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   UPDATE #2: 2013 

 
To keep our friends current, we will summarize some of  

EHI’s recent activities below. The headlines are: 

 

 EHI’s achievements during first five years include one affordable housing 

unit added to local plans per day in its home county 

 EHI issues analysis of role of governmental land use planning in housing 

shortages and excessive housing costs 

 After EHI input, Reston (VA) Task Force changes plans to include more 

than twice the number of planned new housing units—and affordable 

units—in Metrorail station areas  

 Following EHI input, plans for Route 28-South Metrorail station area change 

to include major increase in housing  

 After EHI comments on housing affordability provisions in Town of 

Herndon (VA) Comprehensive Plan, Town Planning Commission 

recommends study 

 EHI provides information on Fairfax County “Residential Studio Unit” 

(RSU) proposal for low-income people 

 

« « « » » » 

 

EHI’s achievements during first five years include one affordable 

housing unit added to local plans per day in its home county 
 

EHI turned five years old on September 19, 2013—having received tax-free, charitable 

status on the same date in 2008. The organization has made significant progress locally, 

nationally, and even internationally, despite being a very small nonprofit without major 

funding.  

 

Local projects 

 

Locally, EHI’s chief focus has been on its home area, the Washington, DC region—a 

fairly typical major metropolitan area regarding housing availability and affordability. In 
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early 2011, EHI began advocating for more housing in the plans for key growth areas of 

the region—future Metrorail (commuter rail) station areas (TSAs) from Reston to the 

Route 28/Innovation station on the Western edge of Fairfax County, near Dulles 

International Airport.  

 

Since EHI got involved—and due in no small measure to its input—at least 15,840 

additional housing units have been put into the planning stage for the Reston and Route 

28-South TSAs, for development by 2040 (as further explained below). That’s more than 

half the total number of new, planned housing units in those TSAs.  

 

Also, under the plans for those areas (and under Fairfax County’s Workforce Housing 

Policy), at least 12 percent of new residential units are to be affordable to low- and 

moderate-income people. For residential developments with a higher FAR (floor area 

ratio—total floor area in a building compared to the square footage of its lot), up to 18 

percent of the units in Reston would be “affordable,” and up to 16 percent in the Route 

28-south TSA.  

 

Therefore, at least 1,900—and perhaps as many as 2,778—additional housing units 

affordable to low- and moderate-income people were added after EHI got involved, just 

in those areas. The additional housing amounts to: 

 

 more than one additional affordable unit per day during EHI’s first five years; 

 more than one additional affordable unit for every $6-8 donated to EHI during 

that time (a total of about $15,000 in donations);  

 more than eight additional housing units overall, per day during EHI’s first five 

years; and 

 more than one additional housing unit overall, for every dollar donated to EHI. 

 

Reston now plans to add enough housing units in its Metrorail station areas to offset 

completely the number of new, future workers in the massive office buildings and other 

commercial developments that are envisioned there. By contrast, when EHI first got 

involved, the “flexible framework” suggested by the County included almost five jobs for 

each new housing unit—several times the generally advisable ratio.
 1
 (Increased 

production of market-rate housing contributes to the solution to excessive housing costs 

for low- and moderate-income people indirectly in a job-rich area like Fairfax County, 

just as more “affordable” units contribute directly.)  

 

Nationwide projects 

 

Nationally, EHI’s focus has been on legislation—which it sees as the best way to remove 

regulatory barriers to housing affordability in the reasonably near future. EHI law clerks 

                                                
1 See generally, e.g., Jerry Weitz, Jobs-Housing Balance, p. 4 (American Planning Association  PAS 
Report No. 516, 2003), posted at: http://www.planning.org/pas/reports/subscribers/pdf/PAS516.pdf.) 

(“recommended target standard” for jobs-housing balance in a community generally consists of one 

suitable housing unit for every 1.5 jobs in the community—a jobs-housing ratio of 1.5:1). Before the recent 

recession, the overall jobs-housing ratio in the Washington, DC, region was about 1.6:1—doubtless due in 

part to the need for many households to have multiple incomes to afford the high cost of housing).  

http://www.planning.org/pas/reports/subscribers/pdf/PAS516.pdf
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have prepared extensive memoranda analyzing existing legislation in various jurisdic-

tions that has attempted to control those barriers. Based on those memoranda, EHI now is 

preparing a comprehensive report on best practices and next steps in improving 

legislative protection of housing opportunities for low- and moderate-income people.  

 

International projects 

 

Internationally, EHI has begun researching housing problems of urbanized, low-income 

people in developing countries, and on laws and government policies that have 

contributed significantly to those problems. EHI law clerks have collected extensive 

materials documenting housing deficiencies and contributing regulatory problems in 

India and Latin America. Among the major problems are lack of legal rights of a high 

percentage of urban workers to rent or own the housing they occupy; difficulty in 

obtaining permits for infrastructure and other improvements; and official corruption.  

 

 

EHI issues analysis of role of governmental land use planning  

in housing shortages and excessive housing costs 
 

On October 28, EHI issued an extensive analysis (copy attached) of the role of local 

government planning in housing shortages and excessive housing costs for low- and 

moderate-income workers. The analysis was prompted by a major new report by the 

Fairfax County (Virginia) Planning Division on appropriate jobs-housing ratios for the 

growth areas in that large suburb of Washington, DC.  

 

Although jobs-housing balance concepts developed primarily to achieve transportation 

goals (such as reducing traffic congestion and long-distance commuting), they also have 

important applications to housing policy. The Fairfax County Report appears to be one of 

the few major, published treatments of the subject by local governments, and it may 

influence other local government policies across the United States.   

 

The Fairfax County Report contains valuable information on the causes and effects of 

jobs-housing imbalance and on the importance of developing better jobs-housing ratios in 

the County. The County deserves credit for providing a good deal of transparency 

concerning its land use policies—including an extensive website and open procedures. 

 

However, the County Report also is fundamentally flawed.  For example, its central 

policy conclusion—that the County’s growth areas generally should be developed or 

redeveloped with approximately two to four times as many new jobs as housing units—

would only increase the problems the County says it wants to solve.  

 

As noted (n. 1), jobs-housing balance for a community (the “recommended target 

standard”) generally consists of one suitable housing unit for every 1.5 jobs in the 

community—a jobs-housing ratio of 1.5:1. By contrast, Fairfax County policy calls for 

growth areas to be developed with jobs-housing ratios between 3.0:1 and 6.0:1. 
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Fairfax County’s inadequately supported policy is inconsistent with closing the housing 

gap in the County—one of the biggest job markets in the Washington, DC, region. The 

County policy is quite consistent, however, with the frequent desire of local governments 

to increase net government revenue from new development—even in areas which already 

have tremendous wealth. Fairfax County, for example, ranks second highest per-capita 

income among counties nationally, and seven of the top ten counties in per-capita income 

are in the Washington area.   

 

There is a widespread pattern of heavy regulatory barriers to housing development in job-

rich, high-income portions of major metropolitan areas. As Harvard’s Joint Center for 

Housing Studies notes: “State and local regulations are among the principal culprits 

behind the nation’s persistent [housing] affordability problems.” EHI’s new analysis 

points out important flaws in Fairfax County’s policy and summarizes best practices on 

jobs-housing ratios.  

 

 

After EHI input, Reston (VA) Task Force changes plans to  

include more than twice the number of planned new housing  

units—and affordable units—in Metrorail station areas 
 

On October 29, the Reston Special Study Task Force approved a plan for massive 

redevelopment of its three future Metrorail (commuter rail) transit station areas (TSAs) 

(see graphic below, p. 5). That plan—now a proposed Comprehensive Plan Amendment 

(CPA)—is currently being considered by the Fairfax County Planning Commission.
 2

  

 

The plan is a major advance for better jobs-housing ratios and housing affordability in 

Fairfax County. As mentioned, the plan calls for enough new housing to actually balance 

the tremendous amount of future projected nonresidential (commercial) growth. 

 

EHI can take part of the credit for the housing gains, which are unprecedented among 

Fairfax County transit-oriented developments (TODs). When EHI got involved in March 

2011—more than a year into the planning process—the amounts and percentages of 

growth devoted to housing that generally were being discussed were much lower. 

 

EHI’s letters and statements to the Task Force pointed out the serious adverse 

consequences of the limited amount of housing being discussed. Examples are 

increasingly congested highways, extreme commuting times and suburban sprawl 

(already among the nation’s worst), chronic hyperinflation and instability in housing 

prices, increased poverty and homelessness, and major amounts of lost economic 

development.  

 
 

                                                
2 Fairfax County Department of Planning and Zoning (DPZ), Staff Report, Plan Amendment ST09-III-

UP1(A) (Reston Master Plan Special Study, Phase I) (Nov. 1, 2013) (“CPA ST09-III-UP1(A) Staff 

Report”). 
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Reston TSAs—conceptual land use 

Proposed Comprehensive Plan Text, p. 16, Figure 4 (Nov. 13, 2013) 
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EHI also pointed out experts, whose housing forecasts were being relied on by the 

County, who would counsel strongly against using those forecasts as a model for future 

development. Those experts deplore the future depicted in those forecasts, which merely 

extrapolate from the County’s own statistics, which are based on the results of its 

lopsided, pro-commercial development policies to date.  

 

After EHI got involved, at least 12,540 new housing units were added to the planning 

stage (for development by 2040). That’s more than half of the total of new housing units 

(22,140) that are in the planning stage under the proposed CPA.  

 

EHI also can claim part of the credit for at least 1,510 planned affordable units, and 

perhaps more than 2,250 such units, in Reston. That’s because the number of new 

housing units added after EHI got involved is 57 percent of the total of new units planned. 

Overall, at least 2,656 of the newly planned units, and possibly up to 3,985 units, would 

have to be affordable to low- and moderate-income people, based on the plan’s (and the 

County’s) Workforce Housing policy (mentioned above). 
3
 

 

Although EHI deserves some of the credit for the added housing, it would not have 

happened except for the firm support of Task Force members. A number of them took a 

leading role in opposing County approaches that would aggravate the imbalance of jobs 

and housing in Reston. 
4
    

 

Continued vigilance will be necessary to ensure that the planned ratio of residential 

growth actually occurs. The County’s Department of Planning and Zoning (DPZ) still 

seems philosophically inclined toward predominantly commercial growth (see discussion 

of its Jobs-Housing Ratios report, above). And serious questions have arisen as to 

whether DPZ is underestimating the amount of office workers who would be 

accommodated by the office space being planned, for example. However, DPZ has stated 

in the CPA that it will keep Reston’s overall jobs-housing ratio at its current level, and 

we hope the agency will follow through on that commitment.  

 

 

                                                
3 The Task Force also adopted a developer contribution policy similar to the one in the Tysons Corner 

Metrorail-area redevelopment plan, which was adopted by the Fairfax County Board of Supervisors in 2010. 

Thus: “Non-residential development in the TOD districts should contribute a minimum of $3.00 per 

nonresidential square foot on total new development intensity.” The proposed CPA calls for up to 

37,265,000 square feet of nonresidential development. That amount would generate contributions of more 

than $111 million to the County’s housing trust fund, which is used to stimulate the production and 

preservation of affordable housing. 

4 Because the planning horizon was extended to 2040, by the time of Reston’s final plan, much of the new 

housing added after EHI got involved probably would have been planned by the County within ten years. 

Nevertheless, the fact that the Task Force put the additional housing into the current plan means that it can 

be built much sooner. Future planning would start from a higher housing base and would have a more 

housing-friendly precedent on which to build. 
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Following EHI input, plans for Route 28-South Metrorail station area 

change to include major increase in housing 
 

Beyond the three Reston-area Metrorail stations, the remaining station in Fairfax County 

is “Route 28/Innovation,” nearest to Dulles Airport (see map below). To plan the portion 

of that TSA South of the station, the County’s Department of Planning and Zoning 

(DPZ)) worked with a committee of knowledgeable local residents (the Route 28 Station 

Area-South Work Group). In October, the Work Group approved a plan, which became a 

Comprehensive Plan Amendment (CPA) and was adopted unanimously by the Fairfax 

County Board of Supervisors on December 3 2013.  

 

 

 
 

Route 28-South TSA: General location 

Comprehensive Plan Amendment, p. 2, Figure 1 (Nov. 13, 2013) 

 

EHI can take part of the credit for at least 3,300 new housing units the Work Group 

added to the planning stage after EHI got involved. Those additional units constitute 
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more than half of the total new housing units (6,000) that are in the planning stage under 

the CPA. And EHI can claim some of the credit for between 396 and 528 additional 

affordable units, too, because they were added only after EHI had provided extensive 

input. 
5
 

 

Although EHI did not provide input directly to the Work Group—which initially ended 

its proceedings in early May, 2011—numerous members of the Work Group also were 

members of the Reston Task Force. The Work Group’s deliberations, which restarted in 

June 2012 with increasing amounts of new housing being studied, were heavily 

influenced by the Reston Task Force proceedings.  

 

 

After EHI comments on housing affordability provisions in Town of 

Herndon (VA) Comprehensive Plan, Town Planning Commission 

recommends study 
 

EHI has continued to monitor housing affordability in the Town of Herndon, just west of 

Reston and East of the Route 28/Innovation area. The Town also is scheduled to have a 

Metrorail station area (by 2018), on the North side of the “Herndon/Reston West” station 

area. That side is within the Town’s borders, and the Town does its own planning and 

zoning (Reston is planning the South side of that station, in conjunction with Fairfax 

County’s DPZ.)  

 

Although the Herndon Town Council approved a plan early last year for predominantly 

commercial development of a 38-acre core area adjacent to the Metrorail station, EHI has 

investigated since then the adequacy of the housing provisions of the Town’s 

Comprehensive Plan. Virginia jurisdictions are required to review their Comprehensive 

Plans every five years and make any necessary changes.  

 

The Town began its required five-year review last Fall. EHI submitted comments at that 

time, documenting, among other things, that: 

 

 The Town had a serious shortfall of housing, compared to the number of people 

working in the Town, even before 2008—when the current Comprehensive Plan 

was approved;  

 Between 2008 and 2011, median housing prices in Herndon’s 20170 zip code rose 

by 39 percent – more than any other zip code in the Washington area; 

 The lopsided, pro-commercial Metrorail-area development approved last year will 

only put more upward pressure on housing prices in the Town; 

 The Northern Virginia Planning District, in which the Town is located, also has a 

serious shortfall of housing compared with jobs; 

 An authoritative George Mason University study concluded in 2011that local 

governments “are planning for an insufficient amount of housing to accommodate 

                                                
5 The CPA includes a workforce housing provision and a developer contribution policy similar to the ones 

in the Tysons Corner and Reston TSA plans. 
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future workers,” are failing to plan for enough housing near jobs, and creating 

other serious, housing-related problems; 

 The Virginia Code (§ 15.2.2223) requires Comprehensive Plans to implement 

measures for sufficient affordable housing, taking into consideration the current 

and future needs of the Planning District.  

 

On December 10, 2013, the Town Council will hold a public hearing on the Herndon 

Planning Commiss-ion’s (PC’s) recommendation that the 2008 Comprehensive Plan 

remain unchanged. Indications are that the Town Council will approve the PC’s 

unanimous recommendation. However, there apparently is a glimmer of hope for 

improvement: 

 

 In its implementation plan, the PC is urging ongoing efforts to study and/or 

provide greater housing opportunities;  

 There has been discussion within the PC of Fairfax County’s Workforce Housing 

Policy, which (as mentioned) calls for at least 12 percent of units in large, new 

residential buildings generally to be affordable to low- and moderate-income 

people; and 

 The PC’s Chair, Kevin East, joined the planning Work Group for the Route 28 

TSA in 2012. As mentioned, the Work Group voted to more than double the 

amount of new housing in the planning stage, following EHI’s input to the Reston 

Task Force, to which numerous Work Group members belonged. 

 

So, progress seems possible within the Town of Herndon, despite the inadequacy of its 

efforts on housing affordability so far. EHI is encouraging people who want to support 

greater efforts on housing affordability to make their voices heard at the December 10 

public hearing.    

 

 

EHI provides information on Fairfax County “Residential Studio  

Unit” (RSU) proposal for low-income people 

 

Fairfax County is proposing to help solve its housing affordability issues by authorizing 

private construction of single-room occupancy buildings, composed of what it terms 

Residential Studio Units (RSUs).
6
 The intent is primarily to serve “single occupant 

households whose income is 60% of AMI [area median income] or less,” which for a 

single person household is approximately $45,000 per year in the relevant area—the 

Washington, DC, region. The proposal would “define residential studios as a multiple 

family residential building having between 3 and 75 efficiency units (zero bedrooms) that 

are limited to rental occupancy only.” 

 

EHI has been consulted by various groups and individuals for information about the 

proposal. DPZ initially proposed that the County permit RSUs in almost all residential, 

                                                
6 See, e.g., Fairfax County DPZ, Zoning Administration Div., Proposed Zoning Ordinance Amendment: 

Residential Studios (Rev. August 27, 2013).  
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commercial and industrial districts. Its applicability to low-density residential 

neighborhoods was controversial.  

 

Just before the latest public meeting of the Fairfax County Planning Commission’s RSU 

Committee (November 20, 2013), the County Board of Supervisors strongly suggested 

that the proposal not be applied to low-density residential districts. The RSU Committee 

voted unanimously on November 20 to make the proposal inapplicable to residential 

districts of less than twelve housing units per acre (R-12). It is at R-12 density (or higher) 

that any development may be multi-family (an apartment-type building) as of right, rather 

than single-family housing or townhomes.  

 

The RSU proposal still is somewhat controversial, however. EHI generally supports the 

principle of allowing single-room occupancy buildings in appropriate locations, as part of 

a Housing First policy for those who lack suitable housing they can afford. However, 

reasonable outer limits on all residential types and locations—including single-room 

occupancy buildings—are appropriate.  

 

 

Your support helps us continue and expand our operations. In fact, feel free 

to send money! (You could even mail the form below back to us.) 

 

- - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - -   

Equitable Housing Institute    /    P.O. Box 1402, Vienna, VA 22183 
 

I support EHI=s important work! I am giving:  
 

___ $100   ___$50   ___$25  ___$10   Other: $________  
 Please make checks payable to EHI and consider your postage costs as part of your 

contribution. It will save EHI many times that amount in mailing costs.  

 FOR CREDIT CARD CONTRIBUTIONS: Please donate through EHI=s website 
(http://www.cswac.org).   

CONTRIBUTIONS TO EHI ARE TAX-DEDUCTIBLE 

- - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - 


