ARLINGTON COUNTY

This report presents the sixth round of long‑range forecasts of population, households, and employment for Arlington County, Virginia, produced as part of the Regional Cooperative Forecasting Program coordinated by the Metropolitan Washington Council of Governments (COG).  The forecast period covered by this series of forecasts is 1995‑2020. 

As in previous Cooperative Forecast series, the 1990 Census and net growth in housing units form the foundation for population and household forecasts.  The Regional Employment Census and the office/commercial space inventory together form the base of the employment forecasts.  Forecasts of net new housing units and office gross floor area are based on the existing inventory as of January 1, 1995, completions from January 1, 1995 through June 30, 1997 and pipeline development.  It also includes allocations of remaining capacity after June 30, 1997, which are based on General Land Use Plan designation and zoning within each scenario.

The forecasts were developed for three scenarios: "low,'' "most probable," and "high."  The most probable scenario represents the Planning Division's best estimates of future trends; the low and high series of forecasts reflect the range of uncertainty of the forecasting process and future economic conditions.  The low population and households forecasts posit that 65 percent of capacity remaining after pipeline construction is completed will be built by the end of the forecast period.  The most probable series is based on development of 80 percent of remaining capacity, and the high series assumes that 95 percent of remaining capacity will be built by 2020.  

For population and household forecasts, remaining capacity was allocated to the periods 2005‑2020 on blocks for which no projects were currently approved.  Forecasts of employment are based on similar capacity assumptions, but remaining office/commercial capacity was allocated to the periods 2010‑2020.

LONG RANGE ECONOMIC OUTLOOK 

Consistent with the Washington Metropolitan Area as a whole, Arlington County's long‑term economic outlook remains bright.  Certainly the pace of development in the 1990's has not equaled the overheated pace of the late 1980's, but Arlington continues to be well positioned to benefit from a sound regional economy into the next decades.  Arlington's location across the Potomac River from Washington DC, linked to the District and surrounding suburbs by two Metro rail lines, and connected to the rest of the nation through National Airport and two interstate highways, continues to provide some insulation from market fluctuations felt more strongly on the fringes of the Metropolitan area.  This anticipated stability is reflected in the moderately paced but steady growth forecast for the County over the next 20 years.  

While new office construction slowed during the first part of this decade, by 1993 office vacancy rates had dropped from the recessionary highs in 1991 and 1992 to historical average levels of about 5 percent.  This drop illustrates the resilience and stability of the local economy; the County's consistently low vacancy rates are the envy of many other major office markets across the country.  By early 1998, low office vacancy rates, rising rents, and continued low interest rates, began to spur new office construction, even for projects without signed tenants.

The County has as much office/commercial space as downtown Denver.  Commercial properties make up about half of the County's property tax base, allowing Arlington to maintain the lowest property tax rate in the region, while providing excellent public services.  These factors combine to further increase Arlington's attractiveness as a business and residential location. 

As anticipated when the Round 5 forecasts were developed, recent military and federal agency downsizing has not had the dramatic impact on Arlington's economy  as some feared when first announced.  The cuts that did occur, coupled with the national recession in the early 1990's, did temporarily increase office vacancy rates.  Despite the 1995 decision to move the Naval Sea Systems Command to the nearby Washington Naval Yard, the phased nature of the move, and the area's continued desirability as a business location, should help minimize the move's long‑term effects.  It should also allow for some necessary renovation of the buildings they now occupy.  Further, many contractors serving the Navy in Crystal City will likely remain due to the relative proximity of the Washington Navy Yard, and the lack of alternative office space adjacent to the Yard in the District.  

Similarly, the announced move of a major commercial tenant in Rosslyn and the possible move of the Patent and Trademark office in Crystal City, may have a temporary dampening effect on the market.  Nevertheless, given Arlington's low office vacancy rate and the region's healthy economy, vacated and renovated space in either Metro corridor should be absorbed relatively quickly by the market.  One long‑term impact of these moves could be a diversification of the County's economic base, although the federal government and related services will continue to be central to Arlington's economy, as to the region.  At the same time, increased densities allowable in Rosslyn, have already begun to spur new development in that area, indicating a confidence in the Rosslyn sub‑market as well as in the recently adopted development guidelines for that Metro station area.

The long‑term viability of Arlington as a desirable residential location seems assured through the forecast period.  The County's residential market was the first to rebound from the recession in the early 1990's, which followed the construction boom in the late 1980's.  The moderately paced but steady growth forecast for the region's economy will continue to attract new residents to the region and to Arlington to meet the needs of the expanding job market.  Immigration will continue to increase the diversity of the County's population, and the changing demographic structure of the population will continue to shape public spending for human and physical infrastructure.  The high quality of the local labor force will continue to make Arlington attractive to employers.  However, continued maintenance of local government facilities and programs including schools, parks, and human services, will be an important element in maintaining the County's economic base as well as sound neighborhoods.

While the Round 6 most probable scenario is based on this assumption of moderately‑paced growth, the low and high scenarios reflect the range of uncertainty about the future, including the pace of growth and the extent to which future development and redevelopment occurs at the maximum allowable density.  

ARLINGTON COUNTY POPULATION AND HOUSEHOLD FORECASTS
The most probable forecast series represents Arlington's best estimates of population, households and employment, through 2020 and reflects increases resulting from continuing development and redevelopment in the County's Metro Station areas (refer to table on next page).

Residential Development
The County's housing stock is forecast to increase by 22% percent to nearly 108,500 units by 2020, under the most probable scenario.  This growth is based on forecast construction of approximately 670 units annually, on average, through the 25‑year forecast period.  This growth rate is significantly lower than the average of 1,200 units authorized annually in the 1980's, but consistent with the pace of development thus far in the 1990s.  Although earlier in the decade the number of building permits for new units was well below 

the average of 674 units, in 1997 nearly 1,500 units received building permits, more than twice the number in the preceding year.  Because such a large proportion of units to be built in Arlington are in high‑rise multi‑family buildings, such annual variation can be expected over the forecast period, as one high‑rise residential building can account for one half of all units permitted in a year.

After units currently in the pipeline are completed, construction rates will begin to fall under all scenarios, but most rapidly under the low scenario, because it assumes that a smaller proportion of the County's residential development potential will be built by 2020.

As in the high and low scenarios, forecast residential development varies by forecast period.  The most probable scenario forecasts construction of approximately 840 housing units per year from 1995‑2005, the intervals about which the most is known about the timing of development in the pipeline.  The pace of construction is forecast to decrease slightly from 2005 to 2010 and to drop off considerably to approximately 700 units annually through the remainder of the forecast period, as prime development sites become increasingly scarce.  The most probable scenario assumes that 80 percent of all residential development capacity remaining after 2005 will be built out by 2020.

Households
Growth in the number of households is a function of economic and demographic trends, which create new households and a demand for housing, and market forces, which drive development.  The number of households in Arlington (occupied housing units) is forecast to grow by nearly 17,200 (20%) over the forecast period, increasing from 86,900 in 1995 to 104,100 in 2020.  This forecast incorporates a long‑term vacancy rate of 4 percent; reflecting both an easing of the housing market over time as a result of continued construction, and the forecast continued strong demand for housing in Arlington.  The rate of increase in the number of households in the County is forecast to be somewhat faster than the forecast increase in population over the same period (13%) because the size of the average household in Arlington is forecast to decline slowly over the forecast period.  This decline in average household size is in part the result of national demographic trends toward fewer children per family, coupled with the small number of families and the large number of single‑person households in Arlington, and in part the result of the construction of smaller housing units in higher density neighborhoods.  The size of households in multi‑family and townhouse units tends to be smaller than in single‑family units on average.  Thus, the continuing construction of large numbers of new, smaller, units in the Metro Corridors would alone produce reductions in average household size in the County as a whole over the forecast period, even if the size of the average household in the balance of the County remained constant.

Households in Metro Areas
At the Metro corridor and Metro station area levels, increases in the number of households will roughly parallel population increases.  The number of households in the R‑B and JD Corridors is forecast to increase by 57 and 79 percent respectively.  The R‑B Corridor will add 10,400 new households to its 1995 base of 18,100, while the JD Corridor will add 6,500 households to a base of 8,200 by 2020.  

The number of households in the Virginia Square Metro Station Area is forecast to increase by 243 percent from about 1,200 households in 1995 to 4,100 households in 2020.  Because of the relatively small number of households in the base year, 1995, the forecast growth in households results in a very rapid rate of growth.  In Clarendon too, the number of households is forecast to increase from just over 600 in 1995 to 1,500 in 2020, resulting in a rate of growth of 136 percent over the forecast period, though the total number of households in Clarendon will remain the smallest of any Metro station area in the County.

As with population, Rosslyn is expected to increase its number of households by about one‑quarter, to 7,800 by 2020.  This figure represents 600 more units in 2020 than forecast for Round 5 due to the increased development potential in Rosslyn made possible by the Rosslyn Station Area Plan Addendum, even though not all of that potential is forecast to be developed by 2020.  

The number of households in the Courthouse Area will increase by 40 percent over the forecast period, reaching 6,500 by 2020.  This growth builds on the addition of nearly 1,600 units in the five years from 1990 to 1995, itself an increase of 51 percent over the 1990 count.  

In the JD Corridor, the largest number of households, 3,700 will be added in Pentagon City, through development guided by that Area's phased development site plan.  By 2020, Pentagon City is forecast to be home to 6,800 households.  Crystal City is forecast to add over 2,700 households over the twenty‑five year forecast period, an increase of 53 percent, bringing the number of households in that Area to 7,900 in 2020.

Population
Under the most probable forecast scenario, Arlington's population is forecast to pass the 200,000 mark by 2008 and reach 212,900 by 2020, an increase of 13% over the forecast period.  The forecast increases in households and population reflect the greater likelihood of large scale redevelopment in the Metro corridors, the predicted future development on the South Tract in Crystal City, the increased density allowable in a portion of Rosslyn, and the greater likelihood that new developments will be proposed at maximum density, than was anticipated in the mid 1980's when the Round 4 Cooperative Forecasts were developed.  The Round 6 most probable population forecast series is generally between the Round 5 most probable and high forecast series.

Immigration from Latin America, Africa, Asia, and eastern Europe; the baby‑boom, which continued well into the 1990's in Arlington; and a strong regional economy; will continue upward pressure on average household size and population in the County.  Countering these pressures will be continued high rise development in the County's Metro Corridors couples with extremely limited growth in single‑family neighborhoods.  High rise residential development would itself, absent other demographic pressures, result in smaller households on average, and produce slower population growth than single‑family development.  Balancing these pressures, Round 6 forecasts a slowly decreasing average household size, falling from a recent high of 2.12 in 1990 to 2.00 in 2020.  This is a much slower rate of decline than in the Round 4 forecasts, but is consistent with the Round 5 forecasts and with the predominant trend of decreasing average household size in the County and the nation over the last four decades.

Population in Metro Areas

Population in the Rosslyn‑Ballston (R‑B) and Jefferson Davis (JD) Corridors is projected to grow at nearly 5 times that rate over the same period.  Population in the R‑B Corridor is forecast to increase from an estimated 34,300 residents in 1995 to nearly 55,000 in 2020, an increase of 60 percent.  Similarly, in the JD Corridor population is forecast to grow from about 11,300 residents in 1990 to 22,000 in 2020, an increase of 70 percent over 25 years.

Not all Metro station areas will grow at the same rate, however.  Virginia Square, Pentagon City, and Clarendon are forecast to grow at the fastest rates between 1995 and 2020.  The population of Pentagon City and Clarendon will more than double, bringing the population of Pentagon City to 10,200 and the population of Clarendon to 3,700 in 2020.  Population will nearly triple in Virginia Square, reaching 9,900 residents and fulfilling plans which call for a residential center in that Metro station area.  Rosslyn, which had an estimated population of 10,253 in 1995, the largest population of any station area by a slim margin, will grow at the slowest rate over the twenty‑five year forecast period, 23 percent, and is forecast to reach over 12,000 residents by 2020.  Ballston is forecast to have the largest population of any station area by 2020, just over 15,000, residents, an increase of 50 percent over the area's 1995 population.

Forecasts for Pentagon City reflect an amendment to the Area's previously approved phased development site plan that incorporates more retail space but fewer residential units on the block which includes the mall.  Nevertheless, population in that Area is still forecast to increase from 4,600 in 1995 to 10,200 in 2020.  The population of Crystal City is expected to reach 11,600 by 2020, an increase of 41 percent over its 1995 population of 8,200.  Most of the remaining capacity in Crystal City is on the South Tract, south of the existing development in the Area; this portion of Crystal City is forecast to begin developing toward the end of the forecast period.

Not reflected in the forecasts for growth from 1995 to 2020 is a significant amount of development and population growth in Ballston and Courthouse between 1990 and 1995.  During that period, Ballston added over nearly 3,800 residents while the population of the Courthouse Metro Station Area grew by 3,400 in just five years.  New construction also added new units and more population to Rosslyn (1,300 residents) and Crystal City (1,400).

Employment  

Employment in Arlington is forecast to grow from an estimated 195,791 jobs in 1995 to 275,400 jobs in 2020, an increase of about 79,600 jobs or 40 percent.  Eighty‑two (82%) of these new jobs will be in the Metro corridors of which fifty seven (57%) will be in the R‑B Corridor and twenty‑five(25%) in the JD Corridor. Employment growth is anticipated to vary substantially among the Metro station areas.  Office and commercial development, in which will be employed the bulk of new jobs, is expected to reach 80 percent of capacity in the Metro Corridors by 2020 under the most probable scenario.  Crystal City, Rosslyn, and Ballston will continue to be Arlington's largest employment centers.  Crystal City is forecast to add 5.4 million square feet to its current inventory of office and commercial space, for a total of 16.6 million square feet by 2020, maintaining its position as Arlington's largest office market. Forecast development and job growth in Crystal City is both the result of its location near the Pentagon and its excellent access to the District by road and Metro rail, and product of the continuing expectation that the market for space in such a well‑located area will remain strong over the long term.   

Rosslyn, with the next largest inventory of office and commercial space, is forecast to add nearly 3 million square feet of office/commercial space by 2020.  This additional development includes both redevelopment and new construction in Rosslyn, and represents only a portion of the long‑term development potential added to this station area with the adoption of the Rosslyn Plan Addendum.  Employment in Rosslyn is forecast to increase by 9,200 jobs, or 35 percent over the 1995‑2020 forecast period.  By 2020, over 35,000 workers from Arlington and other parts of the Washington region will be working in Rosslyn.  Nearly as many (32, 600) will be working in the Ballston Station Area, at the other end of the Rosslyn‑Ballston Metro Corridor.  Nearly 4.6 million square feet of office and commercial space is expected to be developed in Ballston between 1995 and 2020, according to the Round 6 Forecasts, nearly doubling the supply of office space in that Area during the forecast period, and increasing employment there by 71 percent.  This new space will bring nearly 13,600 new jobs to Ballston, bringing the total number of jobs there to 32,600, and confirming Ballston's role as major employment center.   The remaining Metro station areas will add 13,800 jobs.

Comparisons with Round 5
The Round 6 forecasts of households are generally consistent with the Round 5 forecasts; the most probable forecast of households for Round 6 is about 3 percent higher than the Round 5 forecasts in 2020.  Some increase in residential capacity in the County and more development already in the pipeline was counterbalanced in part by assumptions that a lower percentage of remaining capacity would be built by the last year in the forecast period.  As in previous forecast Rounds, differences in the number of new units forecast to be built under the different scenarios are in part ht result of different assumptions about average unit size.  Trends toward larger units, on average, result in fewer units in zoning districts where residential developments are approved based on GFA/density rather than on a units per acre basis.  The same high-rise structure, for example, could house a variety of unit types; the size of these units depends on market demand at the time of construction, and is, thus becomes a source of uncertainty with respect to the forecast number of units in future years. 

Forecast by Census Tract‑ Methodology

As with the forecasts by Metro Station Area, the Round 6 forecasts of population and  households by census tract, were derived from forecasts made by block.  The forecasts of employment were also made at the block level, but the base data had to be allocated from employment estimates from COG at the COG analysis zone (CAZ) level.  As data were allocated from one level of geography to another, and transferred from one software program to another, minor rounding errors were necessarily introduced.  Therefore, slight fluctuations in the number of residents and households in a given tract from year to year should not be regarded as significant.  Of more consequence are larger changes in the number of households and population in a tract.

In addition, in some tracts forecast residential development and population increases can be traced to a specific residential development completed or in the development pipeline when the forecasts were produced.  In others, such as in the southern portion of tract 1034.02 (Crystal City), forecasts of population and employment reflect a significant amount of residential and office/commercial capacity on sites for which site plans have not been filed.  In these areas, as in the south tract, a portion of their development potential was allocated over the latter part of the forecast period.

Most Probable Forecasts
While Arlington County's population is forecast to increase at a modest pace over the forecast period, forecast change in households and population will be much greater in some parts of the County than in others.  Employment and population growth will be concentrated in the County's Metro corridors (tracts 1014‑1020 and 1035 and 1034.02), as well as in key sites in other areas of the County including Shirlington, East Falls Church, and the Columbia Pike Corridor.

In the large portions of the County which are already essentially fully developed, little change in households or employment is forecast.  Minor increases in households and population may result from in-fill development, but for most of the County, especially lower‑density residential areas already developed, little new development is forecast.  Except where known to be in the pipeline, minor residential in-fill development was not forecast because of the likely high variation in timing and final number of units produced as the result of such development.  Thus little development is forecast for most of the northern portion of the County (tracts 1001.98‑1010), as well as along most of the Columbia Pike corridor, tracts (1021‑1024, 1025‑1028, and 1032‑1033).

In these areas, where the number of housing units will remain nearly constant throughout the forecast period, any change in forecast population is the result of changes in demographic patterns.  Specifically, as the baby‑boom of the late 1980's and early 1990's enters college and begins to establish households of their own toward the end of the forecast period, the size of the average Arlington household is expected to decline slightly.  The impact of these smaller households in tracts with little or no new residential development will be a decrease in population proportional to the decrease in average household size.  Thus most census tracts show a small loss of population over the forecast period as average household size in the County as a whole drops from an estimated 2.10 in 1995 to 2.00 in 2020.

This demographic pattern will be similar to that experienced by the County‑and the nation‑in the 1970's.  At that time, post‑war baby‑boomers left empty nests in single‑family neighborhoods throughout the County as they established new, smaller households of their own in apartments in the Metro corridors, and other neighborhoods with a high proportion of apartments, such as Bancroft, Arlington Village, and Farmington.  The latest boom will fuel additional residential development in the Metro corridors, should other market conditions support development.

Even before the boom comes of age, however, Arlington's location and transportation linkages will continue to attract residential and office/commercial development in the corridors and in other key areas in the county over the coming decades.  In addition to the Metro Corridors, development is anticipated in Shirlington (tract 1029.98); East Falls Church (tract 1011.98); and in Nauck (tract 1031), where a residential project has been approved, but is not yet under construction.  Development of existing office/commercial capacity should increase employment in the Columbia Pike Revitalization Area (tracts 1023, 1025, 1026, and 1032), and to a lesser extent, along Lee Highway in Cherrydale (tracts 1005 and 1006) in addition to major developments in the Metro corridors.

Some forecast development has already been completed since 1995, the forecast base year.  Major residential projects have been completed in Courthouse (tract 1018),  Ballston (tracts 1014 and 1020), East Falls Church (tract 1011.98), and in the Palisades area north of Rosslyn (tract 1016) since January 1995.  In addition, there are large residential projects currently under construction in Ballston, Courthouse, and Virginia Square (tract 1014), while plans have been filed for residential redevelopment which will result in net new residential construction in Arna Valley (tract 1038).

Additional employment has been generated in Ballston, Courthouse, Rosslyn, Pentagon City, and at Arlington Hospital (tract 1008), as the result of the construction of office/commercial, hotel and hospital space since 1995.  These already‑completed developments should be taken into account when evaluating the maps showing forecasts of population and employment over the twenty‑five year forecast period.
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	Most Probable
	1995
	2000
	2005
	2010
	2015
	2020
	

	
	
	
	
	
	
	
	

	Housing Units
	88,999
	92,235
	97,364
	101,482
	104,975
	108,467
	

	Households
	86,900
	90,100
	94,000
	97,400
	100,800
	104,100
	

	Population
	187,900
	192,000
	198,200
	201,400
	207,200
	212,900
	

	Employment
	195,800
	201,200
	210,500
	236,900
	256,200
	275,400
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	                                             by Scenario - Arlington County
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	

	
	1995
	2000
	2005
	2010
	2015
	2020
	

	
	
	
	
	
	
	
	

	Population
	
	
	
	
	
	
	

	Low
	187,900
	192,000
	196,900
	199,000
	203,300
	207,700
	

	Most Probable
	187,900
	192,000
	198,200
	201,400
	207,200
	212,900
	

	High
	187,900
	192,000
	199,500
	203,900
	210,400
	218,100
	

	
	
	
	
	
	
	
	

	Households
	
	
	
	
	
	
	

	Low
	86,900
	90,100
	93,300
	96,200
	98,900
	101,500
	

	Most Probable
	86,900
	90,100
	94,000
	97,400
	100,800
	104,100
	

	High
	86,900
	90,100
	94,600
	98,700
	102,300
	106,700
	

	
	
	
	
	
	
	
	

	Housing Units
	
	
	
	
	
	
	

	Low
	88,999
	92,235
	96,726
	100,207
	102,975
	105,743
	

	Most Probable
	88,999
	92,235
	97,364
	101,482
	104,975
	108,467
	

	High
	88,999
	92,235
	98,002
	102,763
	106,607
	111,167
	

	
	
	
	
	
	
	
	

	Employment
	
	
	
	
	
	
	

	Low
	195,800
	199,300
	205,300
	222,700
	235,400
	248,100
	

	Most Probable
	195,800
	201,200
	210,500
	236,500
	236,900
	256,200
	

	High
	195,800
	202,000
	212,900
	244,400
	267,300
	290,300
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