County of Fairfax, Virginia

MEMORANDUM

DATE: February 1, 2023
TO: Board of Supervisors
THRU: Christopher A. Leonard

Deputy County Executive

FROM: Thomas Fleetwood, Director e
Department of Housing and Community Dgvelopment

SUBJECT: 2022 Survey of Market Affordable Propertig¢s

This memorandum presents the results of the 2022 survey of “market affordable” multifamily
rental housing, which will assist in identifying specific properties as valuable for affordable
housing preservation, consistent with the April 2021 recommendations of the Affordable
Housing Preservation Task Force.

Executive Summary

Central to the affordable housing policies of the Board of Supervisors (Board) is the principle
that there should be no net loss of existing affordable housing in Fairfax County. The County’s
existing stock of affordable housing consists of market affordable residential units without rent or
income restrictions and committed affordable units with rent and income restrictions that are
enforceable through legal mechanisms, such as deed restrictions or zoning requirements. The
Department of Housing and Community Development (HCD) is monitoring market affordability
through a snapshot survey every two years, as recommended by the Affordable Housing
Preservation Task Force. The survey identifies market affordable units within multifamily
properties of four or more units in the County with rental rates affordable to households earning
60% of the area median income (AMI) or below, without restricted rents or income levels.

The snapshot survey provides an impression of market conditions through a point-in-time
inventory of the number of market affordable units in the County. Due to the dynamic nature of
the rental market, the numbers of units counted are not static. Since these properties do not
have income restrictions, their rents are subject to market changes, which means that the
number of affordable units is likely different from day to day. Many units may have rents that
narrowly exceed the threshold of 60% of AMI. HCD will continue to track market affordable
multifamily units, as well as such properties that may slightly exceed the threshold, for potential
preservation opportunities.

Office of the County Executive

12000 Government Center Parkway, Suite 552
Fairfax, VA 22035-0066

703-324-2531, TTY 711, Fax 703-324-3956
www.fairfaxcounty.gov




Board of Supervisors
2022 Survey of Market Affordable Properties
Page 2 of 7

HCD completed the first survey of market affordable properties in 2019 with the assistance of
graduate students at the Virginia Center for Housing Research at Virginia Tech. HCD
conducted a second, more in-depth survey in the summer of 2022 with the assistance of
Novogradac, a professional services company with expertise in affordable housing. The most
recent survey identified 8,317 market-rate affordable units within 44 properties in the County.
The majority of the units were located within the eastern and southern portions of the County in
developments built between 1960 and 1980. Attachment | provides the complete survey results
by Supervisor District.

The 2022 survey resulted in fewer units than the previous 2019 survey, which identified 8,834
market affordabie units within 54 properties once adjusted to remove duplications and ineligible
units. While the majority of survey units continue to charge affordable rents, the recent survey
shows a net decrease of approximately 500 market affordable units between 2019 and 2022.
Some of the decrease in affordable units can be attributed to increased rents of the units above
the 60% AMI threshold due to the upward movement of most rents in the Fairfax County rental
housing market. However, a significant number of units were also removed from the survey as
they were preserved through long-term affordability commitments. An increase in the AMI
between 2019 and 2022 also affected the number of affordable units. The higher AMI raised
the eligible rent threshold considered to be affordable to 60% of the AMI, and consequently,
added to the number of affordable units.

Background

The Board is committed to the principle of no net loss of market affordable housing units in the
County and expressed a desire to develop a Countywide preservation strategy. In July 2020,
the Board established the Affordable Housing Preservation Task Force (Task Force) to develop
comprehensive affordable rental housing preservation strategies. The Task Force
recommended preservation strategies for the County’s multifamily rental housing stock of four or
more units that serves households with annual incomes of 60% of the AMI or below, including
monitoring market affordability every two years through a third-party countywide survey. The
Board endorsed the recommendations in April 2021. Recommendation A2 of the Task Force
recommendations stated:

Commit to use data analysis and an equity lens to proactively and intentionally identify
and prioritize specific target communities to preserve as committed affordable housing or
continued market affordable housing to achieve “no net loss” to the maximum extent
feasible. A third-party survey to identify areas of the County containing market
affordable units should be conducted, and an updated inventory developed every two
years. The purpose of this effort is to ensure the availability of reliable data on an
ongoing basis, and to identify specific properties as valuable for preservation. This will
include a more in-depth analysis that will be used to develop a re-prioritized inventory of
market affordable properties every two years..."

As mentioned in the Executive Summary, the initial market affordable survey was completed in
2019 by Virginia Tech. In 2022, the HCD contracted with Novogradac, a professional services
company with expertise in affordable housing, to conduct an updated survey of market
affordable properties in accordance with the Task Force’s recommendations.

' Recommendations to the Fairfax County Board of Supervisors, Affordable Housing Preservation Task Force,
April 6, 2021, Pages 4-5.
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2022 Survey Analysis and Results

The 2022 survey gathered data from May 2022 to August 2022 using CoStar and other internet
sources for preliminary results, and direct coordination with property management companies to
confirm rents. The survey utilized a market affordability threshold of rents affordable to 60% of
the AMI in multi-family housing with four or more units without enforceable rent or income
restrictions. In 2022, 60% of AMI and below was $85,380 or less per year for a family of four.
This income translated to rent maximums of $1,602 for a one-bedroom unit, $1,921 for two-
bedroom units, and $2,220 for three-bedroom units.

The 2022 survey resulted in 8,317 market affordable units in 44 properties distributed across the
County in all Supervisory Districts except Springfield and Braddock districts, as shown in

Figure 1. Franconia, Mason, Mount Vernon, and Providence districts contained approximately
the same number of units, each district having between 20 to 23 percent of the total units; the
remainder of units were divided between Dranesville, Hunter Mill, and Sully districts (each
district with approximately five to seven percent of the total units). The number of affordable
units in the properties varied from 12 units to approximately 1,400 units and consisted of mostly
garden apartments or other low-rise apartment complexes. The properties were built between
1948 and 1988, as shown in Figure 2, with the average age of a unit at 56 years. The majority
of the properties had 80% to 100% of the units considered to be affordable. Attachment |
provides the complete 2022 survey results.

Figure 1: Market Affordability by Supervisor District
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Figure 2: Market Affordable Units by Year Built
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Net Change from 2019 to 2022 Survey Results

The 2019 survey identified approximately 9,100 market affordable units within 58 properties with
rents affordable to 60% of the AMI in multi-family housing with four or more units without
enforceable rent or income restrictions. This survey has since been refined to show an adjusted
total of approximately 8,800 within 54 properties once duplications and ineligible units were
removed. The 2022 survey identified 8,317 market affordable units within 44 properties.
Between the adjusted 2019 survey and the 2022 survey, there was a net decrease in units of
approximately 500 units.

A variety of factors affected the number of market affordable units and properties between the
2019 and 2022 surveys. The primary change resulted from increasing rents in excess of the
60% AMI threshold due to market changes, which reduced the number of units considered
market rate affordable for this survey by approximately 780 units; however, many of these units
in the 2022 survey remain within the 60-70% AMI range. With continued rent fluctuations, some
of these units may again fall under the market affordable threshold in the future. Another
change resulted from the increase in the AMI from $121,300 in 2019 to $142,300 in 2022 for a
family of four. The increase in the AMI raised the rent thresholds for 60% AMI and added nearly
600 units considered market rate affordable. Together, these changes due to market forces
resulted in a net reduction of 179 market affordable units. Finally, the acquisition of units by
affordable housing developers and subsequent commitments to long-term affordability removed
338 units from market rate consideration. Although reducing the number of market affordable
units, the commitments positively contributed to affordability in the County. Figure 3
summarizes the factors and the net change between the 2019 and 2022 surveys.
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Figure 3: Changes in Market Affordable Units between 2019 and 2022

Changes in Market Affordable Units between 2019* and 2022 Surveys

Impact on Market Affordable Supply Change in Market Affordable Units
Rental Rate Increase above 60% AMI -776
Metropolitan area Increase in Area Median Income + 597
Net Change due to Market Forces -179
Preservation: Market affordable converted to Committed
. -338
affordable units

*As adjusted based on duplications and ineligible properties

Conclusion

The most recent 2022 survey of market rate units showed a total of approximately 8,300 units
within the County affordable to incomes at or below 60% of AMI. These units were found in
older properties that range in age from 35 to 75 years. The majority of market rate affordable
properties in the 2022 survey have remained market affordable since the previous survey taken
in 2019. Approximately 500 units were determined to be no ionger market affordable units
between the two surveys due to several factors described in this memorandum; most notable
were units that transitioned to committed affordable as well as those that were affected by rising
rents and market fluctuations. The increasing AMI added new market affordable units to the
survey data as additional units fell at or below the 60% AMI threshold. HCD is committed to
working toward the County’s goal of no net loss of these units. The department will continue to
monitor market rate affordable units within the County and facilitate the point-in-time study every
two years.

If you have any questions, please do not hesitate to contact me or Anna Shapiro, Deputy
Director for Real Estate, Finance, and Development, at 703-324-7613.

Attachment |1 2022 Market Affordable Property Survey

cc: Fairfax County Redevelopment and Housing Authority Commissioners
Bryan J. Hill, County Executive
Christina Jackson, Chief Financial Officer
Thomas Arnold, Deputy County Executive
Rachel M. Flynn, Deputy County Executive
Ellicia Seard-McCormick, Deputy County Executive
Anna Shapiro, Deputy Director, Real Estate, Finance and Development, HCD
Meghan D. Van Dam, Director, Affordable Housing Development Division, HCD
Brianne Fuller, Associate Director, Preservation, HCD
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ATTACHMENT |
2022 Survey of Market Affordable Properties
The following survey identifies market affordable units in Fairfax County within multi-family properties of four or more units
that are affordable to households earning 60% of the area median income (AMI) or below, without restricted rents or

income levels. The numbers of units and their rents are subject to market changes and may vary from day to day; this
survey represents a snapshot of data compiled in summer 2022.
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Eervgsie dcstments 1662 Cues Parv Cour | Heragon | vi | 20271 | Feerdsr | Jranesyis 372 | i34 131
Fere dyerue Apsrtments 597-203 Park Ave Hemdon VA | 20170 | Faurfex | Tremesvic | 1364 -| 44 44
Slsge 12265 Leure! Gladz Ct Resten VA | 20181 | Fewfer | - oemae ¥ 37 | | 200 70 I :
ngs at Rezton 12065 Greywing Ct Restcn VA | 20191 | Ferfzy | ~unter MO 11372 | | 362 301 23%|
Nintertrur Apactments Cr Reston va& | 20491 | Ferfax | Hunter Mil 1973 | 300 300 woow]
Caryde'e Vilage B073 Janna Lea Ave Alexandnia V& | 22309 | Feirfex | Franconia 1966 | 104 104 10C3%
Heven Hunttey Mesdons 7300 Jon Paul Dr Mexandre | VA | 22306 | Feirfsx | 8 1965 | | 08 83
Jefferson Sardens 5877 Momice/lo Rd e | VA | 22303 | Fsirfex 8 1950 | &7 | §7 | <|
Lee Va'ley Agartments 6535 Lea Velley Dr Sonngheld VA | 22150 | Fairfax | Frenconia 1968 242 | 242 acoa |
Mallard Courts Apariments 451L Coiony Ct A 8 VA | 22309 | Feirfax & 1973 180 | 18C 100%|
Meadow Woods 3308 Lockheed Bivd Sigxendre | VA | 22328 | Fairfax | e | 1984 | | 712 | 712 200% |
At Varnon dpertments 18263 Russe!l Rd & e | va | 22323 | Farfex Francone | 1964 | 184 184 wo0w |
Reiling Hil's Apartments 13707 Rol s Ave Nexendre | VA | 22309 | Farfax 8 | 1867 157 157 ool
ngfie'd Gardens 6116 Cumberiand Ave Spningheld VA | 22150 | Fairfax s | 1951 | 220 | 220 16C%|
voodlewn Gardens Apartments | 8488 Richmond M Alexendne | VA | 22308 | Fairfex Franconis | 1983 240 | 240 160% |
Bailew House Apartments 13407 Moray Ln Falis Church VA 22041 | Fairfax Mason | 1985 | a3 | 16 33%
Earcrof Paza Aparteents 13602 Matbu Cir Fa!'s Church VA 22041 | Fairfax Mazon | 1968 | 196 | 126 64%
Esrcroft v ey Asgrtmenrts |800L Columbie Pixe | FausChurch | VA 22041 | Fairfax Mason | 1983 370 258 70%
Zarlm MO Ageriments | Dr | Fais Church va 22041 | Feirfax Mason | 1963 73 100%|
Zolumbia Ve 13416 Spring Lane | Fails Chureh VA | 22041 | Fairfax | Mason | 1362 53 45%|
Fairmont Garuens Apstments 14137 Wadsworth Ct Annandale VA | 22003 | Fairfax | Maoson | 38z 389 B9% |
D'de Selem Vilsge |6084 Argyie Dr Falls Church VA | 220841 | Fairfax | Mason | 1848 448 | 63%|
Sevan Comers Apartmants | 8122 Wiliston Dr Falis Church VA | 22044 | Feirfax | Mason | 4952 254 100% |
v:sta Garden Apartments |8024 vista D FaisChurch | VA | 22041 | Feirfax | Meson | 1348 296 | 100% |
Befvoir Plaze Apartmants |8743 R | | wa | 22308 | Feirfex | MountVemon | 1383 45 | 100%|
Cherry Arms [7431 Richmong .. [ | wa | 22306 | Fairfax | MountVernon | 1365 168 | 90% |
Giendsle Terrrace 2314-2330 Glendsie Ter | | vA | 22303 | Fsirfex | Mount Veron 1963 | 32 | 100%|
Mount Vernon Square Apartments | 2722 Arington D | |  vA | 22306 | Fairfex | MountVemon | 1965 | 1386 | 100%|
Skyview Apertments | 8424 Sky Vien Dr VA 22309 | Farfax | MountVermon | 1965 119 ] 95% |
The Courts st Belvor 9140 Rich~ond H VA 22060 | Fairfax | Mount Vernon 1957 Low-Rise 12 100% |
Washington Avenue Aparoments 8335 Wesh ngton Ave e VA | 22308 | Fsirfex | Mount vVernon 4382 Low-Rise 23 100%|
Washington Squsre 8547 Richmond K Alexsndne | VA | 22309 | Farfax | MountVernon 1968 | Garder | 2:9 | 100%|
Woods of Fei 7630 Fairfield Woods Tt Lorion | va | 22079 | Ferfex | Mountvemon 18979 | Gerder | 808 23%|
Churgwill Apertments 7481 Lea Hwy Feirfex | VA | 22042 | Fairfax | ®rovigence 1966 | Mid-Rme | 150 | | 200%|
Farrfax C 8 Apariments SE3C Bexe Fairfax | vA | 22031 | Feirfex | Provigence 1974 [ Garden | 330 | 23%|
Goodwm Perk 2734 Zootee G Feis Church | V& 22046 | Farfex Providence 1949 | Low-Rise | 25 | 100%|
Hzrvand Mano~ 18020-3.24 —ae Pl Vignng | va 22180 | Feirfax Providence | 1987 | LowRise | 60 100%|
Margate Menor [3954 Parzmmor Dr " Ferar VA | 22031 | Farfex | Providence | 4971 | Mid-Rse 189 100%|
Pins Sorng Gerdans TE3L.TE61 Lem M Tais Cewrce | WA | 22080 | Fairfan Provgance | 1358 | Geroes 1 100%|
s 3963 Parsimmon Dr Fairfax VA 22041 | Feirfex Srovidgnce | 1968 Gearden 58 102%
Spariments 2809 W Glen Dr Falis Church VA 22046 | Ferfa: P-ovigence | 1978 Nig-Rize 152 99%
Tegans Ve 12206 Pimmit Run Ln Falis Church V4 22043 Fearfeax | 2-ovidanrce 1 1956 “Bercer | 312 | 28 I 8%
[Ee~t “ree 4oeriments 13630 Bent Tree C Centraviie | VA 20121 | Farfex | 3 | 1828 | Wic-Rze | 748 38 5%
The Reservs st Regency Park |14421 Newton PatentCt | Centreviie | VA 20120 | Fairfax by | 1988 |  Gerden | 2852 245 98%|
44 properties | | | | | | | 8,317
bote w. ected batween June ond September 2022, This Jist reflects progerties with rents beiow S0% of the Areg Medion ncome Gt One point in time. Market rents are subject to chonges ot the property

owners '  discretion, which may affect the inventory of units.
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