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Introduction

The Prince George’s County Planning Department of The Maryland-National Capital Park and Planning Commission prepares forecasts for Prince George’s County. The Planning Department, the Department of Environmental Resources, the Economic Development Corporation, and the Department of Social Services provide forecast data. Within Prince George’s County, the City of Laurel has its own zoning power. The Planning Department consults with and receives data from the city. 

One of the first steps in the forecasting process is the development of regional projections—based on a regional econometric model—of employment, households, and population by the Metropolitan Washington Council of Governments (COG). In Round 7, Census 2000 data forms the base, with forecasts produced for five-year intervals out to 2030. These projections are developed with an econometric forecasting model that uses local and national economic and demographic factors. Forecasts are employment driven based on the belief that the Washington area functions as one labor market. Employment growth and changes in this region are related primarily to federal fiscal policy, particularly federal jobs and contracts. National demographic trends act as a contributing or modifying force. These regional employment changes contribute to changes in the regional household and population numbers. While work on the regional modeling was in progress, Prince George=s County developed jurisdictional forecasts based on a dwelling unit model. In addition to the number of dwelling units, this model uses a vacancy rate to generate households, and it uses a household size figure and group quarters population to generate population. 

The Prince George’s County Planning Department uses both top-down and bottom-up methods for dwelling unit forecast. In the top-down method, a county total is developed based on historical trends. In the bottom-up method pipeline indicators and development potential are used for small areas (i.e., Transportation Analysis Zones (TAZ)) and the county totals from the top-down approach are used as control totals. Once community planners review the results, recommended adjustments are made to the forecasts. The results of the county and regional estimates are brought together in a reconciliation process. If necessary, modifications are made to the forecasts to align both sets of numbers. 

In Round 7, the dwelling unit forecast used GIS technology to estimate “realized” densities from parcels that were developed since 1995. These densities were used to estimate build out. Previously, zoning played a strong role in the forecast; now plans have a stronger role. In Round 7, there is a larger share of multifamily units because of the increased density called for in the General Plan. 

The employment forecast is made using the top-down method. It was guided by the General Plan goal of increasing the jobs:population ratio. The General Plan goal effectively tied the employment forecast to the population forecast. The Round 7 employment figures were based on increasing the jobs:population ratio in each subsequent period.

Household and Population Forecasts

Household and population forecasts in Prince George’s County are derived from dwelling unit forecasts. Households are occupied dwelling units, so the number of households is merely the number of dwelling units minus the number of vacant units. The number of vacant units is estimated by applying the vacancy rates reported in the 2000 Census. The Round 7 household forecast is the result of applying the county vacancy rate to the dwelling unit figures. Average household size figures are then applied to the household forecast to produce the household population estimate. The group quarters population is added to the household population to come up with the total population forecast.

The countywide single-family dwelling unit forecasts are based on long-term single-family dwelling unit growth. The annual single-family completions in Prince George’s County for each year during the period from 1960 to 2000 are displayed in the chart below. The multifamily dwelling unit forecasts are based on existing plans and the General Plan goal of increased density. The 2000 U.S. Census of Population and Housing was used as the base year data source. The time frame for each forecast period is July 1s t.


[image: image1.wmf]Single-Family Completions

Prince George's County

0

1,000

2,000

3,000

4,000

5,000

6,000

1960

1963

1966

1969

1972

1975

1978

1981

1984

1987

1990

1993

1996

1999


Short-term single-family forecasts (up to 2010) are based on development pipeline, major projects, and plans. The development pipeline includes building permits, recorded lots, and approved preliminary subdivisions. In addition to the pipeline data from the Department of Environmental Resources, data sources include 2000 Census and dwelling unit completion data from the State Department of Assessments and Taxation. These bottom-up forecasts were mapped to facilitate community planner review. Existing group quarters population as of 2000 was taken as base. It was assumed that the group quarters will be at capacity by 2005 and stay that way through 2030 (i.e. all empty beds will be filled). 

Long-term forecasts follow the short-term forecasts and are based on major projects and plans. Instead of planned maximum residential densities, realized densities were used to determine built-out capacity. The numbers of dwelling units in these long-term forecasts were influenced by built-out capacity, trends and major projects. Major projects include Konterra, National Harbor, Karrington, Greenbelt Metro and General Plan-designated centers such as Largo Town Center Metro and Branch Avenue Metro.
Average household size was determined based on the assumption that the population will continue to age and the percentage of one-person households will continue to increase. A regression analysis was applied to the Census Bureau’s national average household size to determine the county’s average household size. 
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Vacancy rates from the 2000 Census were adjusted to temporary anomalies to determine future vacancy rates. Growth of the group quarters population is assumed to be limited to attaining full capacity of existing facilities. In addition to U.S. Census Bureau data, Maryland Department of Planning and Department of Assessments and Taxation data are used in the forecast.

The following table includes the Round 7 residential forecast for Prince George’s County.

Prince George’s County Round 7 Forecast

(thousands)

	Year
	Dwellings
	Households
	Population

	2000
	306.2
	288.6
	808.1

	2005
	319.0
	308.5
	852.9

	2010
	341.3
	321.8
	872.6

	2015
	357.9
	334.6
	893.3

	2020
	369.6
	346.9
	914.9

	2025
	378.5
	360.8
	949.7

	2030
	392.6
	378.1
	993.1


Employment Forecasts

The Round 7 employment forecast was guided by the General Plan goal of increasing the jobs:population ratio 39 percent in 25 years. This translates into a ratio of .58 by 2027. Since this goal was adopted in 2002, estimates of subsequent employment and population growth have resulted in an unchanged jobs:population ratio. Consequently, an underlying assumption in Round 7 is that the jobs:population ratio will not reach the target level by 2030. Even though the Round 7 forecast does not achieve the jobs:population goal by 2030, the forecast figures reflect progress toward the .58 target ratio. 

The General Plan goal was not the sole determinant of the employment forecast. The capacity for employment growth at Beltway interchanges, Metro stations, and on the large tracts of developable land throughout the county was also considered in forecasting employment growth. 

The Bureau of Labor Statistics’ Quarterly Census of Employment and Wages, Bureau of Economic Analysis’ Regional Economic Accounts, Maryland Department of Labor, Licensing and Regulation’s Employment and Payrolls, 2000 U.S. Census of Population and Housing, and Dun and Bradstreet were used as the base year data sources. The time frame for each forecast period is July 1s t. In addition to the above sources, data from the Prince George’s County Economic Development Corporation and the State Department of Assessments and Taxation were also used.


The two sets of factors used to convert undeveloped nonresidential land to employees are contained in the following table. 

Employment Factors

	Land Use
	FAR
	Sq. Ft./Employee

	Office
	.33
	250

	Retail
	.27
	400

	Miscellaneous
	.33
	425



The floor-area-ratio (FAR) is used to convert land to building square footage. The FARs for the office and miscellaneous commercial zones were provided by community planners and are based on a sample of observations in different areas of the county. The FAR for retail zone is based on square footage and acreage figures in our shopping center database. The square foot per employee figures are applied to building square footage to produce the number of employees. The square foot per employee figures are composites based on the Urban Land Institute’s mean square foot per employee ratios and local area information. 


Conversion of SIC/NAICS employment classifications into the four land use categories is completed by COG.


The long-term assumptions are the same as short-term assumptions. In addition, in the event that the Inter-County Connector is not built, it is assumed that other transportation improvements will be made to accommodate the future development in Konterra.

The following table includes the Round 7 employment forecast for Prince George’s County.

Prince George’s County Round 7 Forecast

(thousands)

	Year
	Employment
	J:P Ratio*

	2000
	338.3
	.42

	2005
	358.7
	.42

	2010
	390.0
	.45

	2015
	424.0
	.48

	2020
	460.9
	.50

	2025
	501.0
	.53

	2030
	544.7
	.55





*Jobs to population ratio
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Sheet1

		Year		SF		MF

		1960		3,486		1,595

		1961		3,745		2,805

		1962		5,218		4,621

		1963		4,715		6,290

		1964		4,670		9,214

		1965		4,467		13,037

		1966		4,416		10,045

		1967		2,852		6,591

		1968		2,302		4,473

		1969		2,035		4,281

		1970		2,551		3,620

		1971		2,700		2,782

		1972		3,287		1,344

		1973		2,337		2,102

		1974		2,084		2,250

		1975		1,869		1,415

		1976		1,869		472

		1977		1,890		228

		1978		2,061		347

		1979		2,379		750

		1980		1,975		150

		1981		1,788		0

		1982		1,573		483

		1983		2,557		0

		1984		2,908		106

		1985		3,264		0

		1986		3,352		0

		1987		4,326		631

		1988		4,513		1,125

		1989		4,702		877

		1990		4,070		54

		1991		3,481		74

		1992		3,680		228

		1993		3,858		128

		1994		2,418		299

		1995		4,344		1,148

		1996		3,635		229

		1997		2,920		264

		1998		2,664		772

		1999		2,927		219

		2000		2,951		467
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