Background

Developing the COG Round 7.0 household, population and employment projections for Loudoun County required the analysis of regional and historical trends and the assimilation of an array of inputs and assumptions related to residential absorption, employment growth, household size and vacancy rates. All Round 7.0 population, household, and employment forecasts are based on: Census 2000 baseline; existing development; future development consistent with the adopted Revised Comprehensive Plan and area plans that constitute development policies for guiding future growth in the County; transportation improvements, including the proposed Metro line extension along the Greenway); and other approved and/or planned land and transportation developments. These factors were considered along with anticipated market conditions that will guide the timing of future development as the forecast period unfolds.

As the fastest-growing jurisdiction in the Washington region and in the Commonwealth of Virginia, Loudoun County is situated to register sustained growth during the forecast period. Fueling this trend are significant market interest (both residential and commercial), improved accessibility, and the overall strong economy of Northern Virginia. 

Growth in Loudoun County in recent years, along with the Board of Supervisors adopting the Revised Comprehensive Plan in 2001, has necessitated a revisit of previous forecasts, prompting an adjustment in them to reflect these trends. The Round 7.0 forecasts, are higher for all three components (households, population, and jobs) than those approved in previous rounds. Table 1 compares the Round 7.0 forecasts with the Round 6.4 forecasts.
Table 1:
COG Cooperative Forecasts Loudoun County, Virginia 


Round 7.0 v. Round 6.4
Population
	Round
	2000
	2005
	2010
	2015
	2020
	2025
	2030

	6.4
	169,599
	243,500
	311,800
	373,700
	417,600
	445,100
	462,100

	7.0
	169,599
	247,300
	318,100
	379,600
	422,900
	454,900
	480,600

	Change
	0
	3,800
	6,300
	5,900
	5,300
	9,800
	18,500


Households
	Round
	2000
	2005
	2010
	2015
	2020
	2025
	2030

	6.4
	59,900
	86,300
	110,500
	132,500
	148,100
	157,800
	163,900

	7.0
	59,900
	87,500
	112,700
	134,400
	149,700
	161,000
	170,200

	Change
	0
	1,200
	2,200
	1,900
	1,600
	3,200
	6,300


Employment (Jobs)
	Round
	2000
	2005
	2010
	2015
	2020
	2025
	2030

	6.4
	87,000
	114,500
	141,600
	170,800
	199,900
	229,000
	258,100

	7.0
	90,500
	122,700
	153,700
	183,800
	212,900
	242,000
	271,200

	Change
	3,500
	8,200
	12,100
	13,000
	13,000
	13,000
	13,100


Forecast Methodology

1. Residential Forecasts

Loudoun County is divided into 10 planning districts, or Planning Subareas, that are defined in the County’s Revised Comprehensive Plan. These subareas were created to assist in establishing immediate short-range priorities for distinct geographic areas within the County, and they serve as the basis for more detailed planning efforts.

Projections of population and households are produced for each of these Planning Sub-areas through a county-wide fiscal impact analysis efforts. These projections serve as control totals for these areas, and their aggregate value constitutes the countywide forecasts of population and households.

Loudoun County uses a housing unit methodology to develop its residential forecasts. This is based on the contention that it is reasonable to forecast the pattern of future residential development within the County based on approved (pipeline) residential projects and adopted land development policies. Assumptions are then made with respect to the timing of future development, and these are based on an analysis of historical development trends as well as current and expected market conditions in both Loudoun County and in the Washington region. This approach yields projections of housing units in the County.

Once this is accomplished, household forecasts are developed by applying anticipated future occupancy rates to these units, and population forecasts are developed by applying future persons per household estimates to the households.

Residential Growth/Absorption

An historical analysis of residential growth in Loudoun County revealed that the last 15 years of residential construction would serve as a reasonable baseline upon which to base future development projections. During this time period, 

Loudoun experienced a complete development cycle -- the recession of the early 1990s, the moderate growth of the mid 1990s, and the high growth of the late 1990s. There was a brief slow down in both residential and non-residential development in 2001 and 2002, but both sectors have rebounded in the past few years. Non-residential development has not returned to its pre-2002 levels, but residential development has.

The number of building permits issued annually from 1990 to 2005 ranged from a low of 1,100 in 1991 to a high of 6,657 in 2003, for an average of 4,293 during the period. This figure was lowest in the early 90s, but rebounded following the recession. Analysis by the County’s Fiscal Impact Committee has shown that Loudoun has recently issued more than 6,000 residential permits for new construction for several years in a row, and this number has consistently increased. Because of these unprecedented levels of new construction, the healthy economic climate of Northern Virginia, and the position of Loudoun County within Northern Virginia, it is assumed that Loudoun will sustain an average of 6,000 residential permits annually for the next two years, falling to 5,000 permits annually through 2010, and then decreasing annually throughout the forecast period based on the policies in the Revised Comprehensive Plan.

Based on the number and unit-type of residential units approved in re-zonings and in the pipeline, and growth assumptions made by the Fiscal Impact Committee, Loudoun County prepared forecasts of new residential units, by unit type, for the forecast period. These net units were added to existing (base) units in the housing inventory to arrive at a total housing forecast in each of the five-year intervals in the forecast period.

Households

Households are defined as occupied housing units. To obtain the number of households, occupancy rates were applied to the housing unit forecasts. Housing units were broken down into three main unit types: single family detached (SFD), single family attached (SFA), and multifamily (MF).

Different occupancy rate estimates were used for each of these three unit types:

SFD:
95 %

SFA:
95 %

MF:
85 %

Population

Persons per household factors were assumed for each of the three unit types and applied to the corresponding household values to develop the population forecasts. The persons per household factors were based on information obtained from the US Census Bureau. The persons per household factors, by unit type, were:

SFD:
3.13

SFA:
2.64

MF: 
1.9

Table 2 shows the residential forecasts for Round 7.0 and the resultant persons per household value (all unit types) for every forecast year.

Table 2:
Round 7.0 COG Cooperative Residential Forecasts


Loudoun County, Virginia
	
	2000
	2005
	2010
	2015
	2020
	2025
	2030

	Units
	61,160
	92,400
	119,400
	142,700
	159,100
	170,700
	180,400

	Households
	59,900
	87,500
	112,700
	134,400
	149,700
	161,000
	170,200

	Population
	169,599
	247,300
	318,100
	379,600
	422,900
	454,900
	480,600

	Persons per HH
	2.83
	2.83
	2.82
	2.82
	2.82
	2.83
	2.82


2. Employment

This forecast is based on a analysis of regional development and employment dynamics, trends in the industry composition of Loudoun’s growing business base, and consideration of new employment projects in the pipeline.

Overview

Loudoun County is experiencing some of the tremendous employment growth that is moving westward from Washington along the Dulles Toll Road and Greenway. This phenomenon, coupled with the changing composition of the region’s industrial base -- to information technology and technology services -- is likely to cause Loudoun County to absorb an increasing share of the region’s employment growth.

Like the population of the county, employment in Loudoun boomed after the opening of Dulles International Airport in the early 1960s and has continued at an accelerated pace over the past 15 years. In 1990, Loudoun County had 13 million square feet of nonresidential space, compared to the current inventory of just over 61 million square feet. In 2005, 3.8 million square feet of nonresidential construction was permitted. 

Methodology 

Although Loudoun’s Round 6.4 Employment Forecast reflected some of these trends, it did not reflect the magnitude of employment increases that the County is currently experiencing or that is anticipated to continue. The methodology for Round 7.0 employment forecasting efforts included the following elements:

In 2002, Dun and Bradstreet data for Loudoun County was compared to other sources of employment information including Loudoun County business license information, Virginia Employment Commission ES-202 data, information on home-based businesses, and internal databases maintained by Loudoun County Department of Economic Development in support of our existing business service program. 

Employment for 2002 was plotted using the County’s geographic information system (GIS) and then field checked. This served as the revised baseline for the Round 7.0 projections.

Employment projections were based on an analysis that projected commercial, industrial and institutional space based on projects that were under construction or in the pipeline. Employment factors derived by Loudoun County’s Fiscal Impact Committee were used where applicable:

High Density Office:



2.6 employees per 1,000 SF

Low Density Office:



2.2 employees per 1,000 SF

Retail: 



1.1 employees per 1,000 SF

Light Industrial:


1.2 employees per 1,000 SF

Heavy Industrial: 


2.0 employees per 1,000 SF

Other:



1.19 employees per 1,000 SF

For other projects, such as schools, employment estimates were derived from program capacity projections. Dulles Airport employment estimates were gathered from discussions with Metropolitan Washington Airports Authority (MWAA) regarding employment growth anticipated due to current and projected airport expansion plans. Home-based employment activity was extrapolated from population estimates using current Loudoun County Commissioner of the Revenue information.

Findings

Loudoun’s employment growth is anticipated to increase at approximately 5,800 jobs each year. As a long-term projection, this forecast may be conservative in the out years. 

The Round 7.0 Employment Forecast is similar to Round 6.4. The main difference is the quicker than anticipated rebound from the recession of 2001. Loudoun has enjoyed one of the lowest unemployment rates in the Commonwealth over the last few years and it is anticipated that this trend will continue for the near term.
New employment development in Loudoun County includes numerous industrial and other (schools, hospitals, hotels, airport support facilities) projects. Loudoun County accounts for 11 percent of the Northern Virginia region's rentable commercial and industrial space. However, Loudoun has a higher percentage of Flex and Industrial space than other Northern Virginia jurisdictions as a result of serving Washington Dulles International Airport.

In addition to identified projects in Loudoun’s employment pipeline, some future increases in employment are attributed to speculative office and industrial space under construction. Office vacancy rates have been high since to recession of 2001 due to the construction of these speculative projects, but it is anticipated vacancy rates will decline with the county’s low unemployment rates.

As one of the fastest growing County in the US, Loudoun County is also anticipating significant employment increases in retail sales, public safety, and other government services to support the increasing population, as well as more retail, personal services, and, especially, business services to support the growing business base.

Table 3 shows the employment analysis for the Round 7.0 employment forecasts for Loudoun County

Table 3:
Employment Forecast Analysis: COG Round 7.0


Loudoun County, Virginia

Comparison of Round 6.4 and Round 7.0 Employment Forecast

	
	2000
	2005
	2010
	2015
	2020
	2025
	2030
	Change 2000 – 2030

	
	
	
	
	
	
	
	
	Number
	Percent

	Round 6.4
	87.0
	114.5
	141.6
	170.8
	199.9
	229.0
	258.1
	171.1
	196.67%

	Round 7.0
	90.6
	122.7
	153.8
	183.8
	212.9
	242.0
	271.2
	180.6
	199.34%

	Difference (#)
	3.6
	8.2
	12.2
	13
	13
	13
	13.1
	
	

	Difference (%)
	4.1%
	7.2%
	8.6%
	7.6%
	6.5%
	5.7%
	5.1%
	
	


Note: Employment in thousands

Analysis of Round 7.0 Employment Forecast

	
	2000
	2005
	2010
	2015
	2020
	2025
	2030

	
	
	
	
	
	
	
	

	Total Employment
	90.6
	122.7
	153.8
	183.8
	212.9
	242.0
	271.2

	New Emlyment
	
	32.1
	31.1
	30
	29.1
	29.1
	29.2

	% Change
	
	35%
	25%
	20%
	16%
	14%
	12%


Note: Employment in thousands

