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Background

• RRRC involvement in housing planning primarily focused on 

coordination/grant management related to homeless programs and 

technical assistance to local planning efforts

• February 2019: Regional Commission and local partners identify 

growing need for relevant housing data to support housing policy 

decisions

• Study funded via Virginia Housing Community Impact Grant

• Camoin Associates/310 Ltd consultant team selected in January 2020



Regional Housing Study Purpose

Recognition that capacity to address housing within local governments 
and the patterns of development in the region vary widely, the study 
was developed with these purposes in mind:

• Provide qualitative and quantitative data to understand and quantify 
existing  and future housing opportunities and challenges (regional 
and local)

• Examine current land use practices that both help and hinder housing 
developments through zoning ordinances throughout the region

• Offer strategy recommendations for addressing major issues at 
regional and local level



Baseline Analysis Findings

Demographics

• Steady population growth, primarily in three counties and larger 
towns

• Job growth lower than population growth since 2003

• High percentage of out-commuters

• Aging population

• Those aged 65+ represent the highest increase in each 
jurisdiction between 2010 and 2019







Notes: Population growth (2010-2019) is 9.3%; Percent of workforce commuting out of region has also grown



Baseline Analysis Findings

Housing Stock

• 90% of existing housing is single-family units (primarily unattached)

• 80%+ of occupied housing is owner-occupied

• Highest rate is in Fauquier County

• Rental rates higher in Towns

• Vacancy rates higher in Rappahannock and Madison counties

• Very low (3%) rental vacancy rate across the region

• 38% of housing stock between 10 and 30 years old

• 31% of housing stock between 30 and 50 years old





Housing Demand Analysis Findings

Real Estate Trends

• Increase in median price and units sold

• Decrease in days on market

• Some market-driven response, particularly for 55+ housing, 

apartments, townhomes

• Building permits have stabilized, but not returned to pre-2007 levels

• Potential impact of approved, unbuilt developments







Housing Demand Analysis Findings

Projected Population Growth
• 22% forecasted growth over 20 years at current household size (2.69) 

equates to 20% increase in housing stock needed by 2040
• Largely expected in Culpeper, Fauquier, Orange
• Most demand from population growth for those aged 65+ and 35-44
• Potential need for additional options for 65+ with possibility of transfer of 

housing to younger generation
• Impacts of net-migration and out-commuters seeking lower housing costs 

relative to Northern Virginia, Fredericksburg, Charlottesville

• Estimated demand of 4,600 housing units across the region based on 
population growth (2019-2024) and underhoused population (those aged 
18-34 and living with non-spouse/partner)



Existing Demand based on 5-year projected population growth and 7.5% of 
underhoused population



Housing Demand Analysis Findings

Affordability

• ~40% of renters and ~20% of owners spending more than 30% of 

income on housing

• Median home price of $368,000 equates to an income of $81,700 

needed to meet 30% threshold

• For resident workers, household income in $64,900 (equates to a 

~$17,000 deficit in earnings to income required for median home 

price)

• Locally, those earnings gaps range from $11,000 to $22,000



24% of region’s household are cost-burdened
Equates to 15,000 housing units





Housing demand was 

generated from the growth in 

households over the next five 

years and the underhoused 

population (those aged 18-34 

and living with others such as 

relatives). 

The Town of Warrenton has 

demand for new units at the 

following income levels:

 < 50% of AMI – 75 Units

 50-80% AMI – 61 Units

 80-120 AMI – 27 Units

 120-220% AMI – 37 Units

 Over 200% AMI – 19 Units

Demand for New Units – Town of Warrenton

Existing Demand based on 5-year projected population growth and 7.5% of underhoused 
population



Potential demand for affordable 

housing can be seen in those 

populations that are paying more 

than 30% of their income on 

housing, we call these “cost 

burdened” households.

The Town of Warrenton has a 

number of cost burdened 

households at the following 

income levels:

 < 50% of AMI – 804 Households

 50-80% AMI – 317 Households

 80-120 AMI – 55 Households

Cost-Burdened Households – Town of Warrenton





Strategies & Recommendations

1. Increase & preserve the supply of attainable housing

2. Address perceptions of growth and attainable housing

3. Address maintenance needs and alleviate substandard housing stock

4. Examine and adapt existing land use protocols

Recognize that there is a need for diverse housing options across the 
region

Recognize that there each County and Town has authority for land use 
decisions and that any policy changes will be implemented at different 
scales across the region



Strategies & Recommendations

Increase & preserve the supply of Attainable Housing 

• Continue to engage and support market-driven responses related to 
senior housing and multi-family units

• Encourage universal design principles

• Consider targeted incentives for higher density and mixed-use 
developments, potentially in designated UDAs

• Inventory existing multi-family and/or affordable rentals for both 
consumers and potential owners (non-profit or otherwise)

• Inventory underutilized buildings that may be repurposed for 
attainable housing or context-appropriate reuse



Strategies & Recommendations

Address perceptions of Growth and Attainable Housing

• Lack of available housing in the region causes stagnation and 
prevention of natural turnover within the market

• Impacts on aging population seeking lower maintenance housing

• First-time homebuyers and workers seeking housing within their 
locality of employment

• Rentals are consistently challenging at attainable rates, with impacts 
seen at lower-income levels



Strategies & Recommendations

Address maintenance needs and alleviate substandard housing stock

• Rental and owned homes were noted as having issues regarding 
maintenance (cosmetic and functional issues)

• Primarily in rural, non-urban areas

• Need for collaboration amongst existing non-profit/volunteer-driven 
home repair and rehabilitation organizations



Strategies & Recommendations

Examine and adapt existing land use protocols

• The region’s rural character and historical context means that there 
are significant areas where development will not occur

• Infrastructure is limited in certain areas of the region, or may face 
capacity, costs and/or maintenance concerns

• Housing diversity is an emerging subject for much of the region and 
policy changes are likely to occur incrementally over time



Ordinance Review
Practices That Encourage Findings

Inclusionary Zoning None found. 

Incentives and Bonuses

A density bonus is offered to encourage 
private sector development of Affordable 

Dwelling Units (ADUs). The 2040 Draft 
Comp Plan recommends expanding density 

bonuses

Allow Flexibility (minimum 

restrictions)

The 2040 Draft Comp Plan proposes 
flexibility among the most recent areas 
annexed for residential and commercial 
development, aligning more with form-
based versus a dwelling units per acre 

model.

Fee Waivers and Tax Exemptions None found. 

Priority to attainable housing 

developers
None found. 

Overlay zoning to reduce SF and 

increase attainable units

The PUD provides increased flexibility in 
development encouraging recognition of 

the areas changes in industry and the 
housing market.

A variety of resident types available 

(mobile homes, townhomes, SF, etc.)

The Town of Warrenton has eight different 
residential zoning districts ranging from 

single-family-large-lot to mixed-use-
commercial-residential development. The 

2040 Draft Comp Plan proposes form-based 
code for its most recently annexed parcels.

Practices That Hinder Findings

Minimum buildable lot size
R-15: Min. 15,000 SF; R-10: Min. 

10,000 SF; R-6: Min. 6,000 SF; RT: 
Min. 10,000; RMF: Min. 6,000 SF

Density requirements
R-15: 1 main building; R-10: 1 main 
building ; R-6: 1 main building; RT: 7 
units per acre; RMF: 7 units per acre

Setbacks R-15, R-10, R-6, RT, RMF: Yes

Parking requirements

Single Family: 2 spaces per unit
Townhouses/Duplexes/2-Family 

Units: 2 spaces per unit
Multifamily: 1 space per unit for 

efficiency units, 1 space per unit for 1-
BR units, 1.5 spaces per unit for 2-BR 

units, 2 spaces per unit for 3+ BR 
units

Mobile Homes: 2 spaces per unit

Open space requirements Percentage of gross parcel area
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