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Strategies
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• Identify housing needs and provide both a region-wide and locality-specific housing
market analysis.
• Identify housing supply and demand issues and opportunities within the region and
within each of the four sub-geographies.
• Advance economic development opportunities by addressing housing concerns.
• Develop regional and locality-specific recommendations to address housing needs.
• Engage stakeholders to help understand housing needs/challenges and create a
shared understanding of that need.
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Stakeholder, Committee, Client Engagement
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Prior Plans
Population
Households
Employment
Housing
Affordability
Regulatory/Policy
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Prior Plans
GIS
Criteria & Weighting
Engagement
Site Selection
Recommendations

Zoning
Inclusionary Zoning
Middle-Income Housing
Accessory Dwelling Units
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Regulatory
Financial
Programmatic
Capacity
Infrastructure
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Draft Report
Review
Final Report

Demographic
and Economic
Indicators

Between 1970 and 2010, the
population of Roanoke County grew
by 37%, rising from around 67,000 to
about 92,000. Over the same period,
the Region grew by only 31%,
indicating that Roanoke County
outpaced the Region. The rapid
population growth coincided with
national trends like suburbanization,
while also being influenced by new
economic opportunities in industries
such as the health care,
manufacturing, and the professional
services sector. To accommodate
this growth in population, new
housing units were created across
the county.
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Population by age is one way to look
at the demographic makeup of a
community and understand how
changes in age and life stages may
be driving demand for housing.
Roanoke County is experiencing an
aging of its population through the
attrition of middle-aged residents
ages 35 to 54. These age cohorts
are often important to a
community’s economy and housing
market as they are of working age,
may be more likely to own a home,
and may have children in the school
system.
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As jobs have changed over time, the
skill sets needed for new
employment opportunities required
higher levels of education. Looking
at changes in educational
attainment over time shows
Roanoke County’s population with
master’s and professional or
doctoral degrees increased by 3%
and 27%, respectively. At the same
time there was a decrease in the
high school equivalent population.
This may indicate new residents
who are filling jobs in the county are
more highly educated as a
requirement of those jobs, and/or
the county is able to retain some of
the residents who are graduating
from area colleges to fill jobs in the
Region.
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Household size is an important
consideration as it provides insight
and an understanding of what types
of housing units are needed to
accommodate today’s residents and
those who may choose to locate
here in the future. While many
households in Roanoke County are
one- and two-person households,
some changes in household size
have occurred over the past five
years. Four-person family
households decreased by 4%
between 2013 and 2018, and 2person family households have
increased by 2% over the same
period. Similarly, the number of nonfamily households with two persons
grew by 393, an increase of 30%.

RVARC/ Roanoke County-Wide Housing Study

6

Looking at the distribution of
households by income over the last
five years shows the county
experiencing a loss of households
with incomes below $50,000. Of
households making less than
$50,000, there was a 14% decrease
within the cohort earning between
$15,000 and $25,000 per year. While
the county is losing households at
the lower end of the income
spectrum, it is gaining households
earning more than $100,000 per
year. The increase of higher income
households can be explained in part
by the expansion of higher paying
industry sectors. Employers in this
sector have a range of employees at
various income levels, and those
hired as skilled manufacturers,
engineers, and managers tend to
have higher earnings because of the
premium associated with their skills
and education.
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Between 2020 and 2029, Roanoke
County is projected to see modest
employment growth in Health Care
and Social Assistance (1,530 jobs),
Professional Services (779 jobs), and
Manufacturing (422 jobs). Jobs in
these industry sectors generally pay
good wages which tend to outpace
other industry sectors.
The largest losses are projected to
occur in the Finance and Insurance
Sectors with a decline of 329 jobs.
The key difference in the future is that
the average wage differential
between the top jobs gained versus
lost will expand. The average wage of
top growth sectors is $57,508 while
the average wage of the top declining
sectors is $51,669. This may indicate
that some employees in the future
may have addition income than those
jobs today which could translate into
purchasing power for housing.
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In Roanoke County, there are a total
of 29,935 jobs which is inclusive of
both private and government
employment. Of that total, 22,265
people come from outside the
county to work, while 7,670 live and
work within the county. Aside from
those working within the county,
approximately 27,766 residents
travel outside the county for
employment, making it a net
exporter of labor. The large number
of people leaving the county for jobs
can be explained by the proximity of
large employers in the City of
Roanoke, City of Salem, and Franklin
County.
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Analysis of
Roanoke County
Housing Market

Barriers & Issues

• Year Built and Housing Unit Growth – Between 1970 and 2010, the number of housing units in Roanoke County grew by 88%,
rising from 21,300 to about 40,000. The rapid growth coincided with both population and household growth in the county.
• Building Permit Activity - On average, Roanoke County permitted 155 new single family detached housing units per year since
2010. Over the same period, the county also issued an average of 39 building permits per year for multifamily units in duplexes,
triplexes, quadplexes, and buildings with five or more units.
• Housing Tenure - As of 2018, 70% of the county’s housing stock was owner-occupied while 24% was renter-occupied. The
county’s housing stock is skewed more toward ownership than the Region where only 60% of housing units are owner occupied.
• Units in Structure - most of the residential building stock is comprised of single family detached units. As of 2018, 81% of the
county’s residential stock was single family homes.
• Owner-Occupied Housing Market
Supply - Between 2013 and 2018, there was a loss of 695 owner-occupied housing units in Roanoke County, many of which were
converted from ownership units to rental units.
Pricing - In 2018, the median value of an owner-occupied housing unit in Roanoke County was $194,800. While prices for owneroccupied units have risen, 53% of the county’s owner-occupied housing stock is still valued at less than $200,000
indicating some homes valued within the reach of households making the county median income.
Second Home Market - While the Region attracts nature lovers, retirees, and those looking for more space and recreational
opportunities, the second home market in Roanoke County is not as strong as the Region. Only 15% of
vacant housing units are classified as Seasonal which accounts for 367 units. While there are some
second homes/seasonal units in the county, the total number of seasonal units does not distort pricing
associated with the year-round housing market.
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Barriers & Issues

• Renter-Occupied Housing Market
Supply - In 2018 only 26% of the county’s households were renters, with 38% of rental units in single family homes, 61% in multiunit structures, and 2% of units in mobile homes. Compared to the region where only 52% of rental housing is in
multifamily units, Roanoke County has a larger share of these types of rental units which can offer lower costs, less
maintenance, and a variety of housing types.
Pricing - In 2018, the median gross rent in the county was $949 which was an increase of 15% from 2013. Gross rent is a
measure of the monthly contract rent plus an estimated average utility cost paid by the renter. Utilities factored in
include electric, gas, water, sewer, and fuel.
Affordable Rental Units - In addition to market rate rental units, there are four apartment complexes in the county which have
income restricted affordable units. As of 2020, the county has 332 low-income rental apartment units,
of which 332 of the tenants receive rental assistance. The median rent in these units is $872.
•

Future Housing Demand - The population of Roanoke County is projected to grow by 2,906 (3%) new residents between 2018
and 2025,. RKG Associates developed a methodology for calculating the number of new households based on the increase in
population which then translates into estimates for future housing demand. RKG assumes that future household composition
and housing tenure will follow a similar pattern today and used household sizes and tenure splits to allocate future household
growth.
To accommodate the increase in population projected for 2025, the county may need to produce an additional 940 housing
units over current amounts. This assumes current housing vacancy rates continue to hold steady, as well as current split of
74% owner-occupied and 26% renter occupied units. Under these assumptions, the county would need to add another 696
owner-occupied housing units and 244 renter-occupied units.
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Gaps in Roanoke
County’s
Housing Market

• Affordability Analysis – Rapid growth in housing prices coupled
with slow growth, if not declines, in incomes contributes to a
housing affordability problem known as housing cost burden. HUD
defines housing cost burden as the condition in which households
spend more than 30% of their gross income on housing. When lowor moderate-income households are spending more than 50% of
their income on housing costs, they are severely housing cost
burdened.
In Roanoke County, only 13% of all households are considered cost
burdened under HUD’s definition and 10% are considered severely
cost burdened. This is very similar to the Region with 14% of
households are considered cost burdened and 12% are severely
cost burdened.
• Affordability Mismatch - Given that about 46% of all owner
households in the county earn at or above 120% of AMI, there is a
shortage of units priced to what those households could
technically afford. Many homes across the county are valued
between $100,000 and $200,000 making the ownership market
more affordable to a wider range of incomes.
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ISSUES

Barriers & Issues

• Reduction in Local Building Capacity – A large impact of the Great Recession that continues today is the reduction in local
building capacity as there are only a few larger sized developers within the Region.
• Decline in 35 to 44-Yyear Old Population – Between 2013 and 2018, the number of residents between the ages of 35 and 44
decreased by 10%, which is slightly greater than the regional trend.
• Lack of Diversity in Housing Types – The predominate housing type for both renters and owners in Roanoke County are single
family homes and multifamily homes.
• Rehab and Acquisition - Rehabilitation of the older housing stock is difficult to execute because it requires a concerted effort on
the part of homeowners, the availability of financing, and coordinated efforts by municipal officials.
• Development Feasibility – The financial feasibility of revitalizing and redeveloping older areas, building on in-fill lots, or
undertaking new greenfield/subdivision development is a major barrier.

• County/State/Federal Resources – Funding to support housing programs and initiatives is limited in many cases to those
available through local taxation or development fees, state funding dedicated to housing, tax credit programs, and federal
housing programs like Community Development Block Grant (CDBG) or HOME funds.
• Lending Criteria and Access to Financing – Homebuyers are challenged by increasing levels of personal debt, diminished
savings, and stricter lending requirements by financial institutions due to the housing crisis.
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Barriers & Issues

• County Zoning Ordinance – The County’s Zoning Ordinance currently offers property owners quite a bit of flexibility from a
residential perspective, including allowing a range of housing types to be built.
• Restrictions on Dense Development - Multifamily and townhouses are allowed by special permit from the Board of Supervisors
and have additional regulations in the AV district per Article IV of Roanoke’s Zoning Ordinance which outlines additional design
and use standards for specific uses in some districts.
• Adaptive Reuse and Code Compliance – Adapting older buildings to meet today’s building codes and accessibility requirements
can be very expensive, particularly for those buildings that could host a mix of uses.
• Identify Funding Sources – To address housing issues identified in this study, additional funding sources are going to be
needed.
• Regional Collaboration – Over the last two decades, private corporations such as financial institutions, major employers, and
anchor institutions such as hospitals and universities have played an increasingly important role in improving and expanding
affordable housing.
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Land Suitability
Analysis

Land Suitability Assessment

Perform a housing land suitability assessment to:
•
•
•
•
•
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Identify sites with potential for housing.
Assess the housing potential of selected sites (to include housing types that could
potentially be constructed on site).
Determine barriers to development.
Estimate when sites could reasonably be developed given current constraints; and
Rank the top three locations to focus on.
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Land Suitability Assessment

Engagement with Planning Staff

Met with town, city, and county
planners to identify potential sites and
discuss criteria
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Mapped parcels and revised selected
areas based on further review with
planning staff
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Land Suitability Assessment

Suitability Model
1. Data Collection
and Processing

2. Spatial Analysis
and Weighting

3. Final Suitability, Constraints,
and Estimated Yield

ZONING
TABLES
&
MAPS

TERRAIN,
LAND
COVER,
& WATER
RESOURCES

ROADS,
NATURAL
GAS,
WATER &
SEWER
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Land Suitability Assessment

Roanoke County Potential Development Areas
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Land Suitability Assessment

RCO-05: Hollins Center – Mixed Use
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Land Suitability Assessment

RCO-06: Bonsack – Jim Battles Park
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Land Suitability Assessment

RCO-14: Vinton – River Park Shopping Center
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Strategies

Strategies

• Use zoning as a tool to incentivize housing diversity and choice. Broaden allowable residential uses across more residential
zoning districts and integrate typologies like missing middle housing in more areas. Look for opportunities to incorporate
creative residential uses like upper-story activation in downtowns, accessory dwelling units, transfer of development rights, and
cluster zoning as an infill strategy.
• Create a regional housing coordinating body that can meet regularly to discuss housing issues and opportunities, advocate for
funding and grants, weigh in on legislation, market to developers, coordinate funding resources, and educate the public.
• Create market materials advertising the preeminent development sites to the development community and make a determined
effort to market the County and the sites to developers.
• Disposing of available County-owned properties to support housing production, particularly mixed-income or affordable
housing, can be an effective way of partnering with developers to address housing needs.
• Prioritize the best locations for housing development in the near-term. Focus efforts on unlocking those sites, particularly ones
already served by public infrastructure.
• Consider entering developer negotiations (for new, larger scale residential development) to secure dedicated affordable units as
a percentage of total units in the development.
• Create affordable housing trust funds to collect, leverage, and distribute money toward affordable housing projects.
• Focus resources on owner and renter residential rehabilitation programs. Older housing needs modernization to help existing
households and those who may be looking to move to the region.
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Strategies

• Encourage (at a minimum) some percentage of new units to include universal design features. Universal design focuses on
making the unit safe and accessible for everyone, regardless of age or physical ability.
• Encourage affordable housing development through the application of property tax abatements in return for a percentage of
affordable housing units included in the development.
• Coordinate regional investments in infrastructure to both open up new sites for residential development and strengthen the
market position of existing developed areas that could accommodate more housing.
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