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Housing Demand in the Richmond Region: 2012-2032

Executive Summary

Over the next 20 years, the Richmond region is projected to add more than 134,000 jobs. At the same

time, the region will need about 180,000 replacement workers to fill jobs vacated by retirees and others

moving out of the regional workforce. The ability of the Richmond region to be competitive and to

meet—and even exceed—its economic development potential depends critically on the availability of a

sufficient amount of housing in the right places and of the right types and prices. Without regional

cooperation and local policies to develop a comprehensive regional housing strategy, the quality of life

and economic vitality of the Richmond region could be at risk.

This research forecasts the future housing demand associated with net new job growth in the Richmond

region between 2012 and 2032. Because it is a jobs-driven forecast of housing demand, it explicitly links

the potential economic growth in the region to the availability and affordability of housing. The

forecasts use assumptions about the age distribution, household composition, and wage levels of new

workers. The housing demand forecasts include an analysis of the type (single-family detached and

townhouse/multi-family), tenure (owner and renter), price or rent, and location of the housing that will

be needed in the region over the next 20 years.

These housing demand estimates are based on the need that will be generated by the projected 134,000

expected net new workers in the region. The forecasts do not include the housing that will be

demanded by replacement workers, nor do they include an assessment of the additional units needed

for current residents who are underhoused or housing burdened. As such, the forecasts underestimate

the amount of housing that will ultimately be needed in the region over the next two decades.

Main Findings





The Richmond region is projected to add more than 134,000 jobs over the next two decades. The

fastest growing sector will be the Construction sector; the Professional and Business Services and

Administrative and Waste Services sectors are also projected to grow faster than the overall

economy. The region is projected to continue to lose Manufacturing jobs, and to see slower growth

in the Government sector over the 20-year period.







If each jurisdiction in the region provided enough housing to accommodate all of its future workers,

the Richmond region would need to add more than 94,000 housing units between 2012 and 2032.

Supplying this amount of housing will require the construction of about 4,700 net new housing units

each year throughout the forecast period.







The location of housing demand in the region is closely associated with where job growth is

projected to be the strongest. Henrico County is projected to add more jobs than any other
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jurisdictions in the region, and thus has a projected need for more housing than any other

jurisdiction. Based on an analysis of recent residential construction trends, Henrico County is not on

pace to provide a sufficient amount of housing to accommodate its future workforce.





The types of housing that will be needed to accommodate new workers over the next 20 years

reflects the changing demographics of the working age population and the mix and wage levels of

jobs that the region is projected to gain. The housing demand forecasts suggest a need for 66,412

single-family detached homes and 27,718 townhouse and multi-family units between 2012 and

2032. The shift in the demand for more townhouse and multi-family units is strongest in the fastest

growing, closer-in suburbs, which suggests a need for changes in builders’  approaches  to  new  home  

construction  and  local  governments’  policies  guiding  residential  development  to  accommodate  this  

needed growth. In the City of Richmond, there is a slight preference for a greater share of singlefamily detached housing than is currently in the stock.







There will be a slight shift   in   the   homeownership   rate   among   the   region’s   future   workforce. The

current homeownership rate in the Richmond region is 67 percent. However, less than 65 percent

of the new workers in the region over the next 20 years will be homeowners, while more than 35

percent will be renters.







The   Richmond   region’s   future   housing   must   be   at   prices   and   rents   that   are   affordable   to   new  

workers.    More  than  half  of  the  region’s  current  renter  households  and  29   percent  of  the  region’s  

homeowners are housing burdened—that is, they spend 30 percent or more of their income on

housing costs. To ensure that the future workforce can have access to affordable housing, these

demand forecasts suggest that about two-thirds of the region’s  future  renters  will  need  units  that  

rent for below $875 per month. The demand forecasts indicate that 52 percent of future

homeowners will be able to afford homes priced below $175,000. Thus, in order to have sufficient

housing that is affordable to new workers, there is a need for the construction of smaller and more

moderately priced housing, as well as efforts to preserve the existing stock of affordable rental and

owner housing.



Policy Implications

Housing needs to be thought of as  part  of  the  Richmond  region’s  larger  economic  development  strategy.    

As the regional economy continues to improve following the recession, the opportunities for economic

growth and community sustainability depend heavily on the availability and affordability of housing.

The Richmond region could establish a clear competitive advantage relative to its peer regions, if local

jurisdictions cooperate regionally and plan strategically for housing that is linked to economic

development potential.

Several policy implications are suggested by these jobs-driven housing demand forecasts:





Employment forecasts for the Richmond region indicate modest job growth, with increasing

geographic disparity in terms of income growth. Regional policy makers should consider
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strategies that would increase job growth in key sectors and plans that address regional

economic inequalities.





Overall, the Richmond region has been building enough housing to meet the demands of

future workers; however, there will be additional demands from replacement workers and

others. Understanding the cycling of residents into and out of the local jurisdictions will be

important  to  understanding  the  additional  demand  generated  by  the  region’s  large  group  of  

replacement workers.







There is a need for more townhouse and multi-family units in the suburbs. Currently, local

suburban jurisdictions do not have sufficient undeveloped land designated for townhouse and

multi-family development in their land use plans.







The City of Richmond is projected to experience demand for a slightly greater share of singlefamily detached units compared to its existing stock. The potential housing supply in the City

depends on the amount of developable land, as well as the current condition of and future plans

for vacant and substandard units in some neighborhoods.







Future housing needs to be generated at prices and rents that are affordable to new workers.

Given recent trends in rents and home prices, and the share of current households that are cost

burdened, it is important to encourage the construction of units that are affordable to more

moderate income households, while also preserving affordable units in the current housing

stock.







Having a sufficient, appropriate and affordable supply of housing is an important factor in the

Richmond  region’s  future  economic  vitality  and  sustainability. Maintaining the Richmond

region’s  high  quality  of  life,  being  able  to  continue  to  attract  skilled  workers,  and  competing  

with its peer regions are critically dependent on the amount, quality and affordability of housing

in  the  region’s  localities.
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Housing Demand in the Richmond Region: 2012-2032

Introduction

Over the next two decades, the Richmond region1 has the opportunity to outpace its competitor regions in

terms of economic growth and sustainability. There are fundamental interdependencies among the

growth of the regional economy, its ability to house its future workforce, and its fiscal capacity and ability

to maintain and expand the infrastructure required to remain competitive. The availability of a sufficient

supply of housing in the region—affordable to workers along the entire earnings spectrum—is essential to

the  Richmond  region’s  ability  to  compete with other regional economies and will be critical to whether the

region will be able to achieve its full economic potential.

The Richmond region currently is home to about 532,000 jobs and just over a million people. Over the

past decade, the number of residents in the region has grown faster than the number of jobs. The

Richmond Metropolitan Statistical Area (MSA)2 experienced modest economic growth over the past

decade, adding about 20,600 jobs over the 2001-2011 period, an increase of 3.5 percent. The eightcounty/city Richmond region gained 6,900 jobs between 2001 and 2011, growing just 1.4 percent. The

City of Richmond lost 15,400 jobs over that period, but the suburban jurisdictions posted job growth. The

Richmond region gained jobs faster than the Norfolk-Virginia Beach metropolitan area over the past

decade, but experienced somewhat slower job growth than some of its other peer regions.

The Richmond regional economy is projected to expand at about the same rate over the next two

decades, adding about 134,300 net new jobs between 2012 and 2032.3 The types of jobs forecasted for

the region represent a shift from the current structure of the economy. Currently, the Government sector

(and predominantly State Government) is the largest sector in the regional economy (17% of all jobs). The

Health Services sector is the second largest (12%). Over the next two decades—and particularly over the

2012-2022 period—the Construction sector will be the fastest growing sector in the region, adding 24,600

jobs. The Professional and Business Services and Administrative and Waste Services sectors are also

projected to grow faster than the overall average, adding 28,900 and 17,000 jobs, respectively, over the

20-year period. Aside from the Professional and Business Services sector, the sectors poised for growth in

the region tend to have relatively lower wages than the Government sector. The projected shifts in the

structure  of  the  region’s  economy,  therefore,  have  implications  for  future  housing  affordability.



1



The Richmond region is defined as the city of Richmond and the counties of Chesterfield, Henrico, Hanover (including the Town

of Ashland), Goochland, New Kent, Powhatan, and Charles City. Forecasts were generated for the region, as well as for each

county and the City of Richmond. Due to data limitations, it was not possible to develop a full set of forecasts for the Town of

Ashland.

2

The Richmond Metropolitan Statistical Area (MSA) includes the eight jurisdictions in the Richmond region referred to in this

report, along with 13 additional counties and cities. The U.S. Office of Management and Budget defines the  nation’s  MSAs.    The  

Richmond MSA figures are used here in order to make comparisons with other MSAs.

3

These job forecasts are derived from county- or city-level economic forecasts produced by IHS Global Insight.
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Table 1. Job Growth: 2001-2011

Richmond Region and Peer Regions



Region



2011 Jobs



Richmond MSA



588,900



609,500



20,600



3.5



Richmond Region

(8 counties &amp; city)



496,967



503,869



6,902



1.4



Norfolk-Virginia Beach MSA



730,500



736,800



6,300



0.9



1,161,900



1,329,200



167,300



14.4



Charlotte, NC MSA



771,100



826,700



55,600



7.2



Raleigh-Cary, NC MSA



439,100



508,600



69,500



15.8



Durham-Chapel Hill, NC MSA



256,700



273,500



16,800



6.5



Greensboro, NC MSA



362,700



341,700



-21,000



-5.8



Louisville, KY MSA



608,200



599,000



-9,200



-1.5



Nashville, TN MSA



693,700



751,700



58,000



8.4



Northern Virginia



Change



Percent

Change



2001 Jobs



Source: U.S. Bureau of Labor Statistics, GMU Center for Regional Analysis. Full-time jobs only.



Projected job growth over the next two decades is not distributed evenly throughout the region. Henrico

County is projected to add the most jobs between 2012 and 2032 (about 58,000 net new jobs), but all of

the suburban jurisdictions will have faster job growth than the city. The number of jobs in Chesterfield

County is projected to increase by 38.2 percent between 2012 and 2032. In Goochland County, the

number of jobs increases by 45.0 percent, and the rates of increase are also strong in Powhatan and New

Kent counties. The regional job forecasts indicate slow job growth in the City of Richmond, with just 8,200

net new jobs anticipated over the two decade period, an increase of 5.2 percent.

Over the entire study period, there continues to be a geographic shift in regional economic activity, with

stronger job growth in the suburbs and a somewhat faster pace of growth in higher wage jobs in the City

of Richmond and in the counties to the north and west of the city. Nearly  30  percent  of  the  region’s  jobs  

are currently  located  in  the  City.    By  2032,  Richmond’s  share  drops  to  24.8  percent  and  the  suburbs  all  gain  

shares (with the exception of Charles City). Henrico County is currently home to 34.5 percent of the

region’s  jobs, but that share is projected to increase to 36.2 percent by 2032.    Chesterfield  County’s  share

of  the  region’s  jobs grows from 22.6 percent to 24.9 percent. The availability of housing in the locations

where job growth is the strongest is important for fostering economic sustainability and reducing intraregional commuting.

Beyond the number of net new jobs, and the wages and locations of those new jobs, the Richmond region

will also experience an extraordinary change in the characteristics and housing needs of its existing

workforce as Baby Boomers retire. (The last of the Baby Boom population will reach age 65 in 2029.)
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