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Operating Agreement of 

Dogwood Farm Station 9% Owner LLC 

This Operating Agreement (the “Agreement”) of Dogwood Farm Station 9% Owner LLC (the 

“Company”), a limited liability company organized pursuant to Chapter 12 of Title 13.1 of the Code of 

Virginia (the “Act”), is entered into by Dogwood Farm Station 9% Manager LLC, a Virginia limited 

liability company, as the sole member of the Company (the “Manager”), effective as of August 26, 2024. 

1. Name. The name of the limited liability company will be “Dogwood Farm Station 9% Owner” and its 

principal business office is located at 1651 Old Meadow Road, Suite 305, McLean, VA 22102. 

2. Purpose and Powers. The purposes of the Company are (i) to purchase, develop, own, construct, 

rehabilitate, subdivide, lease, finance, refinance, operate, manage and sell real property and the 

improvements thereon, located in Loudoun County, Virginia, and (ii) to undertake any other activity 

which a company may lawfully undertake under the Act. 

3. Separateness. The Company will conduct its business and operations in its own name and will 

maintain books and records and bank accounts separate from those of any other person or entity. 

4. Management. The Company will be member-managed. Manager will carry the title of “Manager” 

and will exercise full and exclusive control over the affairs of the Company. The Manager may 

appoint officers and agents for the Company and give them such titles and powers as the Manager 

may choose. Any action taken by the Manager in the name of the Company, and any action taken by 

an officer or agent of the Company in the name of the Company and with the proper authorization of 

the Manager, will be an action of the Company. 

5. Allocations of Profit and Loss. All profits and losses of the Company (and items of income, 

deduction, gain, or loss) will be allocated 100% to the Manager. 

6. Distributions. All distributions with respect to a membership interest in the Company will be made 

100% to the Manager. 

7. Capital Contribution. The capital contribution of the Manager to the Company is $100. 

8. Dissolution. The Company will dissolve upon the first to occur of (i) the sale or other disposition of 

all or substantially all of the Company’s property and the Company’s receipt of all or substantially all 

of the proceeds thereof, or (ii) the determination of the Manager to dissolve.  

9. Fiscal Year. The fiscal year of the Company will be the calendar year. 

10. No Liability of Member and Others. The Manager and its agents and any officers and agents of the 

Company will not be liable for the Company’s liabilities, debts or obligations, all of which will be the 

sole obligation of the Company. The failure by the Company to observe any formalities or 

requirements relating to the exercise of its powers or the management of its business or affairs under 

this Agreement will not be grounds for imposing personal liability on the Manager or any officer. 
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11. Indemnification. The Company will indemnify and defend the Manager and its agents and any 

officers and agents of the Company, from and against all costs, losses, liabilities and damages 

incurred by or asserted against any such person in connection with the Company’s business to the 

fullest extent provided or allowed by law. 

12. Amendment. This Agreement may be amended only by written instrument executed by the Manager 

and indicating an express intention to amend this instrument. 

13. Right of First Refusal.  The Member acknowledges and agrees that the Company may, after the date 

hereof, enter into a Right of First Refusal and Purchase Option Agreement with a non-profit 

corporation, which will grant the non-profit corporation the right to purchase the affordable housing 

project to be developed by the Company after the end of the low-income housing tax credit 

compliance period. 

14. Governing Law. This Agreement will be interpreted, construed and enforced in accordance with the 

laws of the Commonwealth of Virginia. 

 

[signature page follows] 
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Zoning Certification 

 

DATE: _____________________________________ 

TO: Virginia Housing 

 601 South Belvidere Street 

 Richmond, VA  23220 

RE: ZONING CERTIFICATION 

 Name of Development:  __________________________________________________ 

 Name of Owner/Applicant: __________________________________________________ 

 Name of Seller/Current Owner: __________________________________________________ 

The above-referenced Owner/Applicant has asked this office to complete this form letter regarding the zoning of the 
proposed Development (more fully described below). This certification is rendered solely to confirm proper zoning for the 
site of the Development.  It is understood that this letter will be used by the Virginia Housing Development Authority solely 
to determine whether the Development qualifies for points available under VHDA’s Qualified Allocation Plan for housing tax 
credit. 

DEVELOPMENT DESCRIPTION: 

Development Address: 

________________________________________________________________________________________ 

________________________________________________________________________________________ 

________________________________________________________________________________________ 

 

Leal Description: 

________________________________________________________________________________________ 

________________________________________________________________________________________ 

________________________________________________________________________________________ 

________________________________________________________________________________________ 

________________________________________________________________________________________ 

________________________________________________________________________________________ 

________________________________________________________________________________________ 

________________________________________________________________________________________ 

 
Proposed Improvements: 

Construction 

  

New Construction:  # Units 
 

# Buildings  
 

Total Floor Area 
 

Adaptive Reuse # Units 
 

# Buildings  
 

Total Floor Area 
 

Rehabilitation: # Units 
 

# Buildings  
 

Total Floor Area 
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Zoning Certification, cont’d 

 

Current Zoning: ________________________________________________________allowing a density of _______units per  

acre, and the following other applicable conditions: __________________________________________________________ 

____________________________________________________________________________________________________ 

 

Other Descriptive Information: 

___________________________________________________________________________________________________ 

___________________________________________________________________________________________________ 

___________________________________________________________________________________________________ 

 

LOCAL CERTIFICATION: 
 
Check one of the following a appropriate: 

 
The zoning for the proposed development described above is proper for the proposed residential development. To 
the best of my knowledge, there are presently no zoning violations outstanding on this property. No further zoning 
approvals and/or special use permits are required. 

 
The development described above is approved for non-conforming use. To the best of my knowledge, there are no 
zoning violations outstanding on this property, and no further zoning approvals and/or special use permits are 
required. 

      
 _______________________________________________________ 

Signature 

_______________________________________________________ 
Printed Name 

_______________________________________________________ 
Title of Local Official or Civil Engineer 

_______________________________________________________ 
Phone 

_______________________________________________________ 
Date 

 

NOTES TO LOCALITY: 

1. Return this certification to the developer for inclusion in the tax credit application package. 
2. Any change in this form may result in disqualification of the application. 
3. If you have any questions, please contact the Tax Credit Allocation Department at 

taxcreditapps@virginiahousing.com. 

 

X

Michael Tucker, PE
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-Nonprofit Articles of Incorporation
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-For-profit Consulting Agreement (if applicable)
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February 19, 2025 

 

To: Virginia Housing 

 601 South Belvidere St. 

 Richmond, VA 23220 

 

Re: Dogwood Farm Station 9% Owner LLC 

 

 

 

Ladies and Gentlemen: 

 

This letter is to confirm that the property, Dogwood Farm Station Apartments 9% located at 

20052 Garden Center Court, Ashburn, Virginia 20147, is within the Loudoun County Suburban 

Policy Area as shown in the attached map (Attachment 1). The Suburban Policy Area is a 

Revitalization Area per the Loudoun County Resolution adopted on December 5, 2017 

(Attachment 2). 

 

Please let Travis Perlman, Housing Finance & Development Administrator at 571-367-8624, 

know if you need additional information. 

 

We look forward to working with you on this project. 

 

Sincerely, 

 

 
George Govan 

County of Loudoun 

Director, Dept. of Finance & Procurement and 

Interim Director, Dept. of Housing and Community Development 

  

 

Attachments:  

1. Dogwood Farm Station Apartments Loudoun County Revitalization Areas Map 

2. Resolution Designating a Portion of Loudoun County, Virginia a Revitalization Area 
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for 

Dogwood Farm Station 
Loudoun County, VA  

Date: January 4, 2025 

Client  Prepared By  
Wellington Development  Walter Mendoza, Managing Partner 
1010 Wisconsin Ave NW, Suite 725 Hedgerow Partners, LLC.  
Washington, DC 20007  11010 Brent Road 
Attn: Ben Miller  Co-Founder/Partner Potomac, MD 20854 
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I. Methodology and Certification

The following are the utility allowances for the proposed new Dogwood Farm Station 
apartments to be located in Loudoun County, VA. The apartments will be all electric with high 
efficiency split system heat pumps for the heating and cooling and electric domestic water 
heating. The calculations follow IRS regulations 26 CFR § 1.42-10 - Utility allowances and are 
based on Option (E) the “Energy Consumption Model” which takes into account specific factors 
including, but not limited to, unit size, building orientation, design and materials, mechanical 
systems, appliances, characteristics of the building location, and available historical data. This 
data was input and run using Carrier Hourly Analysis Program or “HAP” 4.9 software. The 
calculations and supporting simulations were done for a typical one bedroom one bath and a 
two bedroom two bath. The consumption data was based on accurate data for similar one and 
two bedroom apartments and on ASHRAE engineering consumption data tables. Also, data was 
gathered from the Energy Information Administration’s website at www.eia.doe.gov with 
respect to U.S. Household Electricity Consumption as well as RESNET’s Guidelines for 
Multifamily Buildings. Then this data was cross checked by running the computer model. 
Residents will also pay for water and sewer and those costs are reflected in Part II in the 
breakdown of total utility costs. All simulations were run with the applicable weather data and 
current utility rates for the respective city. Attached you will find the breakdown by apartment 
followed by simulation data that was used to support the Energy Consumption Model.   

Prepared By: Walter Mendoza, LEED AP, Energy Consultant, RESNET Accredited 

Apartment Type Monthly  Allowance

1 Bedroom $92.00

2 Bedroom $129.00

Disclaimer: This analysis is not intended to predict the exact energy consumption for the 
apartment(s), but rather it is intended to be an estimate based on the data provided to us by the 
owner, as well as accepted usages in line with eia.gov residential energy surveys and estimates 
for household appliances. This simulation uses historic data for weather and cannot predict 
changes in weather patterns or other factors such as end user habits, miscellaneous electrical 
loads, controls or other factors which could alter the estimates. 
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II. Utility Allowance Analysis

Apartment Type  1 Bedroom Square Footage  Typical 

Component 
($) 

Air System Fans 33.00 

Cooling 

Degree Days SEER TONS 

983 15 1.5 

47.00 

Heating 

Degree Days HSPF HEAT LOSS 
(MBH) 

4990 8.5 0.9 

Heating 22.00 

HVAC Sub-Total 102.00 

KWH/YEAR UTILITY RATE Total Cost 

$0.15  

Lights 256 37.20 

Electric Equipment 

Washer/Dryer 679 98.68 

Disposal 26 3.78 

Dishwasher 98 14.24 

Microwave 122 17.73 

Refri/Freezer 388 56.39 

TV (1) 101 14.68 

Range 115 16.71 

Oven 134 19.47 

Water Heater 2361 343.12 

584.80 

Non-HVAC Sub-Total 622.00 

gal/year Total Cost 

Water  23725 227.88 

Sewer 23725 146.15 

Grand Total Year $1,098.03 

Month $91.50 
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Apartment Type  2 Bedroom Square Footage Typical 

Component 
($) 

Air System Fans 59.00 

Cooling 

Degree Days SEER TONS 

983 16 2 

73.00 

Heating 

Degree Days HSPF HEAT LOSS 
(MBH) 

4990 9 3 

Heating 51.00 

HVAC Sub-Total 183.00 

KWH/YEAR UTILITY RATE Total Cost 

$0.15  

Lights 377 54.80 

Electric Equipment 

Washer/Dryer 688 100.01 

Disposal 32 4.65 

Dishwasher 102 14.83 

Microwave 107 15.55 

Refri/Freezer 434 63.09 

TV (2) 202 29.36 

Range 200 29.07 

Oven 209 30.38 

Water Heater 3228 469.24 

756.20 

Non-HVAC Sub-Total 811.00 

gal/year Total Cost 

Water  34675 333.06 

Sewer 34675 213.60 

Grand Total Year $1,540.66 

Month $128.39 
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Annual Cost Summary 
Dogwood Farm Station Apartments 2025 01/04/2025 
Hedgerow Partners, LLC 10:53AM 

Hourly Analysis Program v4.90 

Table 1.  Annual Costs

Component 
1 BR 

($) 
2 BR 

($) 
Air System Fans 33 59 

Cooling 47 73 

Heating 22 51 

Pumps 0 0 

Heat Rejection Fans 0 0 

HVAC Sub-Total 101 183 

Lights 36 54 

Electric Equipment 0 0 

Misc. Electric 586 757 

Misc. Fuel Use 0 0 

Non-HVAC Sub-Total 622 811 

Grand Total 724 994 

Table 2.  Annual Cost per Unit Floor Area 

Component 
1 BR 
($/ft²) 

2 BR 
($/ft²) 

Air System Fans 0.050 0.064 

Cooling 0.070 0.078 

Heating 0.033 0.055 

Pumps 0.000 0.000 

Heat Rejection Fans 0.000 0.000 

HVAC Sub-Total 0.153 0.197 

Lights 0.055 0.059 

Electric Equipment 0.000 0.000 

Misc. Electric 0.882 0.816 

Misc. Fuel Use 0.000 0.000 

Non-HVAC Sub-Total 0.937 0.874 

Grand Total 1.090 1.071 

Gross Floor Area (ft²) 664.0 928.0 

Conditioned Floor Area (ft²) 664.0 928.0 
Note: Values in this table are calculated using the Gross Floor Area. 

Table 3.  Component Cost as a Percentage of Total Cost 

Component 
1 BR 
( % ) 

2 BR 
( % ) 

Air System Fans 4.6 6.0 

Cooling 6.4 7.3 

Heating 3.0 5.1 

Pumps 0.0 0.0 

Heat Rejection Fans 0.0 0.0 

HVAC Sub-Total 14.0 18.4 

Lights 5.0 5.5 

Electric Equipment 0.0 0.0 

Misc. Electric 80.9 76.2 

Misc. Fuel Use 0.0 0.0 

Non-HVAC Sub-Total 86.0 81.6 

Grand Total 100.0 100.0 
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Annual Energy Costs - 1 BR 
Dogwood Farm Station Apartments 2025 01/04/2025 
Hedgerow Partners, LLC 10:53AM 

Hourly Analysis Program v4.90 

 14.0%HVAC Electric

86.0% Non-HVAC Electric

1. Annual Costs

Component 
Annual Cost 

($/yr) ($/ft²) 
Percent of Total 

(%) 
HVAC Components 
Electric 101 0.153 14.0 

Natural Gas 0 0.000 0.0 

Fuel Oil 0 0.000 0.0 

Propane 0 0.000 0.0 

Remote Hot Water 0 0.000 0.0 

Remote Steam 0 0.000 0.0 

Remote Chilled Water 0 0.000 0.0 

HVAC Sub-Total 101 0.153 14.0 

Non-HVAC Components 
Electric 622 0.937 86.0 

Natural Gas 0 0.000 0.0 

Fuel Oil 0 0.000 0.0 

Propane 0 0.000 0.0 

Remote Hot Water 0 0.000 0.0 

Remote Steam 0 0.000 0.0 

Non-HVAC Sub-Total 622 0.937 86.0 

Grand Total 724 1.090 100.0 
 Note: Cost per unit floor area is based on the gross building floor area. 

 Gross Floor Area  ..........................................  664.0 ft² 
 Conditioned Floor Area  .................................  664.0 ft² 
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Annual Energy Costs - 2 BR 
Dogwood Farm Station Apartments 2025 01/04/2025 
Hedgerow Partners, LLC 10:53AM 

Hourly Analysis Program v4.90 

 18.4%HVAC Electric

81.6% Non-HVAC Electric

1. Annual Costs

Component 
Annual Cost 

($/yr) ($/ft²) 
Percent of Total 

(%) 
HVAC Components 
Electric 183 0.197 18.4 

Natural Gas 0 0.000 0.0 

Fuel Oil 0 0.000 0.0 

Propane 0 0.000 0.0 

Remote Hot Water 0 0.000 0.0 

Remote Steam 0 0.000 0.0 

Remote Chilled Water 0 0.000 0.0 

HVAC Sub-Total 183 0.197 18.4 

Non-HVAC Components 
Electric 811 0.874 81.6 

Natural Gas 0 0.000 0.0 

Fuel Oil 0 0.000 0.0 

Propane 0 0.000 0.0 

Remote Hot Water 0 0.000 0.0 

Remote Steam 0 0.000 0.0 

Non-HVAC Sub-Total 811 0.874 81.6 

Grand Total 994 1.071 100.0 
 Note: Cost per unit floor area is based on the gross building floor area. 

 Gross Floor Area  ..........................................  928.0 ft² 
 Conditioned Floor Area  .................................  928.0 ft² 
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Virginia Electric and Power Company 

Schedule 1 

RESIDENTIAL SERVICE 
_________________ 

(Continued) 

Filed 08-20-24 Superseding Filing Effective For Usage On and After 01-01-24. 
Electric-Virginia This Filing Effective For Usage On and After 01-01-25. 

II. MONTHLY RATE (Continued)

4. Plus, where the Customer receives service in accordance with Section XXV –
NET METERING of the Company’s TERMS AND CONDITIONS and
where the alternating current capacity of the Renewable Fuel Generator
exceeds 15 kW, each measured kW of Demand is subject to all applicable
riders, included in the Exhibit of Applicable Riders.

C. The minimum charge shall be the Basic Customer Charge in II.A.1., above.

III. DETERMINATION OF DEMAND

Where demand is measured by the Company, such demand will be determined as the
highest average kW measured during any 30-minute interval of the current billing month, 
rounded to the nearest tenth. 

IV. METER READING AND BILLING

A. Meters may be read in units of 10 kilowatt-hours and bills rendered accordingly.

B. The Company shall have the option of reading meters monthly or bimonthly. When
the meter is read at other than monthly intervals, the Company may render an
interim monthly bill based on estimated kWh use during periods for which the
meter was not read.

C. When bills are calculated for a bimonthly period, the Basic Customer Charge shall
be multiplied by two; the number of kWh specified in the initial block of the
Distribution kWh Charge and the Generation kWh Charge shall be multiplied by
two before the rates per kWh are applied to the usage for the bimonthly period; the
rate specified in II.A.4. shall be multiplied by two before the kW of demand is
applied to such modified rate; the rate specified in II.B.2.b. shall be multiplied by
two before the kW of demand is applied to such modified rate; and the minimum
charge shall be the modified Basic Customer Charge.

V. NON-BYPASSABLE CHARGES

Any Commission approved non-bypassable charges in the Exhibit of Applicable Riders
shall apply to all Customers, irrespective of generation supplier pursuant to Virginia Law, unless 
the Customer meets the statutory requirements for exemption from such charges. 

VI. TERM OF CONTRACT

Open order. 
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