
LOUDOUN COUNTY

Background

Developing the COG Round 6a 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 resi​dential absorption, employment growth, household size and vacancy rates.  All Round 6a population, household, and employment forecasts are based on:  existing develop​ment; future develop​ment consistent with the adopted General Plan and area plans that constitute development policies for guiding future growth in the County; transportation improvements, 
including the completed Dulles Greenway (the VA 267 Toll Road extension); 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 over an extended period.  Fueling this trend are significant market interest (both residential and commercial), available land resources, improved accessibility, and the overall strong economy of Northern Virginia.  

Unprecedented growth in Loudoun County in recent years has necessitated a revisit of previous forecasts, prompting an adjustment in them to reflect these trends.  The Round 6a forecasts, therefore, are markedly higher for all three components (households, population, and jobs) than those approved in earlier rounds.  Table 1 compares the Round 6a forecasts with the Round 5.4 forecasts.

Table 1:
COG Cooperative Forecasts Loudoun County, Virginia 


Round 6a v. Round 5.4
Population
	Round
	1995
	2000
	2005
	2010
	2015
	2020

	5.4
	112,400
	145,900
	174,300
	212,600
	249,900
	285,900

	6a
	112,800
	149,700
	187,000
	223,900
	260,400
	296,300

	Change
	400
	3,800
	12,700
	11,300
	10,500
	10,400


Households
	Round
	1995
	2000
	2005
	2010
	2015
	2020

	5.4
	38,700
	50,300
	61,200
	75,900
	89,900
	104,700

	6a
	40,900
	54,200
	68,400
	82,600
	96,800
	111,000

	Change
	2,200
	3,900
	7,200
	6,700
	6,900
	6,300


Employment (Jobs)
	Round
	1995
	2000
	2005
	2010
	2015
	2020

	5.4
	49,500
	59,800
	74,100
	82,700
	94,100
	112,600

	6a
	53,200
	72,700
	92,700
	112,700
	132,700
	152,700

	Change
	3,700
	12,900
	18,600
	30,000
	38,600
	40,100


Forecast Methodology

1.  Residential Forecasts

Loudoun County is divided into 11 planning districts, or Planning Subareas, that are defined in the County’s General 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 construc​tion would serve as a reasonable base​line upon which to base future develop​ment projections.  During this time period, 

Loudoun experi​enced a complete devel​opment cycle -- the recession of the early 80s, the moderate growth of the mid 80s, and the high growth of the late 80s.  It is currently in the midst of another cycle that began with a recession in the early 90s, which has been followed by sustained, substantial growth in the mid to late 90s.  

The number of building permits issued annu​ally from 1980 to 1990 ranged from a low of 341 in 1980 to a high of 2,737 in 1988, for an average of 1,503 during the decade.  This figure decreased in the early 90s, but rebounded following the recession. Analysis by the County’s Fiscal Impact Technical Review Committee has shown that Loudoun has recently issued more than 3,000 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 3,000 residential permits annually throughout the forecast period.

Based on the number and unit-type of residential units approved in re-zonings and in the pipeline, Loudoun 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:
93 %

MF:
81 %

The overall average occupancy rate for all unit types varied over the forecast period depending on how many units of any given type were projected.  For example, if an increasing share of SFA units are added to the housing stock at the expense of SFD units, the overall occupancy rate for all units would decrease during the period.  Conversely, if SFD units are forecasted to increase at faster rates than either SFA or MF, the overall occupancy rate for all units would likewise increase.

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 Census.  The persons per household factors, by unit type, were:

SFD:
3.02

SFA:
2.62

MF: 
1.98

Table 2 shows the residential forecasts for Round 6a and the resultant persons per household value (all unit types) for every forecast year.

Table 2:
Round 6a COG Cooperative Residential Forecasts


Loudoun County, Virginia
	
	1995
	2000
	2005
	2010
	2015
	2020

	Units
	43,400
	57,400
	72,400
	87,400
	102,400
	117,400

	Households
	40,900
	54,200
	68,400
	82,600
	96,800
	111,000

	Population
	112,800
	149,700
	187,000
	223,900
	260,400
	296,300

	Persons per HH
	2.76
	2.76
	2.73
	2.71
	2.69
	2.67


2.  Employment
This forecast is based on a rigorous 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

As the Virginia focus of Washington’s “fifth generation” development wave, Loudoun County is experiencing tremendous growth like that which inundated Washington during World War II, Arlington and Alexandria in the 50's and 60's, Tysons in the 70's and 80's, and Reston in the 90's. 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.  

Methodology 

Although Loudoun’s Round 5.4 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 6a employment forecasting efforts included the following elements:

For 1995, 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 1995 was plotted using the County’s geographic information system (GIS) and then field checked.  

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 for Loudoun County’s fiscal impact modeling efforts were used where applicable:

High Density Office:



4 employees per 1,000 SF

Low Density Office:



3.3 employees per 1,000 SF

Retail:  



2.4 employees per 1,000 SF

Light Industrial:



1.5 employees per 1,000 SF

Heavy Industrial:  



1.2 employees per 1,000 SF

Other:



2.4 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 4,000 jobs each year.  As a long-term projection, this forecast may be conservative in the out years. 

The Round 6a Employment Forecast is significantly higher than the forecasts produced for Round 5.4.  In the last three years (from 2nd Q 1994 to 2nd Q 1997) Loudoun has seen covered wage and salary employment increase by more than 13,500 jobs, and these wage and salary jobs do not constitute a full count of complete employment in the County.   As of 1997, our wage 

and salary employment has already exceeded the Round 5.4 projections for 2000.

New employment development in Loudoun County includes more than 2 million SF of retail and hotel development currently under construction (including Dulles Town Center Mall, Leesburg Outlet Center), new firm relocations with more than 500,000 SF anticipated by 2000 (Stanford Telecom and others); existing business expansions of more than 1.5 million SF (Orbital Sciences, AOL, and others); recent land transactions of more than 2,000 acres that will be leading to large employment-generating developments (including MCI WorldCom and ISA), and more than 1 million SF for other near-term projects in the pipeline. 

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 around 2.5% for the past year and overall vacancy rates are less than 5%. Space in most speculative projects is already leased.

As the 8th 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 swelling business base.

Table 3 shows the employment analysis for the Round 6a employment forecasts for Loudoun County.

Table 3:
Employment Forecast Analysis:  COG Round 6a


Loudoun County, Virginia

Historical Employment Analysis

	
	1970
	1975
	1980
	1985
	1990
	1995
	Change 1970 – 1995

	
	
	
	
	
	
	
	Number
	Percent

	Total Employment
	15.78
	20.20
	25.90
	32.50
	53.65
	68.29
	52.51
	332.7%

	New Employment
	
	4.42
	5.70
	6.60
	21.16
	14.64
	
	


Note:  Employment in thousands

Source:  U.S. Department of Commerce, Bureau of Economic Analysis

Comparison of Round 5.4 and Round 6a Employment Forecast

	
	1995
	2000
	2005
	2010
	2015
	2020
	Change 1995 – 2020

	
	
	
	
	
	
	
	Number
	Percent

	Round 5.4
	49.5
	59.8
	74.1
	82.7
	94.1
	112.6
	63.1
	127.5%

	Round 6a
	53.2
	72.7
	92.7
	112.7
	132.7
	152.7
	99.5
	187.0%

	Difference (#)
	3.7
	12.9
	18.6
	30.0
	38.6
	40.1
	
	

	Difference (%)
	7.5%
	21.6%
	25.1%
	36.3%
	41.0%
	35.6%
	
	


Note:  Employment in thousands
Analysis of Round 6a Employment Forecast

	
	1995
	2000
	2005
	2010
	2015
	2020
	Change 1995 – 2020

	
	
	
	
	
	
	
	Number
	Percent

	Total Emp.
	53.2
	72.7
	92.7
	112.7
	132.7
	152.7
	99.5
	187.0%

	New Emp.
	
	19.5
	20.0
	20.0
	20.0
	20.0
	
	

	% Change
	
	36.7
	27.5
	21.6
	17.7
	15.1
	
	


Note:  Employment in thousands
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