Discussion: Housing Experts from Fairfax County, Prince William County

December 16, 2013

Panel Discussion: Non-Profit Housing Groups: Habitat for Humanity, Windy Hill, Catholics for Housing,
Arlington Housing Corporation
Presentations: County Housing Policies/County Housing Funds

January 13, 2014

Panel Discussion: Loudoun County Economic Development Advisory Commission/ Loudoun County
Chamber of Commerce CEO Cabinet
Group Discussion: ADUAB’s work on codified and County ordinances/design guidelines

January 27, 2014

Presentation: Fairfax County Redevelopment and Housing Authority;
Small Group Breakout Sessions: ADU-For Sale Units, Policies; ADU-For Rent Units, Policies;
Long-term Housing Policies

February 3, 2014

Small Group Breakout Sessions: ADU-For Sale Units, Process; ADU-For Rent Units, Process; ADUs
Marketing
Small Group Breakout Sessions: Funding; Private/Public Partnerships
Presentations: AECOM study; CDBG Funding Update
Group Discussion: Proposed Draft Group Recommendations
Group Discussion: Proposed Draft Group Recommendations
Group Discussion: Proposed Goals, Objectives, Recommendations
Presentation: Demographer’s Pipeline Study
Group Discussion: Proposed Goals, Objectives, Recommendations
Group Discussion: Finalize Goals, Objectives, Recommendations
Chairman/Vice Chairman present recommendations to the Board of Supervisors
ATTACHMENT 2

February 10, 2014
February 24, 2014
March 10, 2014
March 24, 2014
April 7, 2014
April 28, 2014
May 21, 2014
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SUMMARY OF ISSUES/PUBLIC INPUT BY TOPIC AREA
May 21, 2014
ISSUES/COMMENTS BY CATEGORY

Stakeholders
Group (1)

ADU Program FOR SALE UNITS
Policies
A. Discussion and review of down payment and closing costs assistance rules being
more strict than the rules for getting the mortgage.
B. Comment regarding the ADU program’s eligibility requirements; e.g., example of
the difficulties of exporting money from home county in Africa to the United
States to fund a home.
C. Advocate for staff resources to enforce covenants and help with units that have
fallen into disrepair and foreclosure.
D. Windy Hill has been working on affordable housing for 32 years. None of these are
in the ADU program. Affordable housing for charity, elderly, disabled, and
teachers, police and firefighters is needed for economic development. Look at
work from two round tables held with the County and developers on November 3,
2009 and April 24, 2012 regarding housing. Also, look at the programs of
Arlington, Alexandria, and Fairfax.
E. Stated that organization submitted a certification application to be designated as a
qualified nonprofit to purchase ADUs in October, 2012. Habitat’s purchase of
ADU’s would offer affordable housing options and stem the loss of ADUs to the
market. County should take advantage of the CDBG Section 108 Program County
and obtain HUD home funding.
F. Domestic violence victims’ need for safe and affordable housing and their
difficulties of pulling resources together due to their situations. Victims need more
than 90 days to apply for housing.
G. Issues with the AMI formula and the need for Article 7, Chapter 14 changes.
Consider affordable housing partnerships with nonprofit and profit builders and
working with Windy Hill and Loudoun Habitat. Density needs to be dealt with and
that Loudoun needs a sliding scale. ADU program is not broken but
misunderstood. Issue of HUD not lending money and putting the Housing Trust
Fund money to better use.

Public
Organization
Input (2) (public input only)

Issue 24
V

Loudoun citizen

V

South Riding
Proprietary
Windy Hill
Foundation

V

V

Loudoun Habitat

V

Loudoun County
resident

V

Northern Virginia
Building Industry
Association

1
1.
2.

Issue Number as listed on Housing Stakeholders Group Issue list, revised December 15, 2013.
V=Verbal comment; W=Written comment
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SUMMARY OF ISSUES/PUBLIC INPUT BY TOPIC AREA
May 21, 2014
ISSUES/COMMENTS BY CATEGORY

Stakeholders
Group (1)

H. Allow people who have work permits (Employment Authorization Card) can buy as
well as it does Fairfax County. Many of them have been renewed every two years
for more than 12 consecutive years and are the only requirement that prevents
them from buying.
I. There is enormous potential in growth of the number of households assisted by
the ADU programs, given that there are currently only around 100 people on the
purchase program waiting list, but over 22,000 households that could potentially
qualify for the program.

Public
Organization
Input (2) (public input only)
W

Did not self identify.

W

Program Participant

W

On ADU waiting list

W

ADU Program
participant

Inefficiencies in the ADU programs can be improved upon, but shouldn’t be looked
at subjectively as providing a “low return on investment” or as reasons to
eliminate or reduce the size of the ADU programs, as has been publicly suggested
by some Supervisors. By eliminating or reducing the ADU programs, the
affordable housing demand would increase.
The ADU programs can be used to foster unification of an economically, culturally
and socially diverse population of residents and businesses in Loudoun County.
Let’s see the Board of Supervisors work to expand these programs and reach their
large potential, rather than reduce them.
J. Expensive cost to live in Ashburn. Help is truly needed. Like myself and many
others I have been on the waiting list since 2010 others may have endure longer.
K. Liked the process when I brought my house in 1999. However, should be some
extra perks with purchasing one these homes. For example when I brought my
house you could not get a balcony or the back yard fenced in. Did allow that you
can have those things done and at a certain time frame you can get reimbursed
the upgrades. Through Fairfax housing others able to get electrical work done to
install ceiling fans, and have bathroom extended. I think if you have the money to
do these things you should not be limited. I think the pre‐approval is a really good
process. That was not there when I brought my house.

2
1.
2.

Issue Number as listed on Housing Stakeholders Group Issue list, revised December 15, 2013.
V=Verbal comment; W=Written comment
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SUMMARY OF ISSUES/PUBLIC INPUT BY TOPIC AREA
May 21, 2014
ISSUES/COMMENTS BY CATEGORY

L.
M.

N.
O.

Stakeholders
Group (1)

I would like to know when is the cut –off time when I no longer have to
sign/notarize the document and mail. I remember being told that keeping the
place for at least 15 years that if I decided to sell I could get a good price. I have
no desire to sell but I would like to know is my house mine or does it still belong
the Housing Program?
ADU List management – how long can participants stay on the list; what happens
when they go to the bottom of the list.
Why are ADU units going to market rate units? What are buyers looking for? Are
they waiting for something in particular? Is there something wrong with the
dwelling when they pass on that dwelling?
Contribution by builder who is building less than 50 units (this is a zoning matter).
Abandonment of Affordable Dwelling Units: There should be the ability for these
properties to go back into market and have the ability to get new homeowners
into the abandoned units.

Middle Class Gap: The ADU program qualifications serve the needs of people
below the middle class but does not provide any assistance to those within the
middle class demographic within Loudoun County. Most middle class residents do
not qualify for the guidelines of the ADU Purchase Program outlined in the % of
Medium Income requirements of a three person household ($29k ‐ $67k). If a
program is going to implemented to provide new home purchase opportunities it
should not be available to just a single income demographic, there should be some
options explored to increase the availability of the program to those in the middle
class as well. Program should not focus on one specific income class and the scope
of the program should not be limited.
P. Contribution by builder who is building less than 50 units (this is a zoning matter).
Q. Number of ADUs within community. For the last three years, struggling after an
ADU went unoccupied leaving an available ADU that could be provided to a
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qualified person tied up in red tape. There is currently no expedited process for
the county to resolve these situations in which an owner defaults/cannot be held
accountable for past assessments. The longer these units sit empty, the more we
as an association must do to maintain it and keep it ready for another occupant,
costing us time and resources that are hard to come by ‐ especially when there's
nobody in the unit paying monthly assessments. What will your plans be to
prevent this from happening moving forward? This is a program meant to benefit
people, yet despite having a unit ready to occupy, LoCo can't seem to fill it.
Process
R. What are potential repayment options that may be more expedient than what the
County has now.

Country Club
association

Issue 31

S. Compatibility to lenders and County guidelines.

Issue 28

T. Require TriMerge report from an approved lender.

Issue 29

U. Getting the DPPC decision done earlier.

Issue 30

V. Questions/comments for the ADU purchase program:
1) more information regarding the amount of hazard insurance needed, the
insurance I used valued the ADU at market value which is almost two times
higher, I still don't know if this is correct
1) make it more clear that the participant is not allowed to make a deposit
on more than one house even though they have letter's/emails from more
than one builder
2) to make sure the builder goes by the order of priority number instead of
the any random participant on the "letters/emails sent out list"
3) list of active ADU mortgage lender's, regularly updated

Public
Organization
Input (2) (public input only)

W

ADU Program
participant

4
1.
2.

Issue Number as listed on Housing Stakeholders Group Issue list, revised December 15, 2013.
V=Verbal comment; W=Written comment

ATTACHMENT 3

A-10

SUMMARY OF ISSUES/PUBLIC INPUT BY TOPIC AREA
May 21, 2014
ISSUES/COMMENTS BY CATEGORY

Stakeholders
Group (1)

4) For self‐employed people it would be better to go more than 2 years to
show a consistent income.
W. What is process of managing ADUs before they go to market?
X. Intake meetings – better information on closing costs and the homeownership
lifestyle.
Y. Perfect program for nice house with less mortgage; very affordable.
Z. Evaluation of the ADU purchase process.
AA. ADU program is a great program that provides for people to become a
homeowner. Negative experience finding a loan. Used the loan list provided by
the county, but most of them no longer provided ADU loans. Could be prevented
by updating the loan list more frequently, for example every two weeks.
BB. I think the ADU program is excellent. If it wasn't for this
program I would not be able to live in this area.
CC. Getting into a unit requires an awful lot of paperwork that should be streamlined
in some way, especially if one is just renewing their ADU certificate.
There is a shortage of units available for the qualified people who are looking for
units. There should be some type of analysis done of how many units are needed
and something needs to be done to make more units available. The waiting lists
are way too long.
DD. I navigated through the program with ease and lots of assurance. I applied at the
end of September 2012, had the certificate by December 2012, found my new
construction home in February 2013 and closed on May 3rd, 2013. Encountered
opposition from model home reps who weren't well versed in the rules of the
program. I experienced some unprofessional attitudes and disdain from these
sales people and begun to feel a little discouraged at first. Met a realtor who was
very familiar with the ADU program. She accompanied me to properties in which I
had interest and later handled all the important details of negotiating with the
sales office.
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Public
Organization
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Recommendation that the down payment/closing cost assistance qualification be
made available a little earlier on in the process. Knowing in advance what you
qualify for is a win‐win for all parties involved. Purchasing the home is predicated
on whether you can close the deal or not. Experience that one could not apply for
assistance until a contract had been executed. Which by the way, means you have
to provide all the paperwork and documentation a third time.
EE. ADU program is a great program which has allowed me to own a home, where
otherwise I would not have been able to. I would however like to see single family
homes offered in the program at some point‐especially for larger families who
could use a little more space and a yard for their children to play in‐ rather than in
the streets.
There's nothing bad I have to say about the program. I think the builders are doing
a great job with the homes they're building and the program gives many choices of
homes to choose from‐along with an entire year to decide (which is great!) The
areas in which the homes are built in are upscale neighborhoods, which is also a
plus for property values as well as resale. It's a great program and a great county
to live in.
FF. I would never be able to afford to buy a house in this area. Then I heard about the
program. Even though I saved roughly $10k for a down payment, I still had to
utilize the down payment assistance to get my monthly payment to a comfortable
amount. As a single woman and recent graduate, this program gave me a chance
to be a home owner .
GG. Discussion on what happens with the future sales of ADU’s when you have

W

ADU Program
Participant

W

ADU Program
participant

Issue 22

high fees such as HOA’s and clubs.
HH. Changing the ordinance to allow recourse by HOAs with staff involvement and a
clearly defined method of recourse solution.
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ADU Program FOR RENT UNITS
Policies
II. Letting the landlords verify income and qualification.

Public
Organization
Input (2) (public input only)

Issue 27

JJ. I believe the ADU program required income/rent level should be 60% as opposed
to the current 50% limit. The 50% limit is just too low.

W

KK. As a Multifamily tax credit development company, opportunity to build what will
soon be our ninth “affordable” apartment development in NVA. We manage
about 16,000 units in VA and NC of which most are tax credit. Our findings show
that in NVA, there is a higher demand for the 60% AMI units than those that are
less than as much. It would seem to make better sense if more ADUs were made
available in the 60% category. Would like to do more development in Loudoun
County however, the 50% guideline makes it financially difficult.
LL. Appreciative of the ADU program but expressed concern over reaching the income
limit requirements for the program. Concerned about having only having three
days out of the month for the intake appointment. Hard to get into the program.
MM.
Address lack of affordable housing and rentals. People are moving to
Clarke and Frederick counties and West Virginia to find affordable housing.
Formula for median income is too low and the AMI needs to be amended.
NN. ADU program is for the middle class, not for poor folks. Can qualify for the
program legally but still make too little money for the rental or housing programs.
Poorer people need assistance. Address issues with the program’s qualifications
standards.
OO. Van Metre company manages 3,100 rental units in the area including 60 ADUs in
Fairfax and Loudoun. Key is how to provide ADU’s efficiently and effectively.
Suggest the group to look at the ease of participation in the program. Consider
eligibility and qualifications, knowing when units are available, and the issues of

W

Vice President
S.L. Nusbaum
Realty Co.
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Brokerage &
Development, S. L.
Nusbaum Realty
Co.
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different reporting styles between Fairfax and Loudoun. Recommend polling
(providing units offsite) and letting builders pay cash in lieu of providing ADUs
which are not allowed by the ordinance. Multi‐family units are more effective in
the long term. Suggest transitioning from the rental program to the housing
program and the use of tiers.
PP. Need for more housing for Loudoun’s working poor. More needs to be done for
residents who work here and do not make 30% of the median income.
QQ. Ability for a resident to remain in the apartment complex they desire. Realizing
'income' is the major factor of 'where' the tenant may live; it would benefit the
resident to remain in a particular unit unless their income is increased by at least
35 to 45 percent and not within just a 2 percent increase of their income.
RR. Many rentals have minimum income limits that cannot be met. Reasonable rent
through the ADU program. Need more apartment complexes throughout the
county participate to allow a greater diversity of choice in location when choosing
an apartment. Keep ADU rental rates around the $1000 mark or lower.
SS. Look at a graduated plan allowing renters to enter the program at a certain
income and adding a buffer to the income allowing for pay increases.
TT. Only 150 agents in the Virginia area and maybe half of those that work in Loudoun
County. Average of 2 calls a week that have Housing Vouchers through the
county and we are just not able to find any rentals for them. Able to find rentals
for less than 10% of those that approach us. Landlords that have active rentals
never heard of the Vouchers program and have no idea what is involved. Others
do not want to be involved because the county requires the properties to be fixed
up more than is required to rent to any other person off of the street. The general
response is normally something like, why should I get involved with a program that
demands I do more, than any normal tenant requires and then they only
guarantee 70% of the rent.
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Suggestion that county purchase or build or have developers build apartment
complexes that are only for voucher Programs. Maybe if they could do something
more to educate potential landlords (or maybe educate Real Estate Agents who
could then educate the potential landlords) of the benefits of joining the program.
Perhaps converting old schools or other government buildings to rental units
would be an option. The rent from the voucher program could go into the
Housing Procurement department which they could use to maintain existing
properties and buy additional properties.
UU. Receive calls from low income seniors or disabled persons who are unable to find
housing they can afford on Social Security or SSI; refer to other communities or
management companies that service low income applicants; typically have a long
wait as well.
There is definitely a need for additional low income housing in Loudoun County.
Of the many calls and walk ins I get daily, most don't complete the application
process because they are in need of housing immediately and simply can't wait 2
years. I feel the county would benefit from more multifamily and senior/disabled
housing. There is certainly a need that I don't see changing any time soon.
VV. Wide gap in affordable housing options for adults with disabilities in Loudoun
County. And to further highlight young adults with disabilities graduating from the
Loudoun County Public School (LCPS) system in the next five years, who will also
be in need of affordable community‐based housing options in Loudoun County.
Gaps in funding and options for adults with special needs seeking community‐
based living options in Loudoun County.
Process
WW.
Monitor rental rates and the issues of additional costs such as trash pickup
and cable that affects affordability.
XX. In terms of communicating with those implementing the program, it would be nice
to speak with a live person in a more timely way. Understand that the volume of calls
they probably receive is overwhelming with so many seeking the opportunity. As I
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went through the process, I had to leave a message and wait for someone to contact
me, which at times took a few days. When you are the one waiting in need on the
other end, a few days can feel much longer. The representatives I did have the
opportunity to speak with on the phone were informative and kind.
YY. Needs to be a thorough screening process; "loopholes" within the qualification
process/questionnaire; examples of program abuse where large families are later
moved under the roof of a single applicant who met the qualifications.
ZZ. Issue of informing the renter applicant as to when the covenants expire.
LONG‐RANGE HOUSING POLICIES
AAA.
Unmet housing needs policy and how we can monitor their
implementation.
BBB.
What is the biggest road block to ADU?
CCC.
Suggestion from public that Committee think of the future and where the
County will be in 25 years, i.e., built out with limited rezoning for obtaining ADU
units. The Committee may want to look at developing future programs that rely on
other options for addressing unmet housing needs.
DDD.
The "location" policies for active adult retirement communities are right
on target; noise around the stated 65db noise levels seems high. Reduce top end
level?
EEE.
Future housing needs, housing type, and how to reconcile projected
growth (the Housing Advisory Board is proposing updating the 2006 AECOM
Study).
FFF.What are the goals of the program regarding the ratio of units sold to certificate
holders versus those that convert to market rate? What is a metric by which year
over year sales can be judged?
MARKETING: ADU PROGRAM: FOR SALE UNITS
GGG.
Why are ADU units going to market rate units? What are buyers looking
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for? Are they waiting for something in particular? Is there something wrong with
the dwelling when they pass on that dwelling?
HHH.
How do you get people to purchase?
III. ADU marketing and communication (what is being done now). ADU list is small,
yet there is a huge need. Why the disconnect?
JJJ. Need for communications work plan or marketing program for implementing ADU
program. People have never heard of the program. Public is not aware. Perhaps
more widespread distribution of information, e.g., send with tax bills, or County
hiring a full time realtor to assist with the program, especially if units are listed on
the MLS. Also, need to work more closely with business community so that they
understand these types of programs are available to their employees. Several
agreed that getting to the private sector is challenging. What is staff’s perspective
on the benefit of housing fairs to help promote the ADU program? Bring in
financial/lender expert to future meeting. Lending issue is significant. Currently,
some lenders may be cautious of lending due to ADU covenants and other
restrictions. Financing is difficult and units tend to go to market because of these
difficulties. Why are ADU units not listed on the MLS? MLS listing could result in
increase in ADU buyers. How/what are the processes and costs for MLS listing of
ADU units? Do we know how many realtors have assisted ADU participants?
KKK.
Why are fewer units going to market?
LLL. Issues surrounding builders getting the updated list of ADU certificate holders only
if they release more units; why isn’t done on online?
MMM.
Promotion of the program; how to get the word out.
NNN.
No complaints with the ADU program . Realtors weren’t aware of the
program or didn’t tell people about it due to the low commission. Issue of ADUs
going back to the market in 90 days.
OOO.
Promotion of the ADU buy program when staff discusses reaching the rent
threshold with the renter.

Public
Organization
Input (2) (public input only)

Issue 6
Issue 8
Issue 9

Issue 11
Issue 20
Issue 25
V

Ashburn Resident

Issue 37

11
1.
2.

Issue Number as listed on Housing Stakeholders Group Issue list, revised December 15, 2013.
V=Verbal comment; W=Written comment

ATTACHMENT 3

A-17

SUMMARY OF ISSUES/PUBLIC INPUT BY TOPIC AREA
May 21, 2014
ISSUES/COMMENTS BY CATEGORY

Stakeholders
Group (1)

MARKETING: ADU PROGRAM: FOR RENT UNITS
PPP.
Disabled resident currently on housing waiting list. Not able to move into
own place due to cost of living.
PUBLIC/PRIVATE PARTNERSHIPS
QQQ.
Non‐profits participation in the ADU program.
RRR.
Opportunities exist for collaboration between the ADU programs and the
two affordable housing organizations in Loudoun County, which would result in
more affordable housing needs being met.
SSS.Address the need for workforce and affordable housing for low and higher
incomes. Support the Housing Advisory Board’s recommendations; adequate
maintenance/investment in a single housing trust fund; promoting the use of
vacant or underutilized land for affordable housing or mixed‐use developments;
higher densities to accommodate units for sale or rental; use the Economic
Development Authority (EDA) to investigate alternate project solutions, attract
non‐profit developers, provide project financing alternatives and the creation of a
housing authority; reducing capital facility fees; creation of a separate housing and
community development department to increase the visibility; and research
prioritization and effectiveness of housing opportunity programs.
FUNDING
TTT.
Availability of housing funds. Group would like a more in‐depth
understanding of the various housing funds.
Other issues
UUU.
Number of ADU units owned and rented; number of actual residential
units in the County; number of workforce units.
VVV.
What are other high‐growth jurisdictions doing?
WWW.
Suggestion that Committee hear from ADU owners who have had a
positive experience
with the ADU program. Like to hear some success stories.

Public
Organization
Input (2) (public input only)
W

Spotsylvania
resident

W

Program Participant

V

Chamber of
Commerce
representative

Issue 3

Issue 12

Issue 14
Issue 15
Issue 17

12
1.
2.

Issue Number as listed on Housing Stakeholders Group Issue list, revised December 15, 2013.
V=Verbal comment; W=Written comment

ATTACHMENT 3

A-18

SUMMARY OF ISSUES/PUBLIC INPUT BY TOPIC AREA
May 21, 2014
ISSUES/COMMENTS BY CATEGORY

Stakeholders
Group (1)

XXX.
Review Fairfax County’s zoning ordinance.
YYY.
On the waitlist for Madison House. Advocate for affordable housing and
keeping citizens in the county.
ZZZ.
Need an advocate to bring in new, affordable housing for senior‐seniors.
Not detached homes with their maintenance bills and work.
AAAA.
Housing Choice Vouchers are a jewel. Wants to be successful despite the
challenges of living in temporary housing and handling the expenses of school,
youth activities, and disability issues.
BBBB.
Increasingly apparent that unless we suddenly become rich, or can save
$10k, home ownership will remain a dream for us. We do not like living on Section
8 due to the stigma, the employer's frustration at filling out the reporting forms
and the feeling that we are somehow "second class citizens."
Each time our income increases, or decreases, or there is a change in the
household, it must be reported in writing.
If one wants to purchase an ADU, there needs to be classes attended, money in
the bank, a pre‐approval, and attendance of open houses which could possibly
interfere with work schedules. Plus, the tax rate in Loudoun is higher, and that's
not particularly attractive to lower‐mid income families such as ours. To enhance
the value of renting to a Section 8 Tenant is a possibility. There are so few places
that accept vouchers, and places that also accept pets and vouchers (we have 2
elderly cats, age 15). Those that do pet fees high; a high cable bill. Some
management companies have a program to place their Tenants' rent into escrow
money for them to save towards purchasing a home that is built by said company.
We think this is a great way for landlords to encourage Tenants to purchase their
homes, and a good way to build community strength.
CCCC.
There are many seniors that have no choice to continue to live in the
Leesburg area except to live in a single family home or a townhome. Neither are
practical choices for seniors. No one is seeing, doing, or realizing the need for
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some smaller, one story homes. Moving out of the area to somewhere that does
offer this is not good for seniors. Many others would love to see a development
with these types of homes offered and affordable. Affordable is not mid‐$300's to
$430,000! It is time someone hears and realizes the true need of the type of
home that is needed here.
DDDD.
I am currently in the Affordable Market Purchase Program (AMPP)
program through Loudoun County. I am awaiting the availability of affordable
housing. The AMPP program is new and has only had 6 units available in South
Riding as of this date. I was approved back in June to participate in the program.
I am excited that a program like this exists. I am concerned, however, that there
aren't going to be units available for me since it has been so long since I was
approved for the program. I worry about my ability to sustain a home in Loudoun
County.
EEEE.
Review of a housing orientation program fashioned like Fairfax County’s
program. Have Fairfax and Prince William representatives available at a meeting.
FFFF.
What is elderly population in the County as well as the general
demographics of the County broken down by age group?
How many are
considered elderly poor? What is deficit for housing that would be similar to
Section 202?
GGGG.
Housing Choice Voucher Program.
HHHH.
Explanation of the (Public Employee Homeownership Grant (PEG) program
and the differences between that and County trust fund.
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HOUSING STAKEHOLDERS GROUP RECOMMENDATIONS
GOAL 1: The County’s long range housing strategy provides for a spectrum of housing
opportunities to support economic health and quality of life.

Objectives:
A. Establish clear and quantifiable goals.
B. Provide and maintain affordable housing to accommodate needs within the County
and the region.
C. Establish the optimum organizational structure to ensure successful implementation.

Recommendations:
1. Determine the County’s desired ADU strategy to include:
 More focus on rental market and increasing the incomes served to beyond 50% of
the Area Median Income (AMI).
 Set clear and quantifiable goals.
 Analyze long-term viability of For Sale Program, proffer convertibility and
flexibility in unit type.
2. Update the AECOM Study or a similar study to identify needs and guide the housing
strategy.
3. Develop a Housing Blueprint which establishes goals for affordable housing.
4. Determine the best organizational structure to achieve the County’s housing goals. At
a minimum, the housing entity should be an office or department, or act as a housing
authority.
5. Establish a formal communication mechanism between the Board of Supervisors and
all the County’s housing groups (e.g., Affordable Dwelling Unit Advisory Board
(ADUAB), the Housing Advisory Board (HAB), the Economic Development
Advisory Committee (EDAC), etc.) which includes annual updates to the Board of
Supervisors on the groups’ activities and recommendations.
6. Determine a sustained, dedicated funding stream to address the County’s affordable
housing needs.
7. Analyze the Revised General Plan to identify need and determine land use balance
between residential and non-residential users.
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HOUSING STAKEHOLDERS GROUP RECOMMENDATIONS
GOAL 2: The County will work in partnership with non-profit and for-profit entities committed
to the provision of a wide range of housing opportunities by offering technical assistance and
financial opportunities and incentives.

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

Recommendations:
1. Establish incentives for non-profits and for-profits to include:

Fee waivers

Expedited processing

Tax exemptions

Letters of support

Bonus densities for affordable housing

Land assistance:
Public property


Purchase assistance

Dedicated land (e.g., ground lease)
2. Evaluate redevelopment and rezonings, including bonus densities, to further land
dedication for affordable housing.
3. Establish a dedicated team and ombudsman to serve as point of contact and assist forprofits and non-profits to build affordable housing units. Provide assistance with:
 Land use applications
 Creative problem solving
 County housing programs
 Financing streams (e.g., federal, state, local)
4. Develop a strategy to leverage the Housing Trust Fund to best address the County’s
affordable housing needs.
5. Seek legal guidance with respect to the possibility of amending the Housing Trust
Fund agreement established in 1997 for the purpose of expanding its use beyond the
30 – 70% AMI. This would include reviewing current proffer language to expand
potential uses of the existing Housing Trust Fund.
6. Expand funding opportunities through federal and state resources by ensuring County
ordinances and regulations do not exclude non-profit and for profit entities that are
providing affordable housing (e.g., flexibility within the ADU covenants and the
dispersion requirements to fit in with funding opportunities).
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HOUSING STAKEHOLDERS GROUP RECOMMENDATIONS
GOAL 3: The County will establish an aggressive, promotion-focused marketing strategy with
clear and quantifiable goals for the County’s housing programs.

Objectives:
A. Raise awareness about housing programs and opportunities to prospective
participants through a multi-pronged approach.
B. Aggressively market ADU purchase opportunities within the 90-day marketing
period. Keep properties within the ADU program by avoiding market rate
conversions in 90 days.
C. Ensure a variety of avenues for access to information.

Recommendations:
1. Rebrand the Affordable Housing Program (e.g., by a consultant or County’s Public
Affairs Office).
2. Formalize outreach to existing ADU rental participants regarding the ADU For-Sale
program.
3. Develop a formal marketing plan for the rental, resale and new construction programs
that includes the following:
 Quarterly Housing Fairs and Open Houses.
 Housing Resource Centers as pilot (manned or unmanned).
 Public service announcements.
 Explore sponsorships to offset expenses and broaden exposure.
 Provide comprehensive and sustained outreach to lenders, realtors, existing ADU
renters and non-profits.
4. Enhance the marketing and effectiveness of the existing ADU Program by:
 Amend Chapter 1450 to reflect a seller/broker and a buyer/broker commission.
(Please note this recommendation also appears under the amendments to the
Codified Ordinance as well.).
 Provide Realtor assistance on ADU sales. The County should review and revise
its RFP for real estate services to provide incentives to real estate agents for
ADUs until such time as Chapter 1450 is amended as identified above.
 Establish aggressive marketing approach during the 90-day marketing period.
 Send housing programs information with tax bills.
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HOUSING STAKEHOLDERS GROUP RECOMMENDATIONS
GOAL 4: As many For-Sale units as possible should remain in the ADU program to help address
the County’s affordable housing needs.

Objectives:
A. Educate future homeowners about home ownership.
B. Facilitate the inclusion of home construction upgrades in a unit’s financing when
reasonable.
C. Ensure ADU homeowners are “neighbors in good standing” within their
HOAs.
D. Develop better partnerships between the County and HOAs.

Recommendations:
1. Allow functional upgrades up to $10,000 to be financed within a mortgage.
2. Expand availability of intake sessions to include choices of evening, weekend and online sessions. Intake sessions should include HOA information, such as typical dues and
rules, and more key elements of the HomeCents Program.
3. Continue HomeCents class on a quarterly basis. Create a video of the class to be
available to viewers on-line and include contact information for Family Services staff.
4. Require a “member in good standing” letter from HOA in annual affidavit submission.
5. Develop and provide “readiness to buy” documentation for ADU certificate-holders
verifying that they understand their obligations.
6. Review whether the County should restart or extend the covenant when the County
purchases an ADU resale unit.
7. Provide Realtor assistance on ADU sales (see recommendations from Goal #3).
8. Establish a policy that the County will not purchase an ADU resale unit that is subject to
a judicial sale (e.g., Tanzanite property) thereby allowing the unit to be sold at market
rate. Should the County exercise its option to purchase the unit, it would be done with
the understanding that there would be a negotiated financial reimbursement with the
HOA to recover costs.
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HOUSING STAKEHOLDERS GROUP RECOMMENDATIONS
GOAL 5: The County’s housing programs will be administered in the most efficient and cost
effective manner. These programs will consider financial institution requirements of organizations
that provide financing to ADU participants and requirements of non-profit and for-profit
organizations that provide affordable housing.
Objective:

A. Evaluate County program requirements against those of financing institutions and
modify County programs as appropriate to ensure maximum flexibility.
B. Bi-annually assess the effectiveness of housing programs in accordance with a housing
blueprint.

Recommendations:
1. Require Tri Merge report at time of ADU application to be submitted thereby
eliminating need for FICO score.
2. Provide pre-approval commitment for the Down Payment and Closing Cost (DPCC)
Program loan upon application.
3. Provide applicants with a DPCC information chart showing ratios for various income
qualifications versus determining one standard amount for all ADU income levels.
4. Provide applicants with DPCC certification process timeline.
5. Provide lenders with one-page DPCC FAQ.
6. Allow landlords to certify ADU rental applications via a consistent County process with
the stipulation that property managers/landlords are subject to audits. The County will
continue to maintain and provide updated waiting lists.
7. Consider changes to the County’s program requirements (e.g., qualification
requirements, Article VII, and Chapter 1450) to ensure that they maximize opportunities
for non-profit and for profit organizations to provide affordable housing.
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HOUSING STAKEHOLDERS GROUP RECOMMENDATIONS
GOAL 6. The County’s housing programs will be expanded to better support housing stability
and provide opportunities to work toward home ownership.

Objectives:
A. Support ADU rental participants seeking housing stability.
B. Encourage ADU rental participants to progress to home ownership and/or market-rate
rentals.
Recommendations:
1. Assist ADU rental participants to transition to other housing once program income limit
is exceeded.
2. Provide information and outreach to ADU rental participants to inform them of the
ADU For-Sale Program and other housing opportunities.
3. Establish a program that allows ADU rental participants to stay within the program for
up to two years once the maximum income limit has been reached. (Note this
recommendation appears under amendments to Article VII as well.)
4. Expand the means by which rental participants are notified of covenant expirations by:
 Including the covenant expiration date in every annual renewal notice.
 Sending the certificate holder a one-year notice and then a second notification six
months prior to covenant expiration date.
 Requesting landlords to add a copy of the covenants to the lease, when executed,
noting the expiration date.
 Requiring landlords to provide certificate holders an annual notice, when the
covenants expire on the property, to each of the renters.
5. Consider a process and mechanism by which ADU rentals may be made available at the
market rate when there are no ADU renters on the waiting list. These could be offered
at incremental income levels (i.e. 50% to 70% AMI and then 70% to 100% AMI) with
the understanding that the unit would convert back to the ADU rental program once the
market rate renter vacates the unit.
6. Consider additional financial rental subsidies for those Loudoun citizens who are on
fixed incomes (e.g., seniors, veterans, and the disabled).
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HOUSING STAKEHOLDERS GROUP RECOMMENDATIONS
GOAL 7: County policies and regulations will address a full range of Loudoun County’s
housing needs.

Objectives:
A. Ensure ADU rental covenants allow for flexibility in the funding requirements of
federal, state and other financing programs including the Low Income Housing Tax
Credit program (LIHTC).
B. Ensure the timeframe provided for the sale of an ADU to certificate holders is consistent
with market dynamics.
C. Modify the requirements and guidelines of affordable rental units to allow for the
utilization of financing sources such as VHDA and LIHTC to give flexibility.

Recommendations:
1. Amend Article VII to include:
 Consider a buy-out option for multi-family rental units (e.g., cash in lieu) consistent
with for-sale units.
 Provide for offsite ADU units or other types of affordable units in appropriate
locations.
 Accommodate various rental options & approaches, such as clustering as opposed to
dispersing units, to better mesh with various financing options.
 Provide flexibility to permit unit-type conversions within existing rezoning proffers
when such conversions can further the County’s affordable housing goals.
 Allow renters to stay in the ADU rental program for up to two years once maximum
income limit has been reached and consider broadening income range beyond
program requirements.
2. Amend Section 1450 of the Codified Ordinance to include:
 Provide for Realtor assistance to ADU seller enabling commission on the sale.
 Review rental and for sale covenants and clarify that they terminate upon
foreclosure.
 Consider revamping the role of ADUAB to consolidate responsibilities with other
housing advisory groups.
 Allow renters to stay in the ADU rental program for up to two years once maximum
income limit has been reached and consider broadening income range beyond
requirements.
3. Retain 30-70% AMI for ADU Program, however, develop more programs and funding
sources to meet affordable housing needs that fall outside the 30-70% AMI in
conjunction with identified future affordable housing need.
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Housing Stakeholders Group
Recommendations

Board of Supervisors Meeting
May 21, 2014
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Board of Supervisors’ Direction
• September 4, 2013: Housing Stakeholders Group established
• Purpose:
▫ Review the County’s existing housing programs to
determine their sustainability, viability and efficiency
▫ Look at alternatives to provide for housing needs for
affordable and workforce housing
▫ Provide recommendations

• November 6, 2013: Board of Supervisors confirms HSG
membership
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Process
Transparent and Interactive
▫ All meetings open to the public
▫ Opportunity to comment at every meeting
▫ Public Input Session (22 speakers/30 written comments)
▫ Website with audio and written materials
Comprehensive and Thorough
▫ 16 meetings/50+ hours/October to April
▫ Well-attended meetings
▫ Engaged and lively discussions
▫ Staff presentations
▫ 6 topic-specific expert panels
▫ Tour of 5 different ADU unit types at 3 different
developments
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Tour of Affordable Dwelling Units

Stone Ridge-Resale
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Background Presentations
•

County housing policies
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Unmet Housing Needs vs. ADU Program

Greatest
Need

Affordable
Dwelling
Unit (ADU)
Program

Approaching
Market Rate
Units

regulatory

0-30%

$0 to $32,100
Rental

30-70%

$32,100 to $74,900
Rental/Ownership

70-100%

$74,900 to $107,000
Ownership
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Background Presentations
•

County housing policies

•

Affordable Dwelling Unit Program

•

County demographics and build-out estimates

•

Housing funds

•

2007 AECOM Housing Study

•

ADUAB’s proposed Zoning Ordinance revisions

•

Survey of ADU homeowners
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Panel Discussions
• Lenders
• ADU Program Participants & HOA Representatives
• Non-Profit & For-Profit Affordable Housing
• Economic Development Advisory Committee and
Chamber of Commerce CEO Cabinet
• Local Jurisdictions
• Fairfax County Redevelopment and Housing Authority

TM Associates Management, Inc.
Your Pathway to Affordable Housing Solutions
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Public Comment Session-Themes
• Support for ADU and Housing Choice Voucher programs
• Workforce housing for economic and social well-being
• Range of prices and densities; livable to all age groups and
capabilities
• Housing needs of low-income, seniors, domestic violence
victims/families, disabled and the working poor
• Income limits of ADU program

• Accessible housing
• Rent subsidies
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Public Comment Session-Solutions
• Use Economic Development Authority as a Housing Authority
• Conduct a roundtable of top employers to identify needs
• Collaborate with non-profits
• Improve public information about programs and educate realtors

• Update the County’s housing needs assessment
• Provide more multi-family rental units
• Allow for cash buyouts and offsite units
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Recommendation Development Process
Step 1: Public’s and Stakeholders’ Issues organized topically
Step 2: Developed issues questions by topic
Step 3: Small group discussions
▫ Discussed/debated issues questions
▫ Reported out to HSG with 37 preliminary recommendations
Step 4: HSG discussed/debated/refined recommendations
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Key Recommendations
•

Analyze the Revised General Plan to determine
land use balance between residential and nonresidential uses

•

Determine long-range housing strategy:
Update needs assessment
Develop a housing blueprint
Establish incentives
Address affordability issues
Determine organizational structure to achieve
goals
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Key Recommendations
• Examine the long-range viability of the
County’s ADU for sale program

A-40
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HSG Considerations
• Affordable housing is critical to Loudoun’s Economy
• Large number of expiring ADU covenants
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*

LARGE NUMBER OF EXPIRING ADU COVENANTS

*The total number from years 2011 to 2028 is 1836 ADUs.
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HSG Considerations
• Large number of expiring ADU covenants
• Approximately 1,350 new ADUs projected in the pipeline:

▫
▫
▫
▫

2 single-family detached (SFD) units
228 single-family attached (SFA)
747 multi-family (MF) units
375 units to be either SFA or MF

*Of the 747 multi-family units, 125 units are specifically proffered to be rentals.

• Approximately 50,000 total housing units projected in the pipeline*

*Future forecast includes 35,000 units resulting from approved rezonings/by-right projects and 15,000 units that
could be built on vacant/redeveloped land. Since 2012, a total of 699 housing units have been approved.
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HSG Considerations
• Large number of expiring ADU covenants
• Approximately 1,350 new ADUs projected in the pipeline:

▫
▫
▫
▫

2 single-family detached (SFD) units
228 single-family attached (SFA)
747 multi-family (MF) units
375 units to be either SFA or MF

*Of the 747 multi-family units, 125 units are specifically proffered to be rentals.

• Approximately 50,000 housing units projected in the pipeline*
• Predominantly multi-family units through 2040
• Significant cost of purchasing expired ADUs
*Future forecast includes 35,000 units resulting from approved rezonings/by-right projects and 15,000 units that could be
built on vacant/redeveloped land. Since 2012, a total of 699 housing units have been approved.
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Example: Cost to Purchase an ADU
Typical ADU equity increase:
$140,000 (ADU discounted purchase price)
$30,000 (Equity)
$170,000 (Sales price to another ADU buyer)

ADU cost once covenants expire:
$250,000 (County pays market price)
-$40,000 (50% of profit to County secured by the covenant)
$210,000
+$20,000 (Fix up cost)
$230,000 (County expenditure)

Current New ADU Townhomes Commonly Sell for $150,000
-County would have to adjust sales price to be competitive

-$150,000 (Discounted purchase price to ADU buyer)
$80,000 (County loss)
Through 2028, the average number of expirations per year is 118.
118 x $80,000 (County Loss) = $9.44 M in County expenditure given this scenario.
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Key Recommendations
•

Increase affordable rental units in the County:
 Partner with non-profit/for-profit affordable housing
developers
 Expand funding opportunities by ensuring the County’s
policies and ordinances do not exclude entities
 Provide land acquisition assistance
 Establish Housing Assistance Team (HAT)
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HSG Considerations
• Large number of expiring ADU covenants
• Approximately 1,350 new ADUs projected in the pipeline:

▫
▫
▫
▫

2 single-family detached (SFD) units
228 single-family attached (SFA)
747 multi-family (MF) units
375 units to be either SFA or MF

*Of the 747 multi-family units, 125 units are specifically proffered to be rentals.

• Approximately 50,000 total housing units projected in the pipeline

• Predominantly multi-family units through 2040
• Significant cost of purchasing expired ADUs
• Trust Agreement limitations on Housing Trust
• ADU Program is valuable, but needs enhancement
• Affordable rental housing under Virginia Housing Development Authority
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(VHDA), Federal Housing Administration (FHA) and other financing programs

Completed Enhancements
• Reorganized waiting list process
 Provides more buyers to builder

• Increased program visibility
 DAAR posting ADUs for sale
 Broadly distributed marketing materials
• Increased awareness of rental covenant expiration
• Apply consistent proffer language
allowing housing fund flexibility
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Goals
• Provide for a spectrum of housing opportunities to support economic
health and quality of life in the long run.
• Work in partnership with non-profit/for-profit entities by offering
technical assistance, financial opportunities, and incentives.
• Establish an aggressive, promotion-focused marketing strategy with clear
and quantifiable goals for the County’s housing programs.
• Retain as many ADU For-Sale units as possible to help address the County’s
affordable housing needs.
• Administer programs in the most efficient and cost effective manner in
conjunction with non-profit and for-profit entities.
• Expand housing programs to better support housing stability and provide
opportunities to work toward homeownership.
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Key Recommendations
•

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

•

Determine long-range housing strategy:
Update needs assessment
Develop a housing blueprint
Establish incentives
Address affordability issues
Determine organizational structure to achieve goals

• Examine the long-range viability of the County’s ADU
Program
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Key Recommendations
•

Increase affordable rental units in the County:
 Partner with non-profit/for-profit affordable housing
developers
 Expand funding opportunities by ensuring the County’s
policies and ordinances do not exclude entities
 Provide land acquisition assistance
 Establish Housing Assistance Team (HAT)

•

Address financing issues:
 Study potential of amending the 1997 Trust Agreement
 Study potential of a dedicated revenue stream

•

Establish an aggressive, promotion-focused marketing strategy:
 Rebrand the ADU Program
 Allow greater professional Realtor involvement
 Increase outreach to local employers/government agencies
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Summary/Next Steps

• Affordable housing is critical to Loudoun’s Economy

• Board to consider and endorse recommendations
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HSG Administrative Recommendations Implementation Progress
HSG Goal
#

HSG Recommendation

3

2. Formalize outreach to existing
ADU rental participants regarding
the ADU For‐Sale program.

3

4
4

4

Implementation Action

4. Enhance the marketing and
effectiveness of the existing ADU
Program by providing realtor
assistance on ADU sales. The County
should review and revise its RFP for
real estate services to provide
incentives to real estate agents for
ADUs.

1. Allow functional upgrades up to
$10,000 to be financed within a
mortgage.
2. Expand availability of intake
sessions to include choices of
evening, week‐end and on‐line
sessions. Intake sessions should
include HOA information such as
typical dues and rules, and more key
elements of the HomeCents
program.

5. Develop and provide “readiness to
buy” documentation for ADU
certificate‐holders verifying that
they understand their obligations.

Status

Purchase Program information is now
provided at the Rental Program intake.

Completed
9/16/14

Purchase Program Information is now
provided in Renewal Notice mailings to
rental certificate‐holders.

Completed
9/16/14

Regular e‐blasts are scheduled to notify ADU
renters about opportunities in the ADU
Purchase Program.
The Board of Supervisors approved the use
of the County of Loudoun Housing Trust to
pay for realtor services to market ADUs.

Completion
Target: March
2015
Completed

Two Requests for Proposal (RFP) for realtor
services to list ADUs on the multiple listing
service and to host open houses for County‐
owned ADU sales have been published.

Procurement
Completed
11/25/14
(Proposals
under review)

A brochure marketing the County’s housing
programs is under development to be
inserted in tax bill.
All intake materials and the website have
been revised to include information about
financing unit options.
Expand the time and day choices for week‐
day intake sessions.

Completed
12/30/14

All materials (intake packets, intake power
point, website) that describe the loan
process have been updated to include the
allowance of $10,000 in functional upgrades
that can be financed in the ADU mortgage.
Certificate‐holders, realtors, and lenders
have been notified.

Completed
11/18/14

Revised annual affidavit materials to include
an HOA “member in good standing”
verification to go out in annual mailing.

Completed
1/5/15

Addition of week‐end and on‐line intake
sessions.
A “readiness to buy” statement is now
required to be signed at the Purchase
Program Intake.

ATTACHMENT 2

Completed
11/18/14
Completion
target: January
2015

Completion
target: June
2015
Completed
10/22/14
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5

1. Require Tri Merge report at time
of ADU application to be submitted
thereby eliminating the need for
FICO score.

5

3. Provide applicants with a DPCC
information chart showing ratios for
various income qualifications versus
determining one standard amount
for all ADU income levels.
4. Provide applicants with DPCC
certification process timeline.

5

Standard operating procedures, intake
website materials are being revised to
require a Tri Merge report instead of a FICO
score for credit reporting for the ADU
Purchase program. Lenders and buyers will
be notified.
A comparative chart is underdevelopment
that will be provided at the Purchase
Program Intake session, to realtors and
lenders and posted to the website.

Completed
1/5/15

A DPCC certification process timeline has
been drafted.

Completion
target:
January 2015

Completed
10/7/14

5

5. Provide lenders with a one‐page
DPCC FAQ.

FAQs have been drafted.

Completion
target:
January 2015

6

2. Provide information and outreach
to ADU rental participants to inform
them of the ADU For‐Sale program
and other housing opportunities.

Added Purchase Program information to
Rental Program intake materials.

Completed
9/16/14

Provide Purchase Program Information in
Renewal Notice mailing.
Added requirement of written
acknowledgement by certificate holder of
covenant expiration as part of the Rental
Program intake.

Completed
9/16/14
Completed
9/16/14

Now include covenant expiration notice in
Certificate and Renewal notice mailing.

Completed
9/16/14

Convened a meeting with ADU Rental
landlords to encourage them to include
covenants with their lease. The information
will continue to be included in the ADU
landlord annual meeting.

Completed
10/21/14

Annual e‐blast to remind ADU Renters about
covenant expirations is scheduled.

Completion
target: January
2015

6

4. Expand the means by which rental
participants are notified of covenant
expirations by:
 Including the covenant
expiration date in every
annual renewal notice.
 Requesting the landlords to
add a copy of the
covenants to the lease,
when executed, noting the
expiration date.
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Answers to Questions from the Board of Supervisors’ May 21, 2014 Meeting
1.
What is the average price of housing? Where is lower priced housing located in the
County?
Staff examined two measures of affordability to include the average home sales price and
average home sales prices per square foot for every zip code in the County from July 1, 2013 to
June 13, 2014. The results of this analysis can be found below. The average home sales price is
useful for knowing what geographic areas may have homes in a buyer’s price range, irrespective
of the size of the home. The average sales price per square foot provides a picture of the best
value for the dollar. The overall average home sales price data shows that the Middleburg zip
code has the highest and the Sterling zip code has the lowest average home sales price (Table 5).
The overall average sales price per square foot is highest in the Middleburg zip code and lowest
in the Round Hill zip code (Table 10). However, the overall averages by zip code can be
misleading because they do not account for the differences among zip codes in the proportion of
homes sold by unit type (Table 9). Interpreting sales price data by unit type provides a clearer,
more reasonable picture of the difference in sales prices throughout the County. Tables 1 and 2
illustrate the highest and lowest priced areas by unit type.
2. Where do lower income people live in the County?
Staff prepared two maps based on the 2007-2011 American Community Survey 5-year Census
Tract Estimates: (1) Median Household Incomes1 and, (2) Per Capita Income2 (by person) (see
below). Lower median incomes and lower per capita incomes are generally located east of Route
28 and north of the Route 7/Route 28 interchange. Highest median incomes are generally
located primarily in the south and eastern parts of the County. Highest per capita incomes are
generally located in the central part of the County.
3. How do Loudoun’s affordable housing programs compare to other Northern Virginia
jurisdictions.
Staff has prepared a chart listing the various housing programs in the Northern Virginia area (see
below).

1

The sum of the income of all people 15 years and older living in the household. A household is a housing unit that is occupied
by people. Households do not include vacant housing units. A household’s population includes related family members and all
the unrelated people, if any, such as lodgers, foster children, wards, or employees who share the housing unit. A person living
alone in a housing unit, or a group of unrelated people sharing a housing unit, is also counted as a household. The median
income divides the income distribution of an area into two equal groups, half of households in an area have incomes above the
median and the other half of households in an area have incomes below the median.
2

Per capita income is the average income of all people in an area. It is derived by dividing the total income of all people in an
area by the total population in an area. The total population includes children and adults.

ATTACHMENT 3
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4. How many non-County residents use the ADU program?
The ADU purchase program waiting list priorities were adopted by the Board of Supervisors on
April 5, 2005. Below is a listing of the four priorities and the current waiting list as of October,
2014.
Priority 1 (Live and Work in Loudoun County) (111 households)
Priority 2 (Work in Loudoun County) (34 households)
Priority 3 (Live in Loudoun County) (33 households)
Priority 4 (Neither Live nor Work in Loudoun County) (30 households)
Since 2009, 51 households in the Priority 4 category have purchased ADUs with 35 (roughly
72%) of those purchases having been made since the waiting list administration process was
changed in September, 2012. The ADU rental program does not have a priority system and 26
households that neither live nor work in Loudoun County have rented ADUs since 2008.
5. Why do ADU units go to market rather than remain in the program?
Since 2005, 388 new and re-sale ADUs have been sold at market. Chapter 1450 of the Codified
Ordinances provides for a market sale of an ADU when the unit (newly built or a re-sale) does
not sell in the 90 day prescribed timeframe. This timeframe gives Certificate Holders on the
waiting list ample time to make a purchase and also ensures that the builder has a timely sale if a
Certificate Holder does not purchase a unit. When the unit sells at market, the County receives
one half of the difference between the actual sales price and the ADU price. The proceeds from
the sale are deposited into the County of Loudoun Housing Trust to be used for affordable
housing in accordance with the Trust Agreement. The County benefits from either a unit sold to
a Certificate Holder, which is the preference, or the cash proceeds from a market sale, although
those proceeds are typically insufficient to replace the unit in the program. Other ways a market
sale may occur include when a unit is foreclosed on and sold by a trustee or when the 15 year
covenant control period has expired.
The program has seen a dramatic reduction in the number of ADUs that are being sold at market
due to several significant events (See chart below). During the mortgage crisis and its aftermath
(roughly 2008 through 2012), the inability of a Certificate Holder to secure a loan was a key
factor in the number of market sales of ADUs. Loan requirements (down payments, credit
scores) had become very restrictive. The federal Department of Housing and Urban
Development (HUD) also began enforcing Mortgagee Letter 94-2 which restricts banks from
lending to purchasers when there is a restrictive covenant that does not release upon foreclosure
on the property, as is the case with the County’s ADU covenants. In this case, the banks will not
get FHA-backed insurance for their loans. This problem resulted in many lenders not making
loans to ADU purchasers and affected programs throughout the Commonwealth and across the
nation. However, the number of lenders providing loans to ADU purchasers has increased since
the low point in June, 2012, when only 3 lenders were willing to loan to ADU purchasers.
Currently, 13 lenders will provide a mortgage to ADU purchasers and the program is
experiencing strong sales to ADU buyers. In 2013, 222 ADUs were sold to Certificate Holders
which is the largest sales number in one year in program history.
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On May 1, 2013, the Board of Supervisors approved the County purchase of ADUs when the
builder is unsuccessful in selling to a Certificate Holder. The ADU Purchase program has been
very successful in purchasing ADUs at risk of being sold at market rate and in selling Countyowned units to Certificate Holders. To date, the County has purchased 26 ADUs from builders
and has sold or has under contract 20 units, thus preserving them as affordable units.
Administration of the waiting list priorities and the process of marketing the units have also been
modified to broaden notice of available ADUs on behalf of the builder and to create urgency on
the part of the buyer prompting more and quicker sales. These process changes have significantly
helped in reducing the number of market sales.
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LOUDOUN COUNTY

HOME SALE PRICES
BY ZIP CODE
JULY 1, 2013 TO JUNE 31, 2014
DEPARTMENT OF PLANNING AND ZONING
AUGUST 27, 2014
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BACKGROUND AND SUMMARY
Loudoun County is located in Northern Virginia and is part of the Washington D.C. Metropolitan Statistical Area (MSA). The purpose
of this data analysis is to assess the price variations of owner-occupied houses throughout Loudoun County in order to gain a clearer
understanding of where the least and most affordable housing exists in Loudoun County. The data in this report is presented by zip
codes. A reference map of zip codes is provided at the end of this report.

Loudoun County’s eastern portion is suburban with dense housing development, while the western portion of the County maintains
a rural and historical environment. Zip codes in western Loudoun County can have a low number of home sales each quarter
because of the low amounts of existing housing (Table 3). Therefore, data shown in all tables represents a one year time span from
the beginning of the third quarter of 2013 to the end of the second quarter of 2014, or July 1, 2013 to June 31, 2014. The home
sales data represents existing homes on the ground. New construction home sales are not included. All data is sourced from the
Metropolitan Regional Information System (MRIS) as of Aug 5, 2014 as provided by Real Estate Business Intelligence, LLC.

There are two measures of affordability that are examined and those are average home sales price and average homes sales price
per square feet. The average home sales price is useful for knowing what geographic areas may have homes in a buyer’s price
range, irrespective of the size of the home. The average sales price per square feet on the other hand, provides a picture of the best
value for the dollar. The overall average home sales price data shows that Middleburg has the highest and Sterling has the lowest
average home sales price (Table 5). The overall average sales price per square foot is highest in Middleburg and lowest in Round Hill
(Table 10). However, the overall averages by zip code can be misleading because they do not account for the differences among zip
codes in the proportion of homes sold by unit type (Table 4). Interpreting sales price data by unit type provides a clearer, more
reasonable picture of the differences in sales prices throughout Loudoun County. Tables 1 and 2 below show the highest and
lowest priced areas by unit type. Tables 6 to 9 and Tables 11 to 15 show detailed data by unit type for all zip codes.
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Table 1: Average Sales Price Area Ranking by Unit Type
Unit Type

Highest Average Price

Lowest Average Price

Single-Family Detached

Middleburg (20117)

Sterling (20164)

Single-Family Attached

Middleburg (20117)

Lovettsville (20180)

Multi-Family

Middleburg (20117)

Leesburg (south of Route 7) (20175)

Table 2: Average Sales Price per Square Feet Area Ranking by Unit Type
Unit Type

Highest Average Price per SQFT

Lowest Average Price per SQFT

Single-Family Detached

Middleburg (20117)

Round Hill (20141)

Single-Family Attached

Potomac Falls (20165)

Aldie (20105) *

Multi-Family

Chantilly (20152) **

Ashburn (south of Greenway) (20148)

* The Aldie zip code of 20105 includes Stone Ridge and Kirkpatrick Farms.
** The Chantilly zip code of 20152 includes South Riding.
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NUMBER OF HOMES SOLD
The number of homes sold by unit type and a unit type’s share of a zip code’s sales are shown in the following tables.

Table 3: Number of Homes Sold Quarterly
Zip Code
Place
Q3 2013
20105
Aldie
74
20117
Middleburg
13
20129
Paeonian Springs
2
20130
Paris
3
20132
Purcellville
78
20135
Bluemont
13
20141
Round Hill
20
20147
Ashburn (north of Greenway)
297
20148
Ashburn (south of Greenway)
194
20152
Chantilly
153
20158
Hamilton
22
20164
Sterling
178
20165
Potomac Falls
157
20166
Dulles
33
20175
Leesburg (south of Route 7)
170
20176
Leesburg (north of Route 7)
256
20180
Lovettsville
34
20184
Upperville
3
20197
Waterford
10
Note: Does not include new construction home sales.
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Number of Homes Sold
Q4 2013 Q1 2014 Q2 2014
89
72
103
6
9
12
1
2
5
2
1
3
63
43
81
17
11
14
27
18
31
190
146
305
158
108
206
106
108
158
13
9
14
119
99
168
127
76
177
31
21
42
97
74
136
175
160
217
28
14
27
2
1
1
8
2
12

All
Quarters
338
40
10
9
265
55
96
938
666
525
58
564
537
127
477
808
103
7
32
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Table 4: Number and Distribution of Homes Sold by Unit Type
Zip Code
Place
Total
20105
Aldie
338
20117
Middleburg
40
20129
Paeonian Springs
10
20130
Paris
9
20132
Purcellville
265
20135
Bluemont
55
20141
Round Hill
96
20147
Ashburn (north of Greenway)
938
20148
Ashburn (south of Greenway)
666
20152
Chantilly
525
20158
Hamilton
58
20164
Sterling
564
20165
Potomac Falls
537
20166
Dulles
127
20175
Leesburg (south of Route 7)
477
20176
Leesburg (north of Route 7)
808
20180
Lovettsville
103
20184
Upperville
7
20197
Waterford
32
Note: Does not include new construction home sales.

Total Sales
SFD
SFA
159
132
35
4
10
0
9
0
222
43
55
0
91
5
359
440
312
255
226
218
56
2
313
136
209
255
31
68
259
134
391
304
97
6
7
0
31
1

MF
47
1
0
0
0
0
0
139
99
81
0
115
73
28
84
113
0
0
0

Total
100%
100%
100%
100%
100%
100%
100%
100%
100%
100%
100%
100%
100%
100%
100%
100%
100%
100%
100%

Percentage Distribution
SFD
SFA
47.0%
39.1%
87.5%
10.0%
100.0%
0.0%
100.0%
0.0%
83.8%
16.2%
100.0%
0.0%
94.8%
5.2%
38.3%
46.9%
46.8%
38.3%
43.0%
41.5%
96.6%
3.4%
55.5%
24.1%
38.9%
47.5%
24.4%
53.5%
54.3%
28.1%
48.4%
37.6%
94.2%
5.8%
100.0%
0.0%
96.9%
3.1%

MF
13.9%
2.5%
0.0%
0.0%
0.0%
0.0%
0.0%
14.8%
14.9%
15.4%
0.0%
20.4%
13.6%
22.0%
17.6%
14.0%
0.0%
0.0%
0.0%

Unit Type Acronyms:
SFD: Single-Family Detached
SFA: Single-Family Attached (townhomes, duplexes, triplexes, and quadraplexes)
MF: Multi-family (condos)
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AVERAGE HOME SALES PRICE
The average home sales price is useful for knowing what geographic areas may have homes in a buyer’s price range, irrespective of
the size of the home. The following tables show the average sales price by zip code and the zip code rank, arranged from highest to
lowest price. The first table in this section shows information for all units and the other tables in the section show information for
single-family detached, single-family.

Table 5: Average Sales Price of All Home Sold
Zip Code
Place
Average
20117
Middleburg
$1,019,772
20129
Paeonian Springs
$822,275
20184
Upperville
$774,571
20197
Waterford
$636,244
20158
Hamilton
$550,001
20148
Ashburn (south of Greenway)
$537,508
20141
Round Hill
$497,680
20176
Leesburg (north of Route 7)
$495,386
20132
Purcellville
$493,153
20105
Aldie
$486,586
20152
Chantilly
$459,548
20147
Ashburn (north of Greenway)
$454,350
20135
Bluemont
$450,171
20165
Potomac Falls
$449,697
20180
Lovettsville
$442,682
20175
Leesburg (south of Route 7)
$439,163
20130
Paris
$413,305
20166
Dulles
$403,029
20164
Sterling
$327,442
Note: Does not include new construction home sales.
Department of Planning and Zoning
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1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
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Table 6: Average Sales Price of Single-Family Detached
Zip Code
Place
Average
20117
Middleburg
$1,076,357
20129
Paeonian Springs
$822,275
20184
Upperville
$774,571
20148
Ashburn (south of Greenway)
$683,130
20197
Waterford
$641,042
20176
Leesburg (north of Route 7)
$639,205
20105
Aldie
$610,510
20147
Ashburn (north of Greenway)
$610,239
20166
Dulles
$582,522
20152
Chantilly
$578,367
20175
Leesburg (south of Route 7)
$572,085
20165
Potomac Falls
$570,716
20158
Hamilton
$561,805
20132
Purcellville
$528,770
20141
Round Hill
$510,861
20180
Lovettsville
$457,226
20135
Bluemont
$450,171
20130
Paris
$413,305
20164
Sterling
$382,390
Note: Does not include new construction home sales.
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2
3
4
5
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7
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Table 7: Average Sales Price of Single-Family Attached
Zip Code
Place
Average
20117
Middleburg
$688,346
20197
Waterford
$487,500
20148
Ashburn (south of Greenway)
$448,406
20105
Aldie
$409,777
20176
Leesburg (north of Route 7)
$399,401
20147
Ashburn (north of Greenway)
$391,579
20152
Chantilly
$389,773
20165
Potomac Falls
$379,531
20166
Dulles
$370,322
20175
Leesburg (south of Route 7)
$338,081
20132
Purcellville
$309,269
20164
Sterling
$301,490
20141
Round Hill
$257,800
20158
Hamilton
$219,500
20180
Lovettsville
$207,547
20129
Paeonian Springs
n/a
20130
Paris
n/a
20135
Bluemont
n/a
20184
Upperville
n/a
Note: Does not include new construction home sales.
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1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
n/a
n/a
n/a
n/a
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Table 8: Average Sales Price of Multi-family
Zip Code
Place
Average
20117
Middleburg
$365,000
20165
Potomac Falls
$348,317
20152
Chantilly
$315,821
20148
Ashburn (south of Greenway)
$308,083
20166
Dulles
$283,733
20105
Aldie
$283,073
20176
Leesburg (north of Route 7)
$255,977
20147
Ashburn (north of Greenway)
$250,430
20164
Sterling
$208,579
20175
Leesburg (south of Route 7)
$190,571
20129
Paeonian Springs
n/a
20130
Paris
n/a
20132
Purcellville
n/a
20135
Bluemont
n/a
20141
Round Hill
n/a
20158
Hamilton
n/a
20180
Lovettsville
n/a
20184
Upperville
n/a
20197
Waterford
n/a
Note: Does not include new construction home sales.
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1
2
3
4
5
6
7
8
9
10
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
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Table 9: Comparison of Average Sales Price by Unit Type
The zip codes with the lowest average price and lowest rank for each unit type are highlighted in blue.

Zip Code
Place
Total
20105
Aldie
486,586
20117
Middleburg
1,019,772
20129
Paeonian Springs
822,275
20130
Paris
413,305
20132
Purcellville
493,153
20135
Bluemont
450,171
20141
Round Hill
497,680
20147
Ashburn (north of Greenway)
454,350
20148
Ashburn (south of Greenway)
537,508
20152
Chantilly
459,548
20158
Hamilton
550,001
20164
Sterling
327,442
20165
Potomac Falls
449,697
20166
Dulles
403,029
20175
Leesburg (south of Route 7)
439,163
20176
Leesburg (north of Route 7)
495,386
20180
Lovettsville
442,682
20184
Upperville
774,571
20197
Waterford
636,244
Note: Does not include new construction home sales.

Average ($)
SFD
SFA
610,510 409,777
1,076,357 688,346
n/a
822,275
n/a
413,305
528,770
450,171
510,861
610,239
683,130
578,367
561,805
382,390
570,716
582,522
572,085
639,205
457,226
774,571
641,042

309,269
n/a
257,800
391,579
448,406
389,773
219,500
301,490
379,531
370,322
338,081
399,401
207,547
n/a
487,500

MF
283,073
365,000
n/a
n/a
n/a
n/a
n/a
250,430
308,083
315,821
n/a
208,579
348,317
283,733
190,571
255,977
n/a
n/a
n/a

Total
10
1
2
17
9
13
7
12
6
11
5
19
14
18
16
8
15
3
4

Rank
SFD
7
1
2
18
14
17
15
8
4
10
13
19
12
9
11
6
16
3
5

SFA

MF

4
1
n/a
n/a
11
n/a
13
6
3
7
14
12
8
9
10
5
15
n/a
2

6
1
n/a
n/a
n/a
n/a
n/a
8
4
3
11
9
2
5
10
7
n/a
n/a
n/a

Unit Type Acronyms:
SFD: Single-Family Detached
SFA: Single-Family Attached (townhomes, duplexes, triplexes, and quadraplexes)
MF: Multi-family (condos)
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AVERAGE HOME SALES PRICE PER SQUARE FEET
The average sales price per square feet provides a picture of the best value for the dollar. The following tables show the average
sales price per square feet by zip code and the zip code rank, arranged from highest to lowest price. The first table in this section
shows information for all units and the other tables in the section show information for single-family detached, single-family
attached, and multi-family units.
Table 10: Average Sales Price per Square Feet for All Homes Sold
Zip Code
Place
Average
20117
Middleburg
$375
20184
Upperville
$373
20129
Paeonian Springs
$247
20197
Waterford
$236
20135
Bluemont
$231
20165
Potomac Falls
$231
20164
Sterling
$225
20158
Hamilton
$223
20166
Dulles
$217
20147
Ashburn (north of Greenway)
$214
20130
Paris
$212
20152
Chantilly
$205
20176
Leesburg (north of Route 7)
$203
20175
Leesburg (south of Route 7)
$202
20132
Purcellville
$197
20148
Ashburn (south of Greenway)
$197
20180
Lovettsville
$190
20105
Aldie
$189
20141
Round Hill
$187
Note: Does not include new construction home sales.
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1
2
3
4
5
6
7
8
9
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11
12
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14
15
16
17
18
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Table 11: Average Sales Price per Square Feet for Single-Family Detached
Zip
Place
Average
Code
20117
Middleburg
$387
20184
Upperville
$373
20129
Paeonian Springs
$247
20164
Sterling
$246
20197
Waterford
$234
20165
Potomac Falls
$234
20135
Bluemont
$231
20158
Hamilton
$227
20147
Ashburn (north of Greenway)
$218
20176
Leesburg (north of Route 7)
$213
20130
Paris
$212
20175
Leesburg (south of Route 7)
$212
20105
Aldie
$210
20166
Dulles
$208
20152
Chantilly
$207
20148
Ashburn (south of Greenway)
$204
20132
Purcellville
$199
20180
Lovettsville
$193
20141
Round Hill
$188
Note: Does not include new construction home sales.
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1
2
3
4
5
6
7
8
9
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11
12
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14
15
16
17
18
19
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Table 12: Average Sales Price per Square Feet for Single-Family Attached
Zip Code
Place
Average
20165
Potomac Falls
$229
20166
Dulles
$225
20147
Ashburn (north of Greenway)
$215
20164
Sterling
$204
20176
Leesburg (north of Route 7)
$201
20148
Ashburn (south of Greenway)
$197
20175
Leesburg (south of Route 7)
$195
20152
Chantilly
$192
20132
Purcellville
$184
20105
Aldie
$176
20117
Middleburg
n/a
20197
Waterford
n/a
20141
Round Hill
n/a
20158
Hamilton
n/a
20180
Lovettsville
n/a
20129
Paeonian Springs
n/a
20130
Paris
n/a
20135
Bluemont
n/a
20184
Upperville
n/a
Note: Does not include new construction home sales.
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Rank
1
2
3
4
5
6
7
8
9
10
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
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Table 13: Average Sales Price per Square Feet for Multi-family
Zip Code
Place
Average
20152
Chantilly
$242
20165
Potomac Falls
$224
20166
Dulles
$208
20147
Ashburn (north of Greenway)
$197
20164
Sterling
$192
20175
Leesburg (south of Route 7)
$186
20176
Leesburg (north of Route 7)
$180
20105
Aldie
$174
20148
Ashburn (south of Greenway)
$170
20117
Middleburg
n/a
20129
Paeonian Springs
n/a
20130
Paris
n/a
20132
Purcellville
n/a
20135
Bluemont
n/a
20141
Round Hill
n/a
20158
Hamilton
n/a
20180
Lovettsville
n/a
20184
Upperville
n/a
20197
Waterford
n/a
Note: Does not include new construction home sales.
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1
2
3
4
5
6
7
8
9
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
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Table 14: Comparison of Average Sales Price per Square Feet by Unit Type
The zip codes with the lowest average price per square and lowest rank for each unit type are highlighted in blue.

Zip Code
Place
Total
20105
Aldie
189
20117
Middleburg
375
20129
Paeonian Springs
247
20130
Paris
212
20132
Purcellville
197
20135
Bluemont
231
20141
Round Hill
187
20147
Ashburn (north of Greenway)
214
20148
Ashburn (south of Greenway)
197
20152
Chantilly
205
20158
Hamilton
223
20164
Sterling
225
20165
Potomac Falls
231
20166
Dulles
217
20175
Leesburg (south of Route 7)
202
20176
Leesburg (north of Route 7)
203
20180
Lovettsville
190
20184
Upperville
373
20197
Waterford
236
Note: Does not include new construction home sales.

Average ($)
SFD
SFA
210
176
387
n/a
247
n/a
212
n/a
199
184
231
n/a
188
n/a
218
215
204
197
207
192
227
n/a
246
204
234
229
208
225
212
195
213
201
193
n/a
373
n/a
234
n/a

MF
174
n/a
n/a
n/a
n/a
n/a
n/a
197
170
242
n/a
192
224
208
186
180
n/a
n/a
n/a

Total
18
1
3
11
15
5
19
10
16
12
8
7
6
9
14
13
17
2
4

Rank
SFD
13
1
3
11
17
7
19
9
16
15
8
4
6
14
12
10
18
2
5

SFA
10
n/a
n/a
n/a
9
n/a
n/a
3
6
8
n/a
4
1
2
7
5
n/a
n/a
n/a

MF
8
n/a
n/a
n/a
n/a
n/a
n/a
4
9
1
n/a
5
2
3
6
7
n/a
n/a
n/a

Unit Type Acronyms:
SFD: Single-Family Detached
SFA: Single-Family Attached (townhomes, duplexes, triplexes, and quadraplexes)
MF: Multi-family (condos)

Department of Planning and Zoning

14

A-75

ZIP CODE REFERENCE MAP

Department of Planning and Zoning

15

A-76

Median Household Income, Loudoun County

2007-2011 American Community Survey 5-Year Census Tract Estimates
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Per Capita Income, Loudoun County

2007-2011 American Community Survey 5-Year Census Tract Estimates
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Comparison of Approach to Affordable Housing among Northern Virginia Jurisdictions

Locality
Organization

Arlington

Fairfax

Prince William

Loudoun

Housing Division within
Department of
Community Planning,
Housing & Development

Fairfax Department of
Housing and Community
Development

Office of Housing and
Community
Development

Housing and Community
Development Division
within Department of
Family Services

Housing Choice Voucher

Housing Choice Voucher

Housing Choice Voucher

AND

Rental
Programs

Programs within
Department of Human
Services
Housing Choice Voucher
Permanent Supportive
Housing
Tenant Assistance Funds
Housing Grants
Committed Affordable
Units

ADU Rental

Permanent Supportive
Housing

Bridge Affordability (rent
subsidy)

ADU Rental

Fairfax County Rental
Program
Public Housing Rental
Program
Senior Housing and
Assisted Living
Workforce Dwelling Unit
Rental

Purchase &
Home-owner
Assistance
Programs

Moderate Income
Purchase Assistance
Community
Homeownership
Revitalization
Home Improvement

ADU Purchase
Home Repair for the
Elderly

First-time Homebuyer
loans
Home Help for Public
Employees loans

ADU Purchase
Affordable Market
Purchase
Home Improvement
Home Repair for the
Elderly
Down Payment and
Closing Cost
Public Employee
Homeownership Grants
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Other

Housing Information
Center
Rental Housing
Development Assistance

Homeownership
Resource Center
Blight Abatement

Neighborhood
Revitalization

Loans/Grants to Nonprofit Housing Developers

Housing Board

Housing Advisory Board

Community
Improvement
Loans/Grants to Nonprofit Housing
Developers

Advisory
Boards

Community
Development Citizen
Advisory Committee
(CDCAC)
Citizens Advisory
Commission on Housing
(Housing Commission)

Fairfax County Housing
and Redevelopment
Authority (FCHRA)

HCV Resident Advisory
Board

HCV Resident Advisory
Board

ADUAB

ADUAB

Tenant – Landlord
Commission
Affordable Housing
Study Group

Housing
Trust
Fund/source

Affordable Housing
Investment Fund/local
resources such as
proffers & loan
repayments

Housing
Targets
Established

Yes

Affordable Housing
Partnership/ dedicated
½ cent of real estate tax
totaling @$11 million in
FY 15 (Penny for Housing
Fund), other local
resources & federal
funds (CDBG & HOME)
Yes

N/A

Housing Funds/proffers &
ADU derived funds
County of Loudoun
Housing Trust/ADU
derived funds

No

No

A-80

ADUAB RECOMMENDED DRAFT
October 21, 2014

ADUAB RECOMMENDED DRAFT
ARTICLE 7
ADMINISTRATION AND REGULATION OF AFFORDABLE DWELLING UNIT
DEVELOPMENTS
Notes:
1. The following text includes the proposed deletions shown in red as struck-through and proposed
additions are in red and underlined.
Section 6-100

Affordable Dwelling Unit Developments.

6-101

Purpose. The Affordable Dwelling Unit Program is established to assist in the
provision of housing to persons of moderate income by (a) promoting the
development of a full range of housing choices, and (b) requiring the
construction and continued existence of dwelling units which are affordable for
purchase by households whose income is greater than thirty percent (30%) and
less than seventy percent (70%) and affordable for rental by households whose
income is greater than thirty percent (30%) and less than fifty percent (50%) of
the median income for the Washington Primary Metropolitan Statistical Area
(PMSA). "Affordable Dwelling Units" (ADUs)shall be defined as those units
for which the rental and/or sales price is regulated pursuant to the provisions
contained in this Article, as adopted by the Board of Supervisors. All
aAffordable dDwelling uUnits shall comply with the following provisions and
the urban residential district regulations for Affordable Dwelling Unit
Developments contained in Sections 7-200 through 7-1100 of this Ordinance
and Chapter 1450 of the Loudoun County Codified Ordinance.

6-102

Applicability.
(A)

The requirements of the Affordable Dwelling Unit Program shall apply to
any site, or portion thereof, at one location which is (a) served by public
water and sewer, and (b) the subject of an application for rezoning,
special exception, site plan or preliminary subdivision (after date of
ordinance adoption) which yields, as submitted by the applicant, fifty (50)
twenty (20) or more dwelling units at an equivalent density greater than
one unit per forty thousand (40,000) square feet.
(1)

For the purposes of this Ordinance, "site or portion thereof, at
one location" shall include all adjacent undeveloped land of the
property owner and/or applicant, under common ownership
and/or control of the owner and/or applicant, including, but not
limited to, land owned and/or controlled by separate
partnerships, land trusts, or corporations in which the owner
and/or applicant (to include members of the owner's and/or
applicant's immediate family) is an owner of one (1) percent or
more of the stock, and other such forms of business entities.
Adjacent parcels of undeveloped land owned by separate
members of the same family shall be exempt from the
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provisions of this section when such separate ownership has
existed for a period of no less than five (5) years.
(2)

Immediate family members shall include the owner's and/or
applicant's spouse, children, parents and siblings.

(3)

In instances where a lending institution, such as pension fund,
bank, savings and loan, insurance company or similar entity has
acquired, or acquires, an equity interest solely by virtue of its
agreement to provide financing, such equity interest shall not
constitute ownership and shall not be considered in making
determinations of applicability. However, the acquisition of a
fee interest by such lending institution due to foreclosure or
project participation shall be considered as ownership in
making determinations of applicability.

(B)

Any request for a Concept Development Plan (CDP) Amendment
involving the rezoning of land within a mixed use planned development
district, or zoning amendment which requires a rezoning plat, that results
in an increase in the total number of residential units shall be subject to
this Ordinance. However, application of the provisions of this Article
shall be limited to the increase in the total number of residential units,
provided that the overall density of the project results in twenty (20)fifty
(50) or more units at a density of greater than one (1) unit per acre forty
thousand (40,000) square feet.

(C)

An owner and/or applicant shall not be exempt from the requirements of
this Ordinance by submitting phased applications for rezoning, special
exception, site plan or preliminary subdivision for less than fifty (50)
twenty (20) dwelling units at any one time. An owner and/or applicant
may submit an application for rezoning, special exception, or preliminary
subdivision for less than fifty (50) twenty (20) units if the applicant
agrees, in writing, that the next application or submission for the subject
site, or portion thereof, shall meet the requirements of this Ordinance
when the total number of dwelling units in the subject development has
reached fifty (50) twenty (20) units or more. This statement shall be
included on the approved concept development plan, rezoning plat,
special exception, site plan, or preliminary subdivision plat. Such
statement shall be recorded among the Loudoun County land records and
shall be indexed in the names of all owners of the site, or portion thereof,
as such terms are defined above.

(D)

The requirements of this Article shall not apply to the following:
Any multi-family dwelling unit structure with four (4) stories or
more and having an elevator.
(1)

Special exception, site plan or preliminary subdivision
applications filed in accordance with an approved Rezoning
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which has proffered the provision of aAffordable dDwelling
uUnits or other contributions toward the provision of
aAffordable dDwelling uUnits prior to the effective date of this
Ordinance.

(E)

6-103

(2)

Proffer amendment, concept development plan amendment,
preliminary subdivision amendment, site plan amendment and
special exception amendment applications filed after the
effective date of this Ordinance which deal exclusively with
issues of building relocation, site access, stormwater drainage,
or other engineering or public facility issues, or the
preservation of historic structures, wetlands, child care
facilities, or changes in the size of units, a reduction in the
number of units, or which request the addition of a nonresidential special exception use.

(3)

Properties subject to proffers accepted by the Board of
Supervisors, pursuant to Section 15.2-2303 of the Code of
Virginia, prior to June 16, 1993.

(4)

Any request for a Concept Development Plan (CDP)
Amendment or zoning amendment which involves the rezoning
of land within a mixed use planned development district in
order to redistribute existing units to the newly zoned property
within the same development, but which does not result in an
increase in the total number of residential units.

(5)

Any request for a rezoning plat amendment or zoning
amendment which involves the rezoning of land within a nonplanned development district in order to redistribute existing
units to the newly zoned property within the same
development, but which does not result in an increase in the
total number of residential units.

(6)

Land zoned R-1, CR-1, TR-1, and JLMA-1.

At the applicant's discretion, the provisions of this Article and individual
district regulations for aAffordable dDwelling uUnits developments may
be applied to developments which are exempt from these provisions, as
stated in Section 7-102(D). In the event that an applicant proposes to
provide aAffordable dDwelling uUnits in a development which is
otherwise exempt, the County shall waive any application fee associated
with a Concept Development Plan Amendment proposing to change the
Concept Development Plan only in order to provide aAffordable
dDwelling uUnits. County review of such applications shall not exceed
180 days.

Affordable Dwelling Unit Density Adjustments.
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(A)

Single Family Detached and Single Family Attached Units.
(1)

For active rezoning applications that have not yet complied
with Section 6-1204(D)(1) of this Ordinance as of December
16, 2003, and for rezoning, special exception, site plan and
preliminary subdivision applications officially accepted after
December 16, 2003 which request approval of single family
detached dwelling units or single family attached dwelling
units, the proposed density shall may reflect an increase of
twenty percent (20%), including the required number of
aAffordable dDwelling uUnits, unless such figure is modified
pursuant to the provisions of Section 7-108 or the applicant
provides cash in lieu of providing the single family detached
units pursuant to Section 7-108(A)(3). In the event such
increase exceeds the upper density limit set forth in the
Comprehensive Plan, then the upper density limit set forth in
the Comprehensive Plan applicable to the subject property shall
may be increased up to twenty percent (20%), for the purposes
of calculating the potential density which may be approved by
the Board of Supervisors.

(2)

In the event that a twenty percent (20%) density increase is
approved pursuant to Section 7-103(A)(1) above, not less than
twelve and one half percent (12.5%) of the total number of
dwelling units approved for the subject development shall be
affordable dwelling units, in accordance with the sliding scale
calculation (Appendix A), for which the rental and/or sales
price will be controlled pursuant to this Article.
(a)

The Affordable Dwelling Unit requirement (as a
percentage of total units approved) for single family
detached and single family attached units shall be
calculated in accordance with the following formula:

(Approved density minus low end of base density range) X 12.5
(High end of adjusted density range minus low end of adjusted density range)

(b)

The density range recommended in the Revised General
Plan for Residential Neighborhoods in the Suburban
Policy Area shall be considered the “base” density range,
except that the low end of the base density range shall be
one (1) unit per forty thousand (40,000) square feet
(i.e.,1.09 dwelling units per acre). The low end of the
adjusted density range shall be 1.31 dwelling units per
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acre and the high end of the adjusted density range shall
be 4.80 dwelling units per acre.

(B)

(c)

A table showing the Affordable Dwelling Unit
Requirement (as a percentage of total units approved) for
single family detached and single family attached units is
provided in Appendix A.

(d)

The Affordable Dwelling Unit requirement for all single
family detached and single family attached developments
at an approved density greater than the high end of the
adjusted density range shall be 12.5%.

(e)

In calculating the required number of ADUs, fractional
units shall be rounded to the next highest whole number.

Multi-Family Units.
(1)

For rezoning, special exception, site plan and preliminary
subdivision applications officially accepted after the effective
date of this Ordinance which request approval of non-elevator,
multi-family dwelling unit structures, the proposed density shall
reflect an increase of ten percent (10%), including the required
number of affordable units, unless such figure is modified
pursuant to the provisions of Section 7-108. In the event such
increase exceeds the upper density limit set forth in the
Comprehensive Plan, then the upper density limit set forth in the
Comprehensive Plan applicable to the subject property shall be
increased up to ten percent (10%) for the purposes of calculating
the potential density which may be approved by the Board of
Supervisors.

(2)

In the event that a ten percent (10%) density increase is approved
pursuant to Section 7-103(B)(1) above, not less than six and onequarter percent (6.25%) of the total number of dwelling units
approved for the subject development shall be aAffordable
dDwelling uUnits, in accordance with the sliding scale
calculation (Appendix A) , for which the rental and/or sales price
will be controlled pursuant to this Article.
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(a)

The Affordable Dwelling Unit requirement (as a
percentage of total units approved) for multi-family units
shall be calculated in accordance with the following
formula:

(Approved density minus low end of base density range) X 6.25
(High end of adjusted density range minus low end of adjusted density range)

(3)

(C)

(b)

The density range recommended in the Revised General
Plan for Residential Neighborhoods in the Suburban
Policy Area shall be considered the “base” density range,
except that the low end of the base density range shall be
one (1) unit per forty thousand (40,000) square feet (i.e.,
1.09 dwelling units per acre). The low end of the adjusted
density range shall be 1.31 dwelling units per acre and the
high end of the adjusted density range shall be 4.80
dwelling units per acre.

(c)

A table showing the Affordable Dwelling Unit
Requirement (as a percentage of total units approved) for
single family detached and single family attached units is
provided in Appendix A.

(d)

The Affordable Dwelling Unit requirement for all multifamily unit developments at an approved density greater
than the high end of the adjusted density range shall be
6.25%.

(e)

In calculating the required number of ADUs, fractional
units shall be rounded to the next highest whole number.

An applicant may, at his discretion, request approval from the
Board of Supervisors, or its designee, of a twenty percent
(20%) increase in the density on a subject parcel, provided that
at twelve and one half percent (12.5%) percent of the total
number of units approved are aAffordable dDwelling uUnits, in
accordance with the sliding scale calculation (Appendix A), for
which the rental and/or sales price is controlled pursuant to the
provisions of this Article.

In the case where aAffordable dDwelling uUnits are provided pursuant to
Section 7-102(E) above, the aAffordable dDwelling uUnits to bonus
density increase ratio required by Sections 7-103(A) and (B) does not
apply. The density of a development subject to voluntary provision of
aAffordable dDwelling uUnits which is otherwise exempt, may be
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increased up to twenty percent (20%). In the event that a twenty percent
(20%) density increase is approved pursuant this Section, not less than
twelve and one half percent (12.5%) of the total density bonus units
approved for the subject development shall be aAffordable dDwelling
uUnits, in accordance with the sliding scale calculation (Appendix A), for
which the rental and/or sales price will be controlled pursuant to this
Article.
6-104

Designation of Affordable Units on Plats.
(A)

(B)

Approved site plans and/or record subdivision plats shall identify the
specific number of for-sale units and/or percentage of units for rent which
are to be regulated as aAffordable Dwelling uUnits pursuant to this
Article.
(1)

All plans or plats for developments containing aAffordable
dDwelling for-sale units shall identify specific units which are
for sale or the percentage of units for rent under the affordable
guidelines in this Article.

(2)

All site plans for developments containing aAffordable
dDwelling rental units shall include information concerning the
percentage of units for rent and the number of each type of unit,
by bedroom count, which shall be maintained as affordable.

Specifications regarding dwelling dimensions and the number of
bedrooms in all aAffordable Dwelling uUnits shall meet the requirements
established by the Affordable Dwelling Unit Advisory Board pursuant to
the Codified Ordinance. In general, dwelling dimensions and the number
of bedrooms in an a multi-family aAffordable Dwelling multi-family
Uunit shall be comparable to equivalent market rate units on the subject
parcel.

(C)
Affordable dwelling units shall be of a building type and of an
architectural style compatible with residential units permitted within the
zoning district in which they are located and interspersed among market
rate units in the proposed development. Specifications for Affordable
Dwelling Unit building types, location and architectural style that
promote compatibility within zoning districts are included in the
Affordable Dwelling Unit Design Book that is established and
administered by the Affordable Dwelling Unit Advisory Board in
consultation with the Zoning Administrator. The Design Book shall be
followed when designing a development that includes Affordable
Dwelling Units; however, other creative design alternatives can be
presented to ADUAB for approval. The Affordable Dwelling Unit
Design Book is divided into two sections. Section 1 contains universal
design and construction specifications that can be used in construction of
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ADUs. The design specifications recognize that many ADU
developments will face unique circumstances and that building and
construction techniques and design evolve over time. As such, Section 2
provides general design guidelines that if followed, allow for flexibility
and deviations from the stated specifications in Section 1 for ADUs
subject to approval by the ADUAB.
6-105

Review of site or subdivision plans within 90 days. The County shall process
final site plans, preliminary subdivisions or record subdivision plats proposing
the development or construction of aAffordable dDwelling uUnits within ninety
(90) days from the receipt thereof, provided that such plans and plats
substantially comply with all ordinance requirements when submitted. The
calculation of the review period shall include only that time the plans or plats are
under County review and shall not include such time as may be required for
revisions or modifications in order to comply with ordinance requirements.

6-106

Timing of Construction/Availability of Affordable Units. In a development
which contains single family detached, single family attached, or multi-family
lots or units, occupancy permits for no more than fifty percent (50%) of the
market rate dwelling units shall be issued prior to the issuance of occupancy
permits for fifty percent (50%) of the aAffordable dDwelling uUnits.
Occupancy permits for no more than seventy-five percent (75%) of the market
rate dwelling units shall be issued until occupancy permits have been issued for
one hundred seventy-five percent (10075%) of the aAffordable dDwelling
uUnits for the development. Occupancy permits for no more than ninety-five
percent (95%) of the market rate dwelling units shall be issued until occupancy
permits have been issued for one hundred percent (100%) of the Affordable
Dwelling Units for the development.

6-107

Administration and Regulation.
The administration and regulation,
establishment of unit prices, price controls, eligibility requirements, and the
structure and operation of the Affordable Dwelling Unit Advisory Board are
governed by the Codified Ordinance of Loudoun County.

6-108

Modifications.
(A)

Modifications to the requirements of Sections 7-103 and 7-106 of the
Affordable Dwelling Unit Program shall be allowed concurrently with
applications for a rezoning, special exception, site plan or preliminary
subdivision, upon a finding by the Board of Supervisors, upon
recommendation of the Planning Commission, that the proposed
alternative will achieve the objective of providing a broad range of
housing opportunities throughout Loudoun County. In the event that a
modification to Section 7-103 is requested:
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(B)

(1)

The ratio of affordable units proposed to the total density increase
approved shall be in accordance with the sliding scale calculation
(Appendix A); no less than 12.5:20% for single family detached
and single family attached developments, and 6.25:10% for
multi-family unit developments; and

(2)

The total affordable units proposed shall be no less than five
percent (5%) of the total number of residential units within the
project.

(1)

Notwithstanding paragraphs (1) and (2) above, Aany request for
rezoning, special exception, or preliminary subdivision (by right)
which contain only single family detached units, a modification
may be requested to provide cash in lieu of the units. Such cash
must be paid prior to the first zoning permit. In the event that an
applicant requests a modification to make such cash payment, the
following criteria shall apply:
(a)

The cash formula of Section 7-108(E) shall apply.

(b)

The decision to pay cash in lieu of providing the units has
to be made at the time of approval of rezoning, special
exception or preliminary subdivision (by right), as
applicable.

(c)

No bonus density is to be granted for a development,
when an applicant opts to provide cash in lieu of units.

(d)

The district regulations of Article VII shall not apply to a
development when an applicant opts to provide cash in
lieu of units.

In reviewing a request for modification to Section 7-103, consideration
shall be given to the following:
(1)

The number of affordable units, low-cost housing,
manufactured housing and other similar type housing that
exists, or are to be provided, within two (2) miles of the site and
within Loudoun County.

(2)

Public facilities and services already developed for the overall
development capacity to accommodate the maximum density
increase permitted for provision of aAffordable dDwelling
uUnits.

(3)

Existing unique, or unusual site constraints including, but not
limited to, potential adverse impacts on environmental
resources and features on the subject parcel and adjacent
parcels, and difficult soil conditions.
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(4)

Unusual costs associated with development of the subject
property.

(5)

Overriding public needs, health issues, public safety issues, or
public welfare issues which are better served by not providing
the maximum number of affordable units otherwise required by
the sliding scale formula.

(6)

In the case of a request for a Concept Development Plan
Amendment, consideration shall also be given to whether the
amendment would result in a reduction in the previously
approved rezoning's impact on public facilities and whether the
existing proffer commitments for the previously approved
rezoning exceed current adopted capital facility guidelines
established in the County's comprehensive plan.

(C)

In conjunction with Section 7-108(A) above requesting such
modifications, the Board of Supervisors may permit an applicant to
request a modification to this ordinance so as to allow them to provide
any combination of aAffordable dDwelling uUnits, land or contributions
to Loudoun County equivalent to providing the required number of
aAffordable dDwelling uUnits.

(D)

Requests for modifications to the requirements of the Affordable
Dwelling Unit Program, as applied to a given development, shall be
submitted in conjunction with the application for rezoning, concept
development plan amendment, proffer amendment, special exception, site
plan, or preliminary subdivision, as applicable. The applicant shall
provide a justification for such request. The Affordable Dwelling Unit
Advisory Board shall review requests for modifications and make its
recommendation within sixty (60) days of receipt of a complete
application.

(E)

Cash contributions made pursuant to Section 7-108(C) and 7-103(A) shall
be calculated according to the following formula:
Construction Price
Cost
x
x # of ADU lots required = cash contribution
of Prototypical ADU .25.50
.75

(F)

All cash, or the value of land contributions made pursuant to Sections 7103(A) and 7-108(C) shall be calculated in terms of current dollars,
adjusted by the CPI, at the time the actual contribution is officially
transferred to the County, and paid prior to the issuance of the first zoning
permit unless another time is approved by the Board of Supervisors at the
time the modification is approved. Funds collected shall be placed in the
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County of Loudoun County Housing Trust Ffund for use by the Board of
Supervisors to achieve the housing goals of the County.
(G)

6-109

6-110

The time limits set forth in Section 15.2-2259 and 15.2-2260 of the
Virginia Code shall be suspended during the pendency of an application
filed pursuant to Section 7-108.

Compliance with State/Federal/Local Laws.
(A)

A development which provides, pursuant to Federal, State or other local
programs, the same number or more affordable dwelling units as the
number of aAffordable dDwelling uUnits required under Section 7-103
above, subject to terms and restrictions equivalent to the requirements of
this Article, shall satisfy the requirements of the Affordable Dwelling
Unit Program.

(B)

A development which provides, pursuant to Federal, State, or other local
programs, a fewer number of affordable dwelling units than required
under Section 7-103 above, subject to terms and restrictions equivalent to
the requirements of this Article, shall provide the additional number of
aAffordable dDwelling uUnits necessary to make up the shortage.

(C)

The rents and sales prices for affordable dwelling units provided pursuant
to Federal, State, or other local programs shall be in accordance with the
rules and regulations governing such programs and these units shall be
marketed in accordance with such rules and regulations, provided rents
and sale prices shall not exceed those set pursuant to this Article.

Violations and Penalties. In addition to the provisions set forth in Section 6500, the following shall apply whenever any person, whether owner, lessee,
principal, agent, employee or otherwise, violates any provision of this Article, or
permits any such violation, or fails to comply with any of the requirements
hereof:
(A)

Owners of aAffordable dDwelling uUnits who shall fail to submit
executed affidavits or certifications, as required by this Article, shall be
fined fifty (50) two hundred (200) dollars ($200.00) for the first offense
dollars per day per unit, and subsequent fines of five hundred (500)
dollars ($500.00) every ten (10) days per unit pursuant to Section 6-500
of the Loudoun County Zoning Ordinance tickets up to a maximum of
three thousand (3000) dollars per unit, until such affidavit or certificate is
filed, but only after written notice and a ten-day compliance period is
provided. Fines levied pursuant to this paragraph shall become liens upon
the real property and shall accumulate interest at the judgment rate of
interest.

(B)

Tenants of aAffordable dDwelling uUnits who shall fail to submit
executed affidavits or certifications, as required by this Article, shall be
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subject to lease termination and eviction procedures, as provided in the
Codified Ordinance.
(C)

6-111

Owners and tenants of aAffordable dDwelling uUnits who shall falsely
swear or who shall execute an affidavit or certification required by this
Article knowing the statements contained therein to be false shall be
guilty of a Class II misdemeanor and shall be subject to a fine up to one
thousand (1000) dollars ($1,000.00).
(1)

Fines levied against owners pursuant to this paragraph shall
become liens upon the real property and shall accumulate
interest at the judgment rate of interest.

(2)

Tenants of aAffordable dDwelling uUnits who shall falsely
swear or who shall execute an affidavit or certification required
by this Article knowing the statements contained therein to be
false shall also be subject to lease termination and eviction
procedures, as provided in the Codified Ordinance.

(3)

Owners of individual aAffordable dDwelling uUnits who shall
falsely swear that they continue to occupy their respective
aAffordable dDwelling uUnit as their primary domicile shall be
subject to injunction or other suit, action or proceeding to
require such owner to either sell the unit to someone who meets
the eligibility requirements established pursuant to this Article
or to occupy such affordable dwelling unit as a domicile.

Enforcement and Court Appeals.
(A)

The Zoning Administrator shall administer and enforce the provisions of
the Affordable Dwelling Unit Program except that once funds are placed
in the County of Loudoun Housing Trust fund it shall be the
responsibility of the Department of Financial Services to administer such
funds.

(B)

Notwithstanding the provisions of Section 15.2-2311 of the Virginia
Code, any person aggrieved by a decision of the Zoning Administrator or
by the Affordable Dwelling Unit Advisory Board, in the case of a
decision made by the latter regarding an appeal of aAffordable dDwelling
uUnits for-sale or rental prices, or by any decision made by an
administrative officer in the administration or enforcement of the
Affordable Dwelling Unit Program, may appeal such decision to the
Loudoun County Board of Zoning Appeals by filing a petition of appeal
which specifies the grounds upon which aggrieved within thirty (30) days
from the date of the decision.

(C)

Any petition of appeal properly filed pursuant to Paragraph B above shall
not constitute a de novo proceeding and shall be considered by the Circuit
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Court in a manner similar to petitions filed pursuant to Section 15.2-2314 of
the Virginia Code.
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Section 6-200

Countryside Residential-2: (CR-2) District.

6-201

Purpose. These regulations for the CR-2 district are established to provide "for
affordable dwelling unit developments at a density not to exceed two and fourtenths (2.4) dwelling units per acre".

6-202

Permitted Uses. Affordable dwelling unit developments may consist of single
family detached dwelling units, either in a compact cluster or traditional
designed subdivision or units identified in the Affordable Dwelling Unit
Program Design Book. In addition, single family attached duplex, triplex, and
quadruplex units are permitted, provided that no more than thirty five percent
(35%) of the total number of dwelling units allowed within the development
shall consist of such units.

6-203

Lot and Building Requirements. Unless otherwise provided for below, the lot,
building setback and access requirements for affordable dwelling unit
developments shall be the same as those for other lots within the subject
development, whether it is a traditional or compact cluster design option, in the
CR-2 district.
(A)

Lot size. No minimum requirement.

(B)

Lot width.

(C)

(D)

(1)

Single family detached. 50 feet minimum.

(2)

Single family attached duplex, triplex, or quadruplex units.
18 feet minimum for interior units.
30 feet minimum for end units.

Yards. (Single family attached duplex, triplex, or quadruplex units).
(1)

Front.

15 feet minimum.

(2)

Side. 9 feet minimum.

(3)

Rear. 25 feet minimum.

(4)

Minimum yard requirements for affordable dwelling unit
developments may be modified by the Board of Supervisors by
Special Exception, in accordance with the provisions of Section
6-1300 of this Ordinance.

Lot coverage. 40% maximum.

7-14

Section 7-200
Revision Date: June 17, 1998

A-94

(E)

Open Space Area for Cluster Developments. Open space shall be
provided in a sufficient amount within a clustered affordable dwelling
unit development such that the overall density of one lot per 14,000
square feet is maintained.

(F)

Other Requirements.
(1)

Location.
Single family attached duplex, triplex, and
quadruplex units shall be located so as to minimize their impact
on single family detached dwelling unit developments located
adjacent to the ADU development.

(2)

Frontage. Single family attached units shall front on a public
road, unless the development has received approval for private
streets.

(3)

Access. Access to individual single family attached units may
be provided by an alley or private driveway.
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Section 6-300

Countryside Residential-3: (CR-3) District.

6-301

Purpose. These regulations for the CR-3 district are established to provide for
affordable dwelling unit developments at a density not to exceed three and sixtenths (3.6) dwelling units per acre.

6-302

Permitted Uses. Affordable dwelling unit developments may consist of single
family detached dwelling units, either in a compact cluster or traditional
designed subdivision or units identified in the Affordable Dwelling Unit
Program Design Book. In addition, single family attached duplex, triplex, and
quadruplex units are permitted, provided that no more than thirty five percent
(35%) of the total number of dwelling units allowed within the development
shall consist of such units.

6-303

Lot and Building Requirements. Unless otherwise provided for below, the lot,
building setback and access requirements for affordable dwelling unit
developments shall be the same as those for other lots within the subject
development, whether it is a suburban or compact cluster design option, in the
CR-3 district.
(A)

Lot size. No minimum requirement.

(B)

Lot width.

(C)

(1)

Single family detached. 50 feet minimum.

(2)

Single family attached duplex, triplex, or quadruplex units.
18 feet minimum for interior units.
30 feet minimum for end units.

Yards. (Single family attached duplex, triplex, or quadruplex units):
15 feet minimum.

(1)

Front.

(2)

Side. 9 feet minimum.

(3)

Rear. 25 feet minimum.

(4)

Minimum yard requirements for affordable dwelling unit
developments may be modified by the Board of Supervisors by
Special Exception, in accordance with the provisions of Section
6-1300 of this Ordinance.

(D)

Lot coverage. 40% maximum.

(E)

Open Space for Cluster Developments. Open space shall be provided
in a sufficient amount within a clustered affordable dwelling unit
development such that the overall density of one lot per 10,000 square
feet is maintained.
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(F)

Other Regulations.
(1)

Single family attached duplex, triplex, and
Location.
quadruplex units shall be located so as to minimize their impact
on single family detached dwelling unit developments located
adjacent to the ADU development.

(2)

Frontage. Single family attached and single family attached
units shall front on a public road, unless the development has
received approval for private roads.

(3)

Access. Access to individual single family attached units may
be provided by an alley or private driveway.
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Section 6-400

Countryside Residential-4: (CR-4) District.

6-401

Purpose. These regulations for the CR-4 district are established to provide for
affordable dwelling unit developments at a density not to exceed four and eighttenths (4.8) dwelling units per acre.

6-402

Permitted Uses. Affordable dwelling unit developments may consist of single
family detached dwelling units in a suburban designed subdivision or units
identified in the Affordable Dwelling Unit Program Design Book. In addition,
single family attached duplex, triplex, and quadruplex units and townhouse units
are permitted, provided that no more than thirty five percent (35%) of the total
number of dwelling units allowed within the development shall consist of such
units.

6-403

Lot and Building Requirements. Unless otherwise provided for below, the lot,
building setback and access requirements for affordable dwelling unit
developments shall be the same as those for other lots within the subject
development in the CR-4 district.
(A)

Lot size. No minimum requirement.

(B)

Lot width.

(C)

(D)

(1)

Single family detached. 50 feet minimum.

(2)

Single family attached duplex, triplex, or quadruplex units.
18 feet minimum for interior units.
30 feet minimum for end units.

(3)

Single family attached townhouse units.
14 feet minimum for interior units.
24 feet minimum for end units.

Yards. (Single family attached duplex, triplex, or quadruplex and single
family attached units).
(1)

Front. 15 feet minimum.

(2)

Side. 8 feet minimum; 0 feet for interior units.

(3)

Rear. 25 feet minimum.

(4)

Minimum yard requirements for affordable dwelling unit
developments may be modified by the Board of Supervisors by
Special Exception, in accordance with the provisions of Section
6-1300 of this Ordinance.

Lot coverage.

7-18

Section 7-400
Revision Date: June 17, 1998

A-98

(1)

Single family detached. 35% maximum.

(2)

Single family attached duplex, triplex, quadruplex
townhouse units. 50% maximum.

or

(E)

Open Space for Cluster Developments. Open space shall be provided
in a sufficient amount within a clustered affordable dwelling unit
development such that the overall density of one lot per 7,000 square feet
is maintained.

(F)

Other Regulations.
(1)

Location.
Single family attached duplex, triplex, and
quadruplex units and single family attached dwellings shall be
located so as to minimize their impact on single family
detached dwelling unit developments located adjacent to the
ADU development.

(2)

Frontage. Single family attached and single family attached
units shall front on a public road, unless the development has
received approval for private roads.

(3)

Access. Access to individual single family attached units may
be provided by an alley or private driveway.
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Section 6-500

R-2 Single Family Residential District.

6-501

Purpose. These regulations for the R-2 district are established to provide for
affordable dwelling unit developments at a density not to exceed two and fourtenths (2.4) dwelling units per acre.

6-502

Permitted Uses. Affordable dwelling unit developments may consist of single
family detached dwelling units, either in a cluster, suburban, or traditionally
designed subdivision or units identified in the Affordable Dwelling Unit
Program Design Book. Cluster subdivisions reducing lot areas by 20-50% shall
be subject to the approval of a special exception, in accordance with Section 61300 and 6-1400. In addition, single family attached duplex, triplex, and
quadruplex units are permitted, provided that no more than thirty five percent
(35%) of the total number of dwelling units allowed within the development
shall consist of such units.

6-503

Lot and Building Requirements. Unless otherwise provided for below, the lot,
building, setback and access requirements for affordable dwelling unit
developments shall be the same as those for other lots within the subject
development, whether it is a suburban, traditional, or cluster design option, in
the R-2 district.
(A)

Lot size. No minimum requirement.

(B)

Lot width.

(C)

(1)

Single family detached, suburban. 60 feet minimum.

(2)

Single family detached, traditional. 45 feet minimum.

(3)

Single family detached, cluster. 50 feet minimum.

(4)

Single family attached duplex, triplex, or quadruplex units.
18 feet minimum for interior units.
30 feet minimum for end units.

Yards. (Single family attached duplex, triplex, or quadruplex units).
15 feet minimum.

(1)

Front.

(2)

Side. 9 feet minimum; 0 feet for interior units.

(3)

Rear. 25 feet minimum.

(4)

Minimum yard requirements for affordable dwelling unit
developments may be modified by the Board of Supervisors by
Special Exception, in accordance with the provisions of Section
6-1300 of this Ordinance.
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(D)

Lot coverage. 40% maximum.

(E)

Open Space Area for Cluster Developments. Open space shall be
provided in a sufficient amount within a clustered affordable dwelling
unit development such that the overall density of one lot per 14,000
square feet is maintained.

(F)

Other requirements.
(1)

Location.
Single family attached duplex, triplex, and
quadruplex units shall be located so as to minimize their impact
on single family detached dwelling unit developments located
adjacent to the ADU development.

(2)

Frontage. Single family attached units shall front on a public
road, unless the development has received approval for private
streets.

(3)

Access. Access to individual single family attached units may
be provided by an alley or private driveway.
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Section 6-600

R-3 Single Family Residential District.

6-601

Purpose. These regulations for the R-3 district are established to provide for
affordable dwelling unit developments at a density not to exceed three and sixtenths (3.6) dwelling units per acre.

6-602

Permitted Uses. Affordable dwelling unit developments may consist of single
family detached dwelling units, either in a cluster, suburban, or traditionally
designed subdivision or units identified in the Affordable Dwelling Unit
Program Design Book. Cluster subdivisions reducing lot areas by 20-50% shall
be subject to the approval of a special exception, in accordance with Sections 61300 and 6-1400. In addition, single family attached duplex, triplex, and
quadruplex units are permitted, provided that no more than thirty five percent
(35%) of the total number of dwelling units allowed within the development
shall consist of such units.

6-603

Lot and Building Requirements. Unless otherwise provided for below, the lot,
building setback and access requirements for affordable dwelling unit
developments shall be the same as those for other lots within the subject
development, whether it is a suburban, traditional, or cluster design option, in
the R-3 district.
(A)

Lot size. No minimum requirement.

(B)

Lot width.

(C)

(D)

(1)

Single family detached, suburban. 50 feet minimum.

(2)

Single family detached, traditional. 40 feet minimum.

(3)

Single family detached, cluster. 40 feet minimum.

(4)

Single family attached duplex, triplex, or quadruplex units.
30 feet minimum for end units.

Yards. (Single family attached duplex, triplex, or quadruplex units).
(1)

Front.

15 feet minimum.

(2)

Side. 9 feet minimum; 0 for interior lots.

(3)

Rear. 25 feet minimum.

(4)

Minimum yard requirements for affordable dwelling unit
developments may be modified by the Board of Supervisors by
Special Exception, in accordance with the provisions of Section
6-1300 of this Ordinance.

Lot coverage. 40% maximum.
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(E)

Open Space for Cluster Developments. Open space shall be provided
in a sufficient amount within a clustered affordable dwelling unit
development such that the overall density of one lot per 10,000 square
feet is maintained.

(F)

Other Regulations.
(1)

Location.
Single family attached duplex, triplex, and
quadruplex units shall be located so as to minimize their impact
on single family detached dwelling unit developments located
adjacent to the ADU development.

(2)

Frontage. Single family attached and single family attached
units shall front on a public road, unless the development has
received approval for private roads.

(3)

Access. Access to individual single family attached units may
be provided by an alley or private driveway.
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Section 6-700

R-4 Single Family Residential District.

6-701

Purpose. These regulations for the R-4 district are established to provide for
affordable dwelling unit developments at a density not to exceed four and eighttenths (4.8) dwelling units per acre.

6-702

Permitted Uses. Affordable dwelling unit developments may consist of single
family detached dwelling units, either in a cluster, suburban, or traditionally
designed subdivision or units identified in the Affordable Dwelling Unit
Program Design Book. Cluster subdivisions reducing lot areas by 20-50% shall
be subject to the approval of a special exception, in accordance with Sections 61300 and 6-1400. In addition, single family attached duplex, triplex, and
quadruplex units and single family attached townhouse units are permitted,
provided that no more than thirty five percent (35%) of the total number of
dwelling units allowed within the development shall consist of such units.

6-703

Lot and Building Requirements. Unless otherwise provided for below, the lot,
building setback and access requirements for affordable dwelling unit
developments shall be the same as those for other lots within the subject
development, whether it is a suburban, traditional, or cluster design option, in
the R-4 district.
(A)

Lot size. No minimum requirement.

(B)

Lot width.

(C)

(1)

Single family detached, suburban. 50 feet minimum.

(2)

Single family detached, traditional. 40 feet minimum.

(3)

Single family detached, cluster. 40 feet minimum.

(4)

Single family attached, duplex, triplex, or quadruplex units.
18 feet minimum for interior units.
30 feet minimum for end units.

(5)

Single family attached, townhouse units.
14 feet minimum for interior units.
24 feet minimum for end units.

Yards. (Single family attached duplex, triplex, quadruplex or townhouse
units).
(1)

Front.

15 feet minimum.

(2)

Side. 8 feet minimum; 0 feet for interior units.

(3)

Rear. 25 feet minimum.
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(4)

(D)

Minimum yard requirements for affordable dwelling unit
developments may be modified by the Board of Supervisors by
Special Exception, in accordance with the provisions of Section
6-1300 of this Ordinance.

Lot coverage.
(1)

Single family detached. 35% maximum.

(2)

Single family attached duplex, triplex, quadruplex
townhouse units. 50% maximum.

or

(E)

Open Space for Cluster Developments. Open space shall be provided
in a sufficient amount within a clustered affordable dwelling unit
development such that the overall density of one lot per 7,000 square feet
is maintained.

(F)

Other Regulations.
(1)

Location.
Single family attached duplex, triplex, and
quadruplex units and single family attached dwellings shall be
located so as to minimize their impact on single family
detached dwelling unit developments located adjacent to the
ADU development.

(2)

Frontage. Single family attached and single family attached
units shall front on a public road, unless the development has
received approval for private roads.

(3)

Access. Access to individual single family attached units may be
provided by an alley or private driveway.
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Section 6-800

R-8 Single Family Residential District.

6-801

Purpose. These regulations for the R-8 district are established to provide for
affordable dwelling unit developments at a density not to exceed nine and sixtenths (9.6) dwelling units per acre.

6-802

Permitted Uses. Affordable dwelling unit developments may consist of single
family detached or single family attached dwelling units, either in a suburban or
traditionally designed subdivision or units identified in the Affordable Dwelling
Unit Program Design Book. In addition, multi-family units are permitted,
provided that no more than fifty percent (50%) of the total number of dwelling
units allowed within the development shall consist of such units.

6-803

Lot and Building Requirements. Unless otherwise provided for below, the lot,
building setback and access requirements for affordable dwelling unit
developments shall be the same as those for other lots within the subject
development, whether it is a suburban or traditional design option, in the R-8
district.
(A)

Lot size. No minimum requirement.

(B)

Lot width.

(C)

(1)

Single family detached, suburban. 40 feet minimum.

(2)

Single family attached duplex, triplex, or quadruplex units.
14 feet minimum for interior units.
24 feet minimum for end units.

(3)

Single family attached townhouse units.
14 feet minimum for interior units.
22 feet minimum for end units.

(4)

Multi-family structures. 60 feet minimum.

Yards.
(1)

(2)

Single family detached, suburban and traditional.
(a)

Front. 15 feet minimum.

(b)

Side. 8 feet minimum (16 feet minimum between units).

(c)

Rear. 25 feet minimum.

Single family attached units.
(a)

Front. 15 feet minimum.
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(3)

(4)

(D)

(b)

Side. No requirement along common walls; minimum
side yard on end unit shall be 8 feet.

(c)

Rear. 15 feet minimum, no requirement along common
walls.

Multi-family structures.
(a)

Front. 20 feet minimum.

(b)

Side. 10 feet minimum; 20 feet on corner lots.

(c)

Rear. 25 feet minimum.

Minimum yard requirements for affordable dwelling unit
developments may be modified by the Board of Supervisors by
Special Exception, in accordance with the provisions of Section
6-1300 of this Ordinance.

Lot coverage.
(1)

Single Family Detached: 50% maximum.

(2)

Multifamily: 60% maximum.

(3)

Single Family Attached: 75% maximum.

(E)

Active Recreation Space. A minimum of 5,000 square feet of active
recreation space shall be provided for each group of market-rate dwelling
units of more than ten (10) units. An additional 100 square feet of such
space shall be provided for each market-rate single family detached
dwelling unit and 200 square feet of such space for each single family
attached dwelling unit in excess of ten (10) units. All such space shall be
accessible to all residents by means of internal pedestrian walkways.

(F)

Other Regulations.
(1)

Location. Multi-family units shall be located so as to minimize
their impact on single family detached developments located
adjacent to the ADU development.

(2)

Frontage. Units shall front on a public road, unless the
development has received approval for private roads.
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Section 6-900

R-16 Townhouse/Multi-family District.

6-901

Purpose. These regulations for the R-16 district are established to provide for
affordable dwelling unit developments at a density not to exceed nineteen and
two-tenths (19.2) dwelling units per acre.

6-902

Permitted Uses. Affordable dwelling unit developments may consist of single
family attached, quadruplex, townhouse, or multi-family units, either in a
suburban or traditionally designed subdivision or units identified in the
Affordable Dwelling Unit Program Design Book.

6-903

Lot and Building Requirements. Unless otherwise provided for below, the lot,
building setback and access requirements for affordable dwelling unit
developments shall be the same as those for other lots within the subject
development, whether it is a suburban or traditional design option, in the R-16
district.
(A)

Lot size. No minimum requirement.

(B)

Lot width.

(C)

(1)

Single family attached townhouse units.
14 feet minimum for interior units.
22 feet minimum for end units.

(2)

Single family attached quadruplex units. 28 feet minimum.

(3)

Multi-family structures. 60 feet minimum.

Yards.
(1)

(2)

Single family attached.
(a)

Front. 15 feet minimum, except as provided for in
traditional design developments pursuant to Section 3606(C)(23).

(b)

Side. No requirement along common walls; minimum
side yard on end unit shall be 8 feet.

(c)

Rear. 15 feet minimum, no requirement along common
walls.

Multi-family structures.
(a)

Front. 25 feet minimum.

(b)

Side. 10 feet minimum; 25 feet minimum on corner lots.

(c)

Rear. 25 feet minimum.
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(3)

(D)

(E)

Minimum yard requirements for affordable dwelling unit
developments may be modified by the Board of Supervisors by
Special Exception in accordance with the provisions of Section
6-1300 of this Ordinance.

Lot coverage.
(1)

Multifamily: 60% maximum.

(2)

Single Family Attached: 75% maximum.

Active Recreation Open Space. A minimum of 5,000 square feet of
active recreation space shall be provided for each group of ten (10)
market-rate dwelling units. An additional 200 square feet of such space
shall be provided for each market-rate single family attached dwelling
unit in excess of ten (10) units. All such space shall be accessible to all
residents by means of internal pedestrian walkways.
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Section 6-1000

R-24 Multi-family Residential District.

6-1001

Purpose. These regulations for the R-24 district are established to provide for
affordable dwelling unit developments at a density not to exceed twenty-eight
and eight-tenths (28.8) dwelling units per acre.

6-1002

Permitted Uses. Affordable dwelling unit developments may consist of multifamily dwelling units, either in a suburban or traditionally designed subdivision
or units identified in the Affordable Dwelling Unit Program Design Book.

6-1003

Lot and Building Requirements. Unless otherwise provided for below, the lot,
building setback and access requirements for affordable dwelling unit
developments shall be the same as those for other lots within the subject
development, whether it is a suburban or traditional design option, in the R-24
district.
(A)

Lot size. No minimum requirement.

(B)

Lot width. 60 feet minimum.

(C)

Yards.
(1)

Front. 25 feet minimum.

(2)

Side. 10 feet minimum; 25 feet minimum on corner lots.

(3)

Rear. 25 feet minimum.

(4)

Minimum yard requirements for affordable dwelling unit
developments may be modified by the Board of Supervisors by
Special Exception, in accordance with the provisions of Section
6-1300 of this Ordinance.

(D)

Lot coverage. 70% maximum.

(E)

Active Recreation Space. A minimum of 5,000 square feet of active
recreation space shall be provided for each group of ten (10) market-rate
dwelling units. An additional 200 square feet of such space shall be
provided for each market-rate multi-family dwelling unit in excess of ten
(10) units. All such space shall be accessible to all residents by means of
internal pedestrian walkways.
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Section 6-1100

PD-Housing Districts.

6-1101

The regulations for low density, medium density, and high density residential
neighborhoods designated on the concept development plan for a PD-H Zoning
District providing affordable dwelling units shall be those for Affordable
Dwelling Unit Developments in the counterpart Urban Residential districts.

6-1102

The regulations for low density, medium density, and high density residential
neighborhoods designated on the concept development plan for a Traditional
Town development providing affordable dwelling units shall be those for
Affordable Dwelling Unit Developments in the R-4, R-8, and R-16 districts.
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ADUAB RECOMMENDED DRAFT
CHAPTER 1450
Affordable Dwelling Units
(Note: The following text includes proposed revisions/amendments from the ADUAB. Proposed deletions
show in red as struck through and proposed additions are in red and underlined).

EDITOR'S NOTE: This chapter, previously a codification of Ordinance 95-09, passed
October 4, 1995, was repealed in its entirety and re-enacted by Ordinance 99-07, passed
June 16, 1999.
1450.01
1450.02
1450.03
1450.04
1450.05
1450.06
1450.07
1450.08
1450.09
1450.10

Purpose of Affordable Dwelling Unit Program.
Definitions.
Administration of program; Affordable Dwelling Unit Advisory Board.
Sales of units; purchase option periods; priority for purchase.
Rental of units.
Sales prices.
Rental prices.
Prices following initial sale or rental.
Eligibility requirements; authority of Office of Housing Services; penalty.
Affordable Dwelling Unit Advisory Board.

CROSS REFERENCES
Loudoun County Board of Supervisors - see ADM. Ch. 210
License tax for rental of dwellings - see B.R. & T. 840.22
Virginia Uniform Statewide Building Code - see B. & H. Ch. 1410

1450.01
PURPOSE OF AFFORDABLE DWELLING UNIT PROGRAM.
The Affordable Dwelling Unit Program is established to assist in the provision of housing
to persons of moderate income by promoting the development of a full range of housing choices
and by requiring the construction and continued existence of dwelling units which are affordable
for purchase by households whose income is greater than thirty percent and less than seventy
percent, and affordable for rental by households whose income is greater than thirty percent and
less than fifty percent, of the median income for the Washington Primary Metropolitan Statistical
Area (PMSA). "Affordable dwelling units" (ADU) shall be defined as those units for which the
rental and/or sale price is regulated, as well as existing homes purchased through the use of
Down Payment/Closing Cost Assistance Funds of the Loudoun County County of Loudoun
Housing Trust, pursuant to the provisions contained in this chapter, as adopted by the Loudoun
County Board of Supervisors. This chapter is for the administration of the Loudoun County
Affordable Dwelling Unit Program. The regulations for such program are set forth in Article VII
of the Loudoun County Zoning Ordinance.
(Ord. 99-07. Passed 6-16-99.)
1450.02

DEFINITIONS.

ATTACHMENT 5
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(a)
The terms used herein shall have the same meaning ascribed to them in the
Loudoun County Zoning Ordinance.
(b)
As used in this chapter, "qualified nonprofit" means a nonprofit corporation
whose purpose is to further the provision of affordable housing in Loudoun County, which has
Internal Revenue Code 501(C)(3) status, adequate cash flow/reserves to purchase property,
expertise in property management, and is designated by the Loudoun County Board of
Supervisors.
(Ord. 99-07. Passed 6-16-99.)
1450.03

ADMINISTRATION OF PROGRAM; AFFORDABLE DWELLING
UNIT ADVISORY BOARD.
(a)
The sale and rental of affordable dwelling units shall be regulated by the Loudoun
County Board of Supervisors or by its designee. The Loudoun County Board of Supervisors shall
appoint an Affordable Dwelling Unit Advisory Board (ADUAB) which shall develop and
approve general specifications for prototypical single-family detached, single-family attached
and multifamily affordable dwelling units, shall determine the construction costs of the
prototypical units on a semi-annual basis, as determined from generally accepted construction
cost indices, and shall perform those other duties established in Section 1450.10. Semi-annual
for-sale prices, annual income eligibility and rental price revisions and forms will be approved
by the ADUAB. Individuals aggrieved by the ADUAB decisions may appeal such decisions
within thirty days to the Loudoun County Board of Supervisors.
(b)
In the administration of the Affordable Dwelling Unit Program, the design and
construction specifications shall be revised and approved when necessary by the ADUAB and be
structured so that affordable dwelling units offered for sale shall be affordable to households
whose income exceeds thirty percent, but does not exceed either seventy sixty-five percent of
median household income for multifamily units or seventy percent of median household income
for single-family attached and single-family detached units. Affordable dwelling units offered for
rent shall be affordable to households whose income exceeds thirty percent, but does not exceed
fifty percent of the median household income. Median household income shall be as determined
for the Washington Primary Metropolitan Statistical Area (PMSA) as established by the U.S.
Department of Housing and Urban Development Bureau of the Census.
(Ord. 99-07. Passed 6-16-99.)
1450.04

SALES OF UNITS; PURCHASE OPTION PERIODS; PRIORITY FOR
PURCHASE.
(a)
The sale of affordable dwelling units shall be regulated by the Loudoun County
Board of Supervisors or its designee. The Loudoun County Board of Supervisors shall, upon the
recommendation of the Affordable Dwelling Unit Advisory Board (ADUAB) adopt reasonable
rules and procedures to assist in the regulation and monitoring of the sale and resale of affordable
dwelling units, which shall include giving priority to Loudoun County residents and persons who
work in the County.
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(b)
The Loudoun County Board of Supervisors, or its designee, which may include
qualified nonprofits, shall have the right of first refusal on a project-by-project basis to purchase
up to one-third of the for-sale affordable dwelling units within a development for a one hundred
and twenty (120) ninety-day purchase option period. The following requirements apply to such
period:
(1)
The one hundred and twenty (120) ninety-day purchase option period shall
begin on the date of receipt of written notification from the owner, sent by registered or certified
mail, advising the County, or its designee, that particular affordable dwelling units are, or will
be, available for purchase.
(2)
Such written notice may be sent by the owner at any time after the
issuance of a zoning permit for the affordable dwelling unit which is being offered for sale.
(3)
The written notice shall state the following information:
A.
The number of bedrooms;
B.
Floor area (in square feet);
C.
Amenities;
D.
The target date for affordable dwelling unit availability;
E.
The number of affordable dwelling units available and their
location within the development;
F.
The address of each affordable dwelling unit, which shall include
the tax map and parcel number or Property Identification Number;
G.
Any type of special financing which may be available; and
H.
A copy of the approved subdivision and final site plan for the
development in which the affordable dwelling units are located.
(4)
If the County or its designee elects to purchase a particular affordable
dwelling unit, the County or its designee shall so notify the owner, in writing, within the one
hundred and twenty (120) ninety-day purchase option period. Failure to so notify the owner
shall be deemed a refusal of purchase of the affordable dwelling unit.
(5)
The closing shall occur within thirty days from the end of the respective
one hundred and twenty (120) ninety-day purchase option period, provided an occupancy permit
has been issued for the affordable dwelling unit, or thirty days after the issuance of an occupancy
permit, whichever is later.
(c)
The remaining two-thirds of the for-sale affordable dwelling units within a
development shall be offered for sale exclusively for a maximum one hundred and twenty (120)
ninety-day purchase option period to persons who meet the income eligibility criteria established
by the County or its designee and who have been issued a Certificate of Qualification by the
Loudoun County Office of Housing Services.
(1)
The one hundred and twenty (120) dayninety-day purchase option period
shall begin on the date the County or its designee receives written
notification from the owner, sent by registered or certified mail, advising
the County or its designee that a particular affordable dwelling unit is or
will be available for purchase.
(2)
Such written notice may be sent by the owner at any time after the
issuance of a zoning permit for the affordable dwelling unit.
(3)

Such written notice shall state the following information:

A-114

ADUAB Recommended Draft
October 21, 2014

A.
B.
C.
D.
E.
F.
G.
H.

The number of bedrooms;
Floor area (in square feet);
Amenities;
The target date for affordable dwelling unit availability;
The number of affordable dwelling units available and their
location within the development;
The address of each affordable dwelling unit, which shall include
the tax map and parcel number;
Any type of special financing which may be available; and
A copy of the approved subdivision and final site plan for the
development in which the affordable dwelling units are located.

(d)
After the expiration of the ninety-day one hundred and twenty (120) day purchase
option period referenced in subsections (b) and (c) hereof, affordable dwelling units not sold, or
not under contract to be sold, shall be offered for sale to County qualified and designated
nonprofits.
(1)
The qualified nonprofits shall have a thirty-day purchase option period
within which to commit to purchase the affordable dwelling units. This
thirty-day period shall begin at the expiration of the ninety-day one
hundred and twenty (120) day purchase option period explained in
subsections (b) and (c) hereof, and on the date of receipt of written
notification from the owner, sent by registered or certified mail, advising
that particular affordable dwelling units are or will be available for
purchase.
(2)
The written notice shall include the following information:
A.
The number of bedrooms;
B.
Floor area (in square feet);
C.
Amenities;
D.
The target date for affordable dwelling unit availability;
E.
The number of affordable dwelling units and their location within
the development;
F.
The address of each affordable dwelling unit, which shall include
the tax map and parcel number;
G.
Any type of special financing available; and
H.
A copy of the approved subdivision and final site plan for the
development in which the affordable dwelling units are located.
(3)
Such written notice may be sent by the owner any time after the expiration
of the ninety-day one hundred and twenty day purchase option period
referenced in subsections (b) and (c) hereof. If a qualified nonprofit elects
to purchase a particular affordable dwelling unit, it shall so notify the
owner in writing.
(e)
After the expiration of the time period(s) referenced in subsections (b), (c) and (d)
hereof, affordable dwelling units which are not sold can be sold as market rate units by the
builder, provided that the difference between the actual sales price and the ADU Program sales
price shall be divided equally between the seller and the County of Loudoun Housing Trust.
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(Ord. 99-07. Passed 6-16-99.)
1450.05
RENTAL OF UNITS.
(a)
The rental of affordable dwelling units shall be regulated by the Loudoun County
Board of Supervisors or its designee. The Loudoun County Board of Supervisors shall, upon
recommendation of the Affordable Dwelling Unit Advisory Board (ADUAB), adopt reasonable
rules and procedures to assist in the regulation and monitoring of the rental of affordable
dwelling units, which shall include giving priority to Loudoun County residents and to persons
who work in the County.
(b)
For the initial rental of affordable dwelling units within a single-family detached,
a single-family attached or a multifamily dwelling unit development, written notification from
the owner shall be sent by registered or certified mail advising the County or its designee that
particular affordable dwelling units are or will be available to rent.
(1)
Such written notice may be sent by the owner at any time after the
issuance of a zoning permit for the affordable dwelling unit which is being
offered for rent.
(2)
The written notice shall include the following information:
A.
The number of bedrooms;
B.
Floor area (in square feet);
C.
Amenities;
D.
The target date for affordable dwelling unit availability;
E.
The number of affordable dwelling units available and their
location within the development;
F.
The addresses of the affordable dwelling units, which shall include
the tax map and parcel number of the development; and
G.
A copy of the approved site plan or record plat for the development
in which the affordable dwelling units are located.
(c)
All affordable dwelling units available for rent shall be leased for a minimum six
month period, with a maximum term of lease of twelve months, to tenants who meet the income
eligibility criteria established by the County or its designee and who have been issued a
Certificate of Qualification by Loudoun the County Housing Services the ADU program staff.
Following the initial lease term, subsequent leases may be done on an annual, bi-annual or
monthly basis.
(1)
The lease agreements for such units shall include conditions which require
the tenant to occupy the unit as his or her domicile, which prohibit the
subleasing of the unit, which require continued compliance with the
income eligibility criteria established by the County or its designee and
which require the tenant to annually verify his or her annual income and
such other facts that the owner/landlord may require in order to ensure that
the tenant continues to meet the income eligibility criteria established by
the County or its designee.
(2)
Tenants shall continue to meet the income eligibility criteria established
by the County, or its designee, in order to continue to occupy the
affordable dwelling unit. Tenants who no longer meet the income
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(3)
(4)

(5)

eligibility criteria may continue to occupy an affordable dwelling unit until
the end of the lease term.
Income eligibility of tenants of rental affordable dwelling units shall be
verified prior to lease renewal.
The owner/landlord of a development containing rental affordable
dwelling units shall provide the County or its designee with information
regarding the occupancy of rental affordable dwelling units on a quarterly
basis, at a minimum. Such information shall consist of a statement,
verified under oath, which certifies the following as of the first of such
month:
A.
The address and name of the development and the name of the
owner/landlord;
B.
The number of rental affordable dwelling units, by bedroom count,
which are vacant;
C.
The number of rental affordable dwelling units, by bedroom count,
which are leased. For each such unit, the statement shall contain
the following information:
1.
The unit address and bedroom count;
2.
The tenant's name and household size;
3.
The effective date of the lease;
4.
The tenant's (household) income as of the date of the lease;
5.
The current monthly rent.
D.
A statement that to the best of the owner/landlord's information
and belief, the tenants who lease and occupy rental affordable
dwelling units meet the income eligibility criteria established by
the County, or its designee, except those tenants eligible to remain
in their rental affordable dwelling units, as specified in Section
1450.09.
The owner/landlord shall provide the County or its designee with a copy
of each new or revised annual tenant income verification obtained from
the tenants of rental affordable dwelling units pursuant to paragraph
(c)(4)D. hereof.
(Ord. 99-07. Passed 6-16-99.)

1450.06
SALES PRICES.
(a)
The Affordable Dwelling Unit Advisory Board (ADUAB) shall initially and
semiannually thereafter establish the County-wide sales prices and the administratively
approvable sales price for affordable dwelling units. Adjustments to the affordable dwelling unit
sales prices shall:
(1)
Account for fluctuations in the market; and
(2)
Be adjusted according to the percentage change in the various cost
elements as indicated by the Means Construction Cost Index, or other
equivalent index should the Means Index be discontinued, or as may be
selected by the ADUAB upon approval of the Loudoun County Board of
Supervisors.
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(b)
County-wide sales prices shall be based upon a determination of all ordinary,
necessary and reasonable hard and soft costs required to construct and market the affordable
dwelling units by private industry in the immediate area, including the area's current general
market and economic conditions.
(1)
Sales prices shall include, among other costs, provisions for builder-paid
permanent mortgage placement costs, closing costs, except for pre-paid
expenses at settlement, and other applicable costs resulting from proffers
given and accepted through a rezoning approval.
(2)
Sales prices shall not include the cost of land, marketing expenses and
extra finishes and amenities exceeding ten percent of the total unit
construction cost, including landscaping, unless otherwise approved by the
Affordable Dwelling Unit Advisory Board.
(3)
Sales prices shall be increased to include a A 1.5 percent sales
commission/finder’s fee to be paid to a real estate agent who secures a
purchaser of an affordable dwelling unit. In addition, a sales price can be
increased to include a 1.5 percent sales commission/finder’s fee to be paid
to real estate agent who assists a seller on an ADU resale unit for a
maximum commission on a resale of 3 percent.
(4)
In the event that the developer or builder is responsible for conducting a
lottery and qualifying potential purchasers for affordable units within a
development, such sales prices shall include a flat fee to cover such costs,
to be determined by the Affordable Dwelling Unit Advisory Board.
(c)
The sales prices of affordable dwelling units within a development shall be
established such that the owner shall not suffer economic loss as a result of providing the
required affordable dwelling units. Economic loss shall result when the owner of a development
fails to recoup the cost of construction, including site development and infrastructure costs, and
those allowances as may be determined by the Affordable Dwelling Unit Advisory Board upon
the sale of an affordable dwelling unit, exclusive of the cost of land acquisition and those costs
voluntarily incurred.
(Ord. 99-07. Passed 6-16-99.)
1450.07
RENTAL PRICES.
(a)
The Affordable Dwelling Unit Advisory Board (ADUAB) shall initially and
semiannually thereafter establish County-wide rental affordable dwelling unit prices which will
take into account the geographical location of the units within the County and the age and
condition of the development, as appropriate. Adjustments to the affordable dwelling unit rental
prices shall be made according to the change in the Washington Primary Metropolitan Statistical
Area (PMSA) median income as published by the Department of Housing and Urban
Development and/or such other indices that reflect the cost of rental housing in Loudoun County
as selected by the ADUAB.
(b)
County-wide rental prices shall be based upon a determination of all ordinary,
necessary and reasonable costs required to construct and market the required number of rental
affordable dwelling units by private industry in the area, including the area's current general
market and economic conditions. The process for establishing rental prices will be determined by
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the ADUAB. The ADUAB will determine and recommend those costs to be included within the
rental price of a rental affordable dwelling unit and those costs to be excluded from the rental
price of a rental affordable dwelling unit. In establishing rental prices, consideration shall be
given to reasonable and customary allowances in the rental industry for construction, financing
and operating costs per unit.
(c)
Rental prices for affordable dwelling units shall be established such that the
owner/landlord shall not suffer economic loss as a result of providing rental affordable dwelling
units. (Ord. 99-07. Passed 6-16-99.)
1450.08
PRICES FOLLOWING INITIAL SALE OR RENTAL.
(a)
For-Sale Affordable Dwelling Units.
(1)
The prices for subsequent resales of for-sale affordable dwelling units
shall be controlled for a period of twenty (20) fifteen years after the initial
sale transaction for the respective affordable dwelling unit. At the time of
the initial sale of an individual affordable dwelling unit, the owner shall
provide in the sales contract and shall record, with the deed for each
affordable unit sold, a covenant running with the land in favor of the
County which expressly provides all of the following:
A.
The affordable dwelling unit may not be resold during the twenty
(20) fifteen-year control period for an amount that exceeds the
limits set by the Affordable Dwelling Unit Advisory Board
(ADUAB) pursuant to paragraph (a)(3) hereof.
B.
Each time the unit may be offered for resale, it must first be
offered exclusively through the County or its designee to persons
who meet the income eligibility criteria established by the County
and who have been issued a Certificate of Qualification by the
Loudoun County Office of Housing Services for a sixty-day
period, with an additional thirty days allowed for settlement,
pursuant to paragraph (a)(2) hereof.
C.
The unit is subject to the provisions of the Affordable Dwelling
Unit Program, as set forth in the Loudoun County Zoning
Ordinance.
D.
The covenant shall be senior to all instruments securing permanent
financing and shall be binding upon all assignees, mortgagees,
purchasers and other successors in interest.
E.
The covenant shall state that any and all financing documents shall
require the lender to provide to the County or its designee written
notice of any delinquency or other event of default under a
mortgage. The County or its designee shall have the right for a
sixty-day period to cure such a default, although the County shall
have no obligation to cure the default.
F.
The total aggregate amount of principal and accrued interest for all
financing secured by an ADU shall not exceed the owner's
purchase price (as adjusted in accord with Section 1450.08(a)(3),
as amended). Any financing in excess of the owner's purchase
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(2)

price (as adjusted in accord with Section 1450.08(a)(3), as
amended) shall not be secured by any interest in the applicable
ADU.
For the first sixty days that individual affordable dwelling units are offered
for resale, the units shall first be offered exclusively through the County or
its designee to persons who meet the income eligibility criteria established
by the County and who have been issued a Certificate of Qualification by
the ADU program staff Loudoun County Housing Services. The sixty-day
resale period shall begin upon County receipt of written notice, sent by
registered or certified mail, from the owner that an affordable dwelling
unit is available for resale. The written notice shall include the address of
the affordable dwelling unit and shall include the tax map and parcel
number or Property Identification Number.
A.

(3)

(4)

If, during the sixty-day period, no one holding a Certificate of
Qualification has committed to purchase the affordable dwelling
unit offered for resale, then the County or its designee shall have
the option, for the next thirty days, to acquire the unit, with an
additional thirty-day period allowed for settlement if the option is
exercised.
B.
Upon the expiration of the ninety-day period, the unit may be
offered for sale to members of the general public at fair market
value, provided that the difference between the actual sales price
and that price allowed under the provisions of paragraph (a)(3)
hereof shall be divided equally between the seller and the County
of Loudoun Housing Trust.
Units offered for sale during the twenty (20) fifteen-year control period
shall not be offered for a price greater than the original selling price plus
the following:
A.
A percentage of the unit's original selling price equal to the
increase in the Consumer Price Index-For All Urban Consumers;
B.
The current fair market value of those home improvements, as
determined to be eligible to be added to the selling price by the
ADUAB, made to the unit between the date of original sale and the
date of resale;
C.
An allowance for payment of closing costs, on behalf of the
subsequent purchaser which shall be paid by the seller; and
D.
An allowance for the payment of a 1.5 percent sales
commission/finders fee that is paid to a real estate agent who
secures a purchaser of an affordable dwelling unit.
After the expiration of the twenty (20) fifteen-year control period, but
prior to the expiration of fifty years after initial sale of the unit, the owner
of an affordable dwelling unit may offer the unit for sale at fair market
value, provided that the difference between the actual sale price and that
price allowed for under the provisions of paragraph (a)(3) hereof shall be
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(5)

(6)

(b)

divided equally between the seller and the County of Loudoun Housing
Trust Fund.
After the expiration of the twenty (20) fifteen-year control period, the
County or its designee shall have a first right of refusal to acquire, at fair
market value, each individual affordable dwelling unit. The current owner
of each such unit shall provide the County or its designee with written
notification sent, by registered or certified mail that the unit is for sale. If
the County or its designee elects to purchase such unit, the County or its
designee shall so notify the owner in writing within thirty days of receipt
of the written notification from the owner, and the all-cash closing shall
occur within sixty days thereafter.
Any and all financing documents shall provide that, in the event of default
and foreclosure of projects with units subject to the requirements of this
chapter that are comprised of for-sale affordable dwelling units, the lender
shall give written notice to the County or its designee of the foreclosure
sale at least thirty days prior thereto, and the County or its designee shall
have the right to cure the default, but shall have no duty or obligation to do
so.

Rental Affordable Dwelling Units.
(1)
The prices for subsequent re-rentals shall be controlled for a period of
twenty thirty years after the initial rental transaction for the respective
rental affordable dwelling unit. Prior to approval of a record plat for single
family dwelling lots containing affordable dwelling units or construction
plans and profiles for single-family attached lots containing affordable
dwelling units or site plans for multifamily buildings containing affordable
dwelling units, the owner shall record a covenant, running with the land,
in favor of the County or its designee which covenant provides that for
twenty thirty years from the date of the issuance of the first occupancy
permit for the rental affordable dwelling units required under this chapter,
which date shall be specified in the covenant:
A.
No such unit may be rented for an amount which exceeds the limits
set by the ADUAB, pursuant to Section 1450.07.
B.
Each time one of the rental affordable dwelling units is offered for
re-rental, it must be offered exclusively through the County or its
designee to persons who meet the income eligibility criteria
established by the County and who have been issued a Certificate
of Qualification by the ADU program staff Loudoun County
Housing Services, pursuant to this section.
C.
The unit is subject to the provisions of the Affordable Dwelling
Unit Program, as set forth in the Loudoun County Zoning
Ordinance.
D.
The covenant shall be binding upon all assignees, mortgagees,
purchasers and other successors in interest.
(2)
Rentals subsequent to the initial rental during the twenty thirty-year
control
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(3)

(4)

period shall not exceed the rental rate established by the ADUAB.
Any and all financing documents shall provide that, in the event of default
and foreclosure of projects and units subject to the requirements of this
chapter that are comprised of rental affordable dwelling units, the lender
shall give written notice to the County or its designee of the foreclosure
sale at least thirty (30) days prior thereto. The County or its designee shall
have the right to cure the default, but shall have no duty or obligation to
do so.
Notwithstanding the above, for multifamily dwelling re-rentals, all of the
relevant provisions of this chapter shall apply for the twenty thirty-year
control period. (Ord. 99-07. Passed 6-16-99.)

1450.09

ELIGIBILITY REQUIREMENTS; AUTHORITY OF THE COUNTY OR
ITS DESIGNEE OFFICE OF HOUSING SERVICES; PENALTY.
(a)
Before an individual may purchase an affordable dwelling unit, he or she must
obtain a Certificate of Qualification from the ADU program staff Loudoun County Housing
Services. Before issuing a Certificate of Qualification, the ADU program staff County or its
designee Loudoun County Housing Services shall determine that the applicant meets the income
eligibility criteria established by the County or its designee for affordable income ranges,
pursuant to Section 1450.03.
(b)
Before an individual may lease a rental affordable dwelling unit, he or she must
meet the income eligibility criteria established by the Affordable Dwelling Unit Advisory Board
(ADUAB) for affordable income ranges, pursuant to Section 1450.03, and must receive a
Certificate of Qualification from the ADU program staff Loudoun County Housing Services. The
owner/landlord shall be responsible for verifying that a tenant meets and continues to meet the
income eligibility criteria.
(c)
Except in cases where a purchaser or tenant is transferred because of U.S. military
or foreign service temporary tours of duty, or hardship tours, or in time of war, purchasers or
tenants of affordable dwelling units must occupy the units as their primary domicile and must
provide an executed affidavit on an annual basis certifying their continuing occupancy of the
units. Owners of for-sale affordable dwelling units shall forward such affidavits to the County or
its designee on or before June 1 of each year stating that they own the unit. Leases for rental
affordable dwelling units shall contain a provision requiring tenants to provide such affidavits to
the owner/landlord sixty (60) days prior to the expiration of the lease. Units purchased by the
County, or it’s a designated nonprofit, pursuant to Section 1450.04(b) and (d), shall remain as
for-sale units and shall be owner occupied.
(1)
Except for circumstances referenced in subsection (e) hereof, it shall be a
civil violation of this chapter for someone to sell an affordable dwelling
unit to an individual who has not been issued a Certificate of Qualification
by the ADU program staff Loudoun County Housing Services, subject to a
civil penalty, pursuant to Section 6-500 of the Loudoun County Zoning
Ordinance.
(2)
Except as provided for in subsection (e) below, it shall be a civil violation
of this chapter for someone to rent, or continue to rent, an affordable
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(3)
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dwelling rental unit to an individual who has not been issued a Certificate
of Qualification by the ADU program staff Loudoun County Housing
Services.
The legal recourse for the County for a violation of paragraph (c)(2)
hereof shall be a civil penalty against the owner/landlord, pursuant to
Section 6-500 of the Loudoun County Zoning Ordinance.
In the event the tenant of a rental affordable dwelling unit fails to provide
his or her owner/landlord with an executed affidavit, as required in this
subsection, within thirty (30) days of a written request for such affidavit,
then the lease shall automatically terminate and become null and void, and
the occupant must vacate the unit within thirty (30) days of written notice
to terminate from the owner/landlord.

(d)
In the event a tenant of a rental affordable dwelling unit no longer meets the
income eligibility criteria established by the County or its designee as a result of increased
income or any other factor, then the tenant must vacate the unit at the end of the lease term.
(e)
In the event that a tenant or owner of an affordable unit has not been issued a
Certificate of Qualification within sixty (60) days of County acceptance of an executed affidavit,
for review for compliance with the eligibility criteria for a Certificate of Qualification, due to an
error on the County's part, then paragraphs (c)(1) and (2) hereof shall not apply.
(f)
Notwithstanding the provisions of paragraph (c)(4) and subsection (d) hereof, if
the owner/landlord shall immediately designate an alternative comparable unit as a rental
affordable dwelling unit to be leased under the controlled rental price and requirements of this
chapter, then the tenant of such unit referenced in paragraph (c)(4) and subsection (d) hereof may
continue to lease such unit at the fair market rent.
(Ord. 99-07. Passed 6-16-99.)
1450.10
AFFORDABLE DWELLING UNIT ADVISORY BOARD.
(a)
The Affordable Dwelling Unit Advisory Board (ADUAB) shall consist of nine
eleven (11) members appointed by the Board of Supervisors. Members shall be qualified as
follows:
(1)
Two members shall be either civil engineers and/or land surveyors and/or
architects, each of whom shall be registered or certified with the relevant
agency of the Commonwealth, or planners, all of whom shall have
extensive experience in practice in Loudoun County.
(2)
One member shall be a representative of a lending institution which
finances residential development in Loudoun County.
(3)
Four members shall consist of:
A.
A non-voting representative from the Board of Supervisors or its
designee;
B.
A residential builder or developer with extensive experience in
producing single-family detached and attached dwelling units;
C.
A residential builder or developer with extensive experience in
producing multifamily dwelling units;
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D.
(4)
(5)
(6)
(7)

(8)

(9)

A representative from the Loudoun County Department of
Planning and Zoning.
One member shall be a representative of a qualified nonprofit housing g
group which provides services in Loudoun County, if one exists.
One member shall be a real estate agent.
One member shall be a program participant.
One member shall be a member of the public at-large who does not
qualify to fill one of the membership positions contained in paragraphs
(a)(1) to (4) hereof.
Of the above described membership, at least five members shall be
citizens of Loudoun County and at least four members shall be employed
in the private sector.
One member shall be a Town of Leesburg resident. Other than provided
in (7), a member may qualify to fill more than one membership position.

(b)
Each member of the ADUAB shall be appointed to serve a four-year term. Terms
shall be staggered such that the initially-constituted Affordable Dwelling Unit Advisory Board
shall consist of three members appointed to four-year terms, three members appointed to threeyear terms and three members appointed to two-year terms.
(c)
The ADUAB shall elect its Chairperson and Vice Chairperson for a term of one
year. The Board may adopt rules and procedures for the formulation of a recommendation
regarding the amounts and terms of sale and rental prices of affordable dwelling units, the
procedures to be followed by an applicant seeking a modification of the requirements of the
Affordable Dwelling Unit Program, the criteria for qualifying a nonprofit, guidelines for
establishing cash equivalent contributions for modifications of the Affordable Dwelling Unit
Program, and fees to be included in sales prices for developer costs to conduct a lottery and to
qualify potential purchasers of affordable dwelling units.
(d)
The ADUAB shall establish the amount and terms of all sales and rental prices of
affordable units. The ADUAB may appoint a subcommittee of local builders and construction
experts to assist it in recommending the costs of the prototypical single-family detached, singlefamily attached and multifamily affordable units.
(e)
The ADUAB shall be authorized to hear and make recommendations on requests
for modifications of the requirements of the Affordable Dwelling Unit Program, as set forth in
Article VII of the Loudoun County Zoning Ordinance. The ADUAB shall not have the authority
to hear requests for modifications of affordable dwelling unit sales or rental prices, or unit
specifications established by the County or its designee.
(f)
Any recommendation by the ADUAB shall require the affirmative vote of a
majority of those members present. A quorum must be present in order for the ADUAB to make
a recommendation. A quorum shall consist of no less than five six members.
(Ord. 99-07. Passed 6-16-99.)
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ADUAB RECOMMENDED DRAFT
Affordable Dwelling Unit (ADU) Program Design Book
The Design Book is provided to give guidance and offer flexibility to builders.
Section 1 outlines acceptable design standards and Section 2 provides flexibility
in design that can be submitted to ADUAB for review.
Applicability & Purpose
The intent of this Design Book is to provide clarity and flexibility in construction of ADUs and to
encourage innovative designs that achieve the County’s affordable housing goals. . Chapter 1450.03 of
the Loudoun County Codified Ordinance authorizes the Affordable Dwelling Unit Advisory Board
(ADUAB) to “approve general specifications for prototypical single-family detached, single-family
attached and multifamily affordable dwelling units”. It states further that “design and construction
specifications shall be revised and approved when necessary by the ADUAB and to be structured so that
affordable dwelling units offered for sale shall be affordable” to the targeted households administered
to in this program.
This Design Book has been developed to provide a clear and consistent framework for the design,
construction and approval of ADUs and ADU projects in the County. The framework reflects two
pathways to approval based on the following objectives:
1. Establish clear universally acceptable standards under which ADUs and ADU projects shall
be approvable.
2. Establish an alternative approval route that allows greater flexibility for ADUs and ADU
projects that meet the intent of the Ordinance through creative and innovative design.
.
Accordingly, this Design Book is divided into two sections:

Section 1, Universally Acceptable Design Standards, contains universally acceptable design and
construction specifications that must be used in construction of ADUs not reviewed by ADUAB. Projects
conforming to this section shall be approvable by Building and Development at the time of
site/subdivision plan and building plan review respectively. ADUs designed in accordance with
specifications in Section 1 are considered to fully comply with section 7-104 (c) of Article VII and are not
subject to further interpretation. The specifications also establish minimum square footages and interior
standards.

Section 2, Guidelines for Alternative Compatibility, recognizes that many ADU developments
will face unique circumstances and that building and construction techniques and designs evolve over
time. As such, Section 2 provides general design guidelines that allow flexibility in accomplishing the
objectives of Article 7, subject to approval by the ADUAB. These guidelines encourage use of techniques
such as great houses, duplexes, and triplexes. The design guidelines in Section 2 are to be referenced in
circumstances where builders and developers of ADU units cannot reasonably comply with the Section 1
11-12-13
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specifications or where builders and developers choose to present unique, innovative, and attractive
alternatives. These design guidelines, while general enough to allow for unique design elements and
changing housing types, are intended to promote the design of ADUs that complement and blend with
surrounding market-rate housing units while ensuring affordable and quality design.
The Affordable Dwelling Unit Design Book will be reviewed by the ADUAB on an annual basis in
coordination with the Loudoun County Department of Building and Development, Zoning Administration
and the Loudoun County Department of Family Services.

SECTION 1 – UNIVERSALLY ACCEPTABLE DESIGN STANDARDS
Unit Type Definitions
For the purposes of design specifications, the definitions in the Loudoun County Zoning Ordinance will
determine the dwelling unit type with the exception of two-over-two units, which are considered to be
single- family attached units.

1. Site Planning Standards
Section 7-104(C) of the Loudoun County Zoning Ordinance requires that ADUs be “interspersed among
market rate units within the proposed development”. ADUs should be an integral part of the overall
design of the development. The intent of this is to ensure that affordable units are not grouped
together and/or segregated from the market rate units by physical, natural, or environmental features.
The following techniques are considered appropriate methods to achieve interspersion in ADU
developments:
a. ADUs should be dispersed across product types (not including single family detached except
when specifically required).
b. ADUs in single-family attached developments should not abut one another except where two
ADUs are designed to appear as one large single family attached market rate unit in the same
row of townhouses.
c. ADUs provided in single-family attached buildings shall comprise no more than one unit per
building or 38 percent of the total number of units in that building whichever is greater. ADUs

may be located directly across a street/travel way from each other or may back directly
to each other across rear yards/common area.
d. ADUs provided in multi-family buildings shall comprise no more than 38 percent of the total
number of units on any given floor of the building. Units in any vertical configuration are
acceptable.

All units that do not meet the above specifications shall be evaluated under the criteria in Section 2.

11-12-13
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2. SIZE
ADUs meeting any one of the criteria under each of the width, depth, and height categories
below, respectively, are acceptable.

Single-Family Attached and Detached Compatibility Guidelines
WIDTH GUIDELINES
a. Single-family attached ADUs that are identical in width to market rate units are acceptable.
b. Single-family attached ADUs of any width are acceptable as long as a project includes identically
sized market rate units equaling at least 25% of the number of ADUs.
c. Single-family attached ADUs with a minimum width of 70% of the average width of adjacent
single family attached market-rate units (defined as the units immediately on either side of the
ADU) are acceptable.
d. Single-family detached ADUs of any width are acceptable.
DEPTH GUIDELINES
a. Single-family attached ADUs with depths along the entire rear facade equal to market rate units
are acceptable.
b. Single-family attached ADUs with depths along the entire rear façade varying by up to 15% are
acceptable if other units in a stick of townhomes are staggered.
c. Single-family detached ADUs of any depth are acceptable.
HEIGHT GUIDELINES
a. Single-family attached ADUs with heights identical to market rate units are acceptable.
b. Single-family attached ADUs with heights that are at least 90% the heights of market rate units
are acceptable when heights of market rate units in the same stick of townhomes are staggered
vertically.
c.

Single-family detached ADUs with the same number of stories as market rate units are
acceptable.

3. EXTERIOR ARCHITECTURAL STANDARDS
a. ADUs with front façade construction materials that are identical to those used in adjacent
market rate units are acceptable Or ADUs that have front facade construction materials that are
identical to any market rate facades are acceptable when at least 5% of market rate units have
the same façade materials.
11-12-13
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b. ADUs with varying roof pitches and orientation, gables, dormers, decorative elements, window
arrangements, trims, materials, varying setbacks, etc. are acceptable when market rates units
use the same design elements or where there is no readily identifiable pattern associated with
ADUs.
c. ADUs with rear facades consistent with rear facades of market rate units are acceptable. ADUs
must have a deck if they are standard on market rate units. Exterior doors must be provided on
the same level(s) as provided in market rate units. Rear façade construction materials must be
consistent with market rate rear façade construction materials).
d. Garages must be provided in all ADUs that are adjacent to market-rate units that have a garage.

4. Minimum Standards and Interior Specifications
All ADUs shall comply with the following minimum standards:
1. Bedrooms - The minimum bedroom size for all ADUs is 80 square feet. In units with 2 or
more bedrooms, one bedroom shall be a minimum of 110 square feet (typically the master
bedroom). All bedroom sizes are exclusive of closets, which shall be provided with each
bedroom. Doors in the bedroom shall be located to allow for a minimum of a full size bed in
one bedroom and twin size beds in any other bedrooms. Doors must be able to be fully
opened without obstruction.
2. Bathrooms - A bathroom is to be no further than one level above or below each bedroom.
Units with 4 or more bedrooms shall provide a minimum of 2 full bathrooms. A bathtub
shall be provided in at least one bathroom in each unit. If the unit has only one bathroom, a
handicap-accessible bath is acceptable.
3. Energy efficiency and conservation features that are standard in market rate units are
acceptable.
4. All ADU kitchens shall have a minimum 21” wide sink (actual bowl size) and the following
appliances;
a. Frost free refrigerator of the minimum size shown below;
i. 0 to 1 bedroom units – 12 cubic feet (cf)
ii. 2 bedroom units – 14 cf.
iii. 3 bedroom units – 15 cf.
iv. 4 or more bedroom units – 18 cf.
b. 30” wide range minimum w/ exhaust hood (hood to have exhaust termination
similar to market rate units (i.e. to interior or exterior)).
c. Dishwasher
d. Garbage disposal
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5. Washer/dryer are required when they are standard in market rate units. Plumbing roughins for washer/dryers are required when provided in market rate units.
6. All carpeting should meet minimum FHA specifications
7. Mechanical systems shall be sized and a duct rough-in provided to accommodate a finished
basement where applicable.
8.

When hose bibs are standard on market rate units, they shall also be provided on ADUs in a
similar location.

9. All closets are to have a door. Closets are to have a minimum depth of two feet.
10. All ADUs must include a central HVAC system. Gas is to be provided as the primary heat
source in ADUs where it is provided in the market rate units. Gas may also be used as the
back-up fuel with dual fuel heat pumps. Electrical resistance is not permitted as the primary
heat source. HVAC systems are to meet the current minimum efficiency recommendations
of the US Department of Energy.
11. Water Heater Capacities:
a.

b.

Unit Size (# of bedrooms)
Minimum Capacity (gas or electric) in gallons
0–1
30
2
30
3
40
4
50
5 or more
60
Equivalent tankless water heaters are acceptable.

12. A Builder Landscaping Package is required for all ADUs and shall be equivalent to the
market rate units.

SECTION 2 – GUIDELINES FOR ALTERNATIVE COMPATIBILITY
(Not Meeting Section 1 – Requires ADUAB Review)
This section of the Design Book applies to projects that do not meet the universally acceptable
standards outlined in section 1 and that require ADUAB review and approval. Section 7-104(C) of the
Loudoun County Zoning Ordinance requires that ADUs be “of a building type and of an architectural
style compatible with the residential units permitted within the zoning district in which they are located”.
Opportunities for new and innovative techniques may be considered. The scale, massing, architectural
design, and construction of ADUs all contribute to ensuring that these units will be compatible with the
market rate units in the same development. Building materials, façade treatments, and dimensions
should also be compatible with the market rate units so that ADUs cannot be easily identified within a
development. Exceptions to the design specifications in section 1 may be approved by the ADUAB on a
11-12-13
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case-by-case basis. In these cases, elevation drawings, interior specifications and/or other appropriate
information relevant to the proposed deviation from standards should be provided for review to the
ADUAB. The ADUAB may request additional information as necessary to demonstrate conformance with
this section.
Design modifications shall be presented for review at a joint meeting of the ADUAB zoning modifications
and builders committees prior to ADUAB review and approval.
A. Site Planning Guidelines
In general ADUs should be spread across an entire site to the extent practicable to avoid concentrations
of ADUs in a single portion of a site.




Units should be distributed across residential landbays and within each landbay to the extent
practicable
Units should be located such that typical development phasing would not result in a rapid influx
of units.
Units can be adjacent and across from one another when they meet the compatibility guidelines
in Subsection B below.

B. Compatibility Guidelines for Adjacent ADUs
ADUs can be adjacent to one another when they contain design elements that are consistent with the
adjacent units. However, large concentrations of ADUs in a single area should be avoided. These are an
acceptable example of locating two ADUs adjacent to one another to mimic the size and scale of an
adjacent market rate unit.
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C. Unit Size and Architectural Guidelines
In general, ADUs should be sized such that all exterior elevations are consistent with the rest of a
development and such that ADUs are indistinguishable from adjacent market rate units. ADUs that have
a starkly different elevation from adjacent market rate units are generally not acceptable unless other
design elements allow the ADU to inconspicuously blend with the entire building façade. This blending is
most successfully accomplished when a building façade has enough variability or consistency to avoid
any sort of pattern or unique treatments for ADUs. For example, when every unit within a stick of
townhomes uses different materials or colors, patterns become difficult to identify.
Treatments that may contribute to such blending include, but are not limited to:









Staggering of units
Building offsets
Varying building materials
Varying of colors
Varying roof lines
Incorporation of dormers
Varying trims
Varying window locations and sizes

Despite being narrower, ADU
units blend with adjacent units
due to varying brick color, roof
lines, and staggering of units.
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Building offsets can be
incorporated to help the ADUs to
blend into the front façade.

Smaller ADU units are mixed with two story units, a varying roof line, and wider units. Building
materials and colors also vary to contribute to an inconspicuous blending of ADUs with market rate
units.
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Staggering, varied building materials, and architectural elements such as dormers and bay windows
contribute to creating no readily identifiable pattern of market rate and ADU units.

ADUs using the same building
materials and colors as adjacent
market rate units are generally
indistinguishable.
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ADUs that are blended into a
façade with variations in color
and building materials are
indistinguishable.

ADUs incorporating the same
building materials blend with
adjacent market rate units.
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D. Great House Compatibility Guidelines
A “Great house” can be considered where two or more ADUs are grouped together in order to resemble
a single-family detached dwelling. The same materials, design elements, and architectural features used
in market rate unit single-family detached homes should also be used in ADUs and compatibility with
the single-family homes must be demonstrated. To avoid a rapid influx of ADU units, the location of
these units, phasing, and interspersion throughout a neighborhood is critical.

A duplex containing two ADUs can be incorporated into a single family detached neighborhood.
Several features contribute to successful blending of this duplex with the surrounding
neighborhood. The duplex uses the same building materials and architectural features that are
found on single-family detached units. The front entry door to each unit is on a different façade.
The unit is located on a corner lot to allow for two driveways on different road frontages.

A Great House containing 4 units can be
incorporated into a subdivision containing large
homes when designed to mimic the appearance
of the market rate homes. Successful blending
utilizes elements such as high-quality materials
that match the materials found within the
neighborhood and creation of a façade where the
individual units and entrances are not easily
identifiable.
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