CITY OF ALEXANDRIA

The City of Alexandria’s forecasts are based on the projected construction of housing units and commercial, industrial, retail, and government work space at identified development and redevelopment sites.  The projected construction is consistent with the 1992 Master Plan and Zoning Ordinance.

Employment
Alexandria’s employment is forecast to grow from 92,209 employees in 1990 to 115,890 employees by the year 2020.  Most of the projected increase of 23,681 employees between 1990 and 2020 is due to the addition of approximately 6.7 million square feet of commercial/office development.  This is a net increase in jobs reflecting the loss of 4,000 jobs at Cameron Station when it closed in 1994, and the loss of more than 400 jobs because of the relocation of the Red Cross Headquarters out of the city in 1996-97.

The rate of employment growth (790 employees per year) reflects a moderate projected increase in office development (225,000 square feet per year) than the city actually experienced during the 1980's when, the annual increase in employment averaged 3,860.  The 1980's saw an exceptionally vigorous office market and the conditions that caused this exceptional market are not likely to be repeated.

New commercial space is converted to jobs using the following factors:

Office

3.5 employees per 1,000 square feet

Retail

2.0 employees per 1,000 square feet

Hotel

0.8 employees per 1,000 square feet

Lodgings
0.44 employees per room of extended stay hotel or time share facility

Warehouse
1.28 employees per 1,000 square feet

Employment growth is allocated by COG Analysis Zones (CAZ’s) based on the location of new commercial construction.  The prime locations for increased employment are the King Street Metro/Carlyle Project, Cameron Run Valley, the Potomac Yard and the Winkler Tract.

Population
Alexandria’s population is projected to increase from 111,183 in 1990 to 141,075 in 2020 or by 29,892 over this 30 year period.  The growth in population is due to the construction of new housing.  Much of the increase in housing will be on the Cameron Station property which has zoning approval for up to 2,510 units, on the Carlyle site which has approval for up to 3,000 residences and on the Potomac Yard site which has zoning approval for up to 4,500 units.  Not all of the sites for new housing are large, many smaller in-fill sites have been identified in the city.

The residential growth figure assumes that housing construction will be built at a sustainable average rate of 516 units per year over the 30 year period: a rate which is consistent with the City’s experience during the 1980's when housing construction averaged 621 units per annum.

For every five year period from 1990 to 2020 the following method is used to calculate the number of households and the size of the population in each of the City’s CAZ’s:


For each CAZ, possible new housing sites and the number of housing units that are to be built at these sites are identified


For each CAZ, the projected housing units are multiplied by the CAZ’s occupancy rate to yield the number of new households.  These are then added to existing households to give the total number of households in the CAZ


Fore each CAZ, the new households are multiplied by the CAZ’s average household size to calculate the number of people in the households.  The new population is added to the CAZ’s previous population to forecast the CAZ’s total household population

· The occupancy rate and average household size for each CAZ are based on data from the 1990 U.S. Census.  Occasionally, new housing differs from the prevailing housing type in a CAZ.  When that occurs, the occupancy rate and average household size used to calculate households and population are adjusted to match the rates appropriate to the housing type.  For instance, when calculating households from housing that is atypical to a CAZ the vacancy rate is set at 8.8% for apartments, 4.8% for townhouses and 4.0% for detached houses

· Once the number of households and people are known for each CAZ, these figures are aggregated to produce city-wide figures.
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