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Technical Report: 
SocioEconomic Data: 2008-2040 by Jurisdiction 
 
Gainesville-Hall County Metropolitan Transportation Plan 2040 
 

Purpose of this Report 

This Technical report is the first in a series of reports to be prepared in support of the Gainesville-Hall 
County Metropolitan Transportation Plan for 2040 (MTP2040). In addition, the population, housing and 
employment data and forecasts in this report can assist each City and the County in preparation of their 
10th-Year Comprehensive Plan updates (due for adoption by the end of June, 2012). 

In order to provide base year data and future forecasts as a first step in preparing the MTP2040 and in 
supporting the comprehensive planning process of individual jurisdictions, housing, household, popula-
tion and employment forecasts are presented in this Technical Report for the county as a whole, for each 
of the cities or parts of cities within the county, and for the unincorporated area of the county. 

Once the data and forecasts in this report are finalized, the household, population and employment fig-
ures (along with median income data) will be disaggregated to the Traffic Analysis Zones that cover the 
county. Because the TAZs cross jurisdictional lines, this is the only report in the series that will present 
socioeconomic data for the cities themselves and the unincorporated area independently. 

The ‘base year’ for the MTP2040 (that is, the year for which complete data is available to analyze ‘exist-
ing conditions’) is 2008. The 2008 data is extended to 2010, and forecasts to the benchmark years 2020, 
2030 and 2040 are established. The methodology also generates annual estimates of housing, house-
holds, population and employment that will be useful in each jurisdiction’s comprehensive planning 
process, although by their very nature annual estimates are less accurate than benchmark year estimates, 
which in turn have a lower confidence level than the long-range forecasts overall. 
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Introduction 

Over the past decade, Hall County has been one of the fastest growing counties among its comparable 
size group, based on annual population estimates by the Census Bureau. Of all nine counties bracketing 
Hall County’s population in 2000, ranging from a little over 100,000 (Forsyth County) to almost 
200,000 (Richmond County), Hall County ranked squarely in the middle at 141,000. By 2008, Hall 
County numbered itself among the four fastest-growing counties in the group, keeping apace with 
Cherokee, Henry and Forsyth Counties, 
while Richmond, Muscogee, Bibb, Hous-
ton and Clarke Counties experienced low-
to-no growth during the same period. Al-
though Hall County is a metropolitan area 
in its own right, it is notable that all four 
of the fast-growing counties in this group 
are ‘edge’ counties to the Atlanta Metro 
Area. It is expected that Hall County will 
continue to enjoy both the economic dy-
namo of its attraction to new jobs and 
residents, while benefitting from the con-
tinued expansion of Metro Atlanta. 

Hall County’s central city—Gainesville—
has also exhibited extraordinary growth 
over the decade. Focusing on the counties 
that, in 2000, had populations between 
23,000 (Duluth) and 36,000 (Rome), 
Gainesville ranked in sixth place out of 
the nine. By 2008, Gainesville had grown 
at such a pace that it ranked second only 
to Rome in total population (falling short 
of ‘first place’ by only 1%). Of all of the 
nine cities in this size bracket, none exhib-
ited a growth rate remotely approaching 
that of Gainesville, while only Dalton, 
Lawrenceville, Duluth and Peachtree City experienced any growth of significance at all. Again, the clear 
benefit of being located in proximity to the Atlanta Metro Area is evident, which, in Gainesville’s case, 
is furthered bolstered by the burgeoning Hall County economy itself. 

There are, of course, factors that lie beyond the control of Hall County and its cities that could affect fu-
ture growth and development in unanticipated ways. Principal among them are future water resources 
and wastewater discharge limitations, the national economy and world events, resolution of the financial 
crisis on lending practices and credit availability, decentralization of retail sales and work environments, 
and the directions that the recovery from the current recession will take with regard to housing produc-
tion, job creation and a globalized economy. It could be said, then, that the forecasts in this report as-
sume that past trends will ‘keep on going on’ after the impact of the recession has been accounted for. 
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Population and Housing 

Overview of the Methodology 

The methodology used to forecast housing and population growth out to 2040 proceeds generally along 
the following lines: 

1. A continuous stream of historic population and housing data is created from 1990 to 2008 based 
on annual population estimates by the Census Bureau (which involves rectifying the Bureau’s 
1991-1999 estimates to the 2000 actual census count), and on the number of housing units au-
thorized each year by building permits. 

2. The 1990-2008 historic data stream provides a basis for projecting population and housing out to 
2040 using regression analysis techniques that examine future growth proceeding as a straight 
line, a parabolic curve and an ‘ess’ curve. 

3. Projections are made for several scenarios – essentially ‘high,’ ‘medium’ and ‘low’ forecasts. 

4. The ‘most likely’ housing, household and population forecasts are chosen considering each his-
torical trend line projection and assumptions regarding the impact of the current recession on fu-
ture development. 

Summary: Population and Household Forecasts 

Table 1 shows the ‘most likely’ household forecasts developed in this report for each of the jurisdic-
tions: Hall County as a whole, each of the cities or parts of cities in the county, and the unincorporated 
area of the county (excluding all cities and parts of cities in the county).  

These forecasts are based on the ‘medium’ growth scenario discussed in more detail later in this section 
of the report. The forecasts from this ‘medium’ scenario were chosen as representing the ‘most likely’ 
effects of the current recession and housing slump on future economic and construction activity. Con-
sidering the tightening on credit qualification standards going forward, in combination with the indus-
try’s limitations on fully reorienting the housing price structure, the effects of the current recession are 
expected to be ameliorated but not overcome during the forecast horizon of 2040. Overall, the ‘medium’ 
growth scenario anticipates that the ‘losses’ in housing construction during the housing slump through 
2010 will never be recovered, and that meeting pent up demand through 2015 will be somewhat lower 
than both the ‘high’ and the ‘low’ scenarios. 

In contrast, the ‘low’ growth scenario assumes that Hall County’s economy will be permanently im-
paired by the recession and will never recover from the losses that have occurred and will occur as a re-
sult of the housing slump and recovery through 2015. On the other hand, the ‘high’ growth scenario as-
sumes that Hall County’s economy will rebound more quickly, will approach ‘normalcy’ by 2015 
through its ability to  meet pent up demand to a greater extent, will fully recover (by 2023) and will con-
tinue on to 2040 as though no recession ever occurred. 

Once the housing forecasts are prepared, the number of households (i.e., occupied housing units) is de-
termined, which, based on the average number of persons in each household, produces the ‘medium’ 
scenario population forecasts shown on Table 2.1 

                                                 
1 Note that, for the purposes of clarity, both charts are drawn on a logarithmic scale. 
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Table 1: Household Forecasts 2008-2040 
 

Hall County 
Total

Braselton 
(pt.)

Buford (pt.) Clermont
Flowery 
Branch

Gainesville
Gillsville 

(pt.)
Lula (pt.) Oakwood

Rest Haven 
(pt.)

Unincorpor- 
ated Area

2008 63,032      359           143           260           1,995        11,745      74            868           1,377        15            46,196      
2009 63,402      359           143           260           1,997        11,794      74            869           1,378        15            46,513      
2010 63,772      359           143           262           2,002        11,846      74            871           1,382        15            46,818      
2011 64,698      359           144           275           2,026        12,153      75            887           1,412        15            47,352      
2012 66,914      359           147           301           2,084        12,836      79            923           1,480        16            48,689      
2013 70,237      359           151           341           2,171        13,861      84            977           1,583        16            50,694      
2014 74,669      359           157           393           2,289        15,229      91            1,047        1,720        17            53,367      
2015 79,101      359           162           447           2,405        16,595      98            1,120        1,857        18            56,040      
2016 82,476      359           167           483           2,507        17,676      102           1,174        2,003        18            57,987      
2017 85,954      359           171           521           2,617        18,822      105           1,232        2,079        18            60,030      
2018 89,533      359           175           560           2,731        20,014      109           1,291        2,156        19            62,119      
2019 93,217      359           178           601           2,854        21,253      111           1,354        2,234        19            64,254      
2020 97,003      359           183           643           2,982        22,539      115           1,417        2,314        20            66,431      
2021 100,892    359           187           686           3,117        23,874      119           1,484        2,395        20            68,651      
2022 104,885    359           190           731           3,257        25,256      122           1,553        2,478        20            70,919      
2023 108,980    359           195           777           3,403        26,686      126           1,623        2,562        21            73,228      
2024 113,178    359           199           825           3,557        28,161      128           1,698        2,648        21            75,582      
2025 117,480    359           203           873           3,716        29,685      132           1,772        2,735        21            77,984      
2026 121,884    359           206           924           3,882        31,256      135           1,850        2,824        22            80,426      
2027 126,390    359           211           974           4,054        32,875      139           1,931        2,914        22            82,911      
2028 131,000    359           215           1,026        4,231        34,540      141           2,014        3,006        22            85,446      
2029 135,713    359           219           1,081        4,416        36,253      145           2,098        3,100        23            88,019      
2030 140,529    359           223           1,135        4,605        38,013      148           2,185        3,195        23            90,643      
2031 145,447    359           227           1,193        4,802        39,820      152           2,275        3,291        23            93,305      
2032 150,469    359           231           1,250        5,005        41,676      155           2,367        3,389        24            96,013      
2033 155,594    359           235           1,310        5,214        43,578      158           2,461        3,489        24            98,766      
2034 160,821    359           239           1,369        5,429        45,527      162           2,557        3,589        24            101,566    
2035 166,152    359           243           1,430        5,651        47,524      165           2,656        3,691        25            104,408    
2036 171,584    359           247           1,494        5,878        49,568      169           2,757        3,795        25            107,292    
2037 177,121    359           251           1,558        6,112        51,659      171           2,860        3,902        25            110,224    
2038 182,760    359           255           1,624        6,353        53,798      175           2,965        4,008        26            113,197    
2039 188,502    359           259           1,690        6,599        55,983      178           3,073        4,116        26            116,219    
2040 194,347    359           263           1,759        6,852        58,216      182           3,184        4,226        26            119,280    
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Table 2: Population Forecasts 2008-2040 
 

Hall County 
Total

Braselton 
(pt.)

Buford (pt.) Clermont
Flowery 
Branch

Gainesville
Gillsville 

(pt.)
Lula (pt.) Oakwood

Rest Haven 
(pt.)

Unincorp- 
orated Area

2008 184,814    1,010        402           782           3,990        35,655      183           2,260        4,390        41            136,101    
2009 185,244    1,006        401           779           3,979        35,676      182           2,255        4,378        41            136,547    
2010 185,667    1,003        399           782           3,975        35,706      182           2,252        4,375        41            136,952    
2011 187,695    999           401           818           4,008        36,497      184           2,285        4,454        41            138,008    
2012 193,433    996           407           892           4,107        38,404      193           2,368        4,651        42            141,373    
2013 203,039    996           419           1,010        4,278        41,458      205           2,506        4,973        43            147,151    
2014 215,080    992           434           1,159        4,493        45,372      221           2,675        5,382        45            154,307    
2015 227,029    988           446           1,314        4,702        49,250      237           2,851        5,788        47            161,406    
2016 236,716    988           460           1,419        4,900        52,447      247           2,987        6,242        47            166,979    
2017 245,811    985           469           1,525        5,096        55,639      253           3,124        6,455        48            172,217    
2018 256,046    985           480           1,640        5,318        59,157      263           3,273        6,693        49            178,188    
2019 266,582    985           488           1,759        5,557        62,813      268           3,432        6,935        50            184,295    
2020 276,407    981           500           1,875        5,784        66,368      276           3,579        7,157        51            189,836    
2021 287,489    981           511           2,000        6,046        70,293      286           3,748        7,406        51            196,167    
2022 298,867    981           519           2,132        6,317        74,357      293           3,921        7,662        52            202,633    
2023 310,536    981           533           2,265        6,599        78,562      303           4,099        7,921        53            209,220    
2024 322,498    981           544           2,405        6,897        82,901      308           4,287        8,187        54            215,934    
2025 334,756    981           555           2,545        7,205        87,383      317           4,474        8,456        55            222,785    
2026 347,305    981           563           2,694        7,527        92,004      324           4,671        8,731        56            229,754    
2027 360,145    981           576           2,839        7,861        96,767      334           4,875        9,009        57            236,846    
2028 373,281    981           587           2,991        8,204        101,665    339           5,084        9,293        58            244,079    
2029 386,711    981           598           3,151        8,562        106,706    348           5,297        9,583        58            251,427    
2030 400,434    981           609           3,309        8,929        111,883    356           5,516        9,877        59            258,915    
2031 415,949    985           622           3,490        9,344        117,624    367           5,764        10,210      60            267,483    
2032 430,311    985           633           3,657        9,739        123,107    374           5,998        10,514      61            275,243    
2033 444,967    985           644           3,832        10,146      128,724    381           6,236        10,824      62            283,133    
2034 459,915    985           655           4,005        10,564      134,481    391           6,478        11,134      63            291,159    
2035 476,876    988           669           4,198        11,036      140,887    399           6,753        11,492      64            300,390    
2036 492,467    988           680           4,387        11,479      146,946    409           7,011        11,816      65            308,686    
2037 510,187    992           693           4,590        11,979      153,697    415           7,299        12,192      66            318,264    
2038 526,430    992           704           4,785        12,451      160,063    425           7,566        12,525      67            326,852    
2039 544,916    996           718           4,997        12,980      167,162    434           7,871        12,908      68            336,782    
2040 561,812    996           729           5,202        13,477      173,831    444           8,155        13,253      69            345,656    
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Base Data: Population and Housing 1990-2008 

Establishing historic baselines (on which projections can be based) for past population and housing 
growth is essentially a four-step process: 

1. Create a continuous flow of annual population estimates based on Census Bureau data (which 
runs through 2008). 

2. Establish the annual increase in housing units based on permits issued through 2008. 

3. Determine the number of occupied housing units in each jurisdiction in each year based on occu-
pancy data interpolated from census benchmarks.  

4. Estimate applicable average household sizes in each jurisdiction based on countywide data and 
census benchmarks. 

Annual Population Growth 

As a first step in creating a continuous flow of population estimates prepared by the Bureau of the Cen-
sus each year between 1990 and 2008 (the latest published figures that include the cities), the estimates 
made during the 1990s first must be rectified to the ‘actual’ count in 2000.2 The methodology used to 
rectify the Census Bureau's annual population estimates for 1991 through 1999 with the actual 2000 
census July 1 estimate is shown on Table 3: Population Trends 1990-2000. As the years go by, Census 
Bureau estimates become ever more inaccurate until, when the next decennial census is taken, surprises 
occur. The top portion of Table 3 presents the annual July 1 Census estimates for the years 1991 through 
1999 (published in October of 1999), along with the 2000 ‘actual’ figure.3 The middle portion of the ta-
ble projects what the 2000 census estimate would have been, had those annual estimates for 1991-1999 
been correct. This figure is compared to the ‘actual’ 2000 census estimate and the variance between 
them is determined. This variance is then applied to the 1991-1999 estimates (as reported) to modify 
them to the ‘actual’ 2000 census. The bottom portion of the table presents the annual data, as rectified to 
the 2000 census. 

The rectified annual population data on the bottom portion of Table 3 are transferred to Table 4, to 
which are added the annual population estimates prepared by the Census Bureau for the years 2001 
through 2008. Table 4 is illustrated graphically on a chart, which uses a logarithmic scale (note the 
numbers along the left side) in order to more clearly show all jurisdictions. One side benefit of a loga-
rithmic scale is that the lines show the relative growth rates of each jurisdiction (as opposed to the nu-
meric increase) for comparison of which jurisdictions are growing at a faster percentage rate of increase 
than others. 

 

                                                 
2 The decennial census is conducted every ten years as of April 1. All of the Census Bureau’s annual estimates, however, are 
as of July 1. The estimates of the 1990s, therefore, are rectified against the Bureau’s estimate for July 1 in 2000 (three months 
after the actual census count). 
3 Braselton, which annexed land within Hall County in the 1990s, is not included in the Census Bureau’s estimates during 
that decade, and is therefore not included in Table 3. Census Bureau estimates of population for the portion of Braselton in 
Hall County begin in 2000 and are shown on Table 4.  
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Table 3: Population Trends 1990-2000 
 

2000
1990 1991 1992 1993 1994 1995 1996 1997 1998 1999 Census*

Hall County Total 95,984      98,317      99,964      102,610    105,598    108,791    112,170    115,821    119,334    123,290    140,913    
Buford (pt.) 173           176           178           185           190           198           209           216           224           229           296           
Clermont 411           411           411           415           419           428           442           456           462           473           515           
Flowery Branch 1,351        1,357        1,363        1,376        1,385        1,399        1,414        1,425        1,427        1,426        2,101        
Gainesville 17,830      17,900      17,930      18,072      18,464      18,745      18,878      19,275      19,814      20,470      26,503      
Gillsville (pt.) 71            73            75            76            79            81            83            86            86            89            167           
Lula (pt.) 1,093        1,105        1,114        1,136        1,157        1,172        1,188        1,205        1,226        1,256        1,415        
Oakwood 1,808        1,821        1,827        1,844        1,843        1,844        1,907        1,942        1,996        2,084        3,077        
Rest Haven (pt.) 29            29            29            32            32            32            35            35            37            38            38            

Yr 2000
1990 1991 1992 1993 1994 1995 1996 1997 1998 1999 2000 Divergence

Hall County Total 95,984      97,719      100,507    103,375    106,325    109,359    112,480    115,690    118,991    122,387    125,879    1.11943      
Buford (pt.) 173           175           181           187           194           200           207           214           222           229           237           1.24822      
Clermont 411           407           414           421           429           436           443           451           459           467           475           1.08485      
Flowery Branch 1,351        1,358        1,368        1,378        1,387        1,397        1,407        1,417        1,426        1,436        1,447        1.45244      
Gainesville 17,830      17,767      18,034      18,305      18,580      18,859      19,143      19,430      19,722      20,019      20,320      1.30430      
Gillsville (pt.) 71            73            75            77            79            81            83            85            87            89            92            1.82462      
Lula (pt.) 1,093        1,104        1,120        1,138        1,155        1,173        1,191        1,209        1,228        1,247        1,266        1.11769      
Oakwood 1,808        1,799        1,824        1,850        1,876        1,903        1,930        1,958        1,985        2,014        2,042        1.50674      
Rest Haven (pt.) 29            29            30            31            32            33            34            35            37            38            39            0.97387      

1990 1991 1992 1993 1994 1995 1996 1997 1998 1999 2000
Hall County Total 95,984      99,491      102,352    106,286    110,643    115,287    120,208    125,504    130,736    136,542    140,913    
Buford (pt.) 173           180           187           199           209           223           240           254           268           280           296           
Clermont 411           414           418           426           433           446           465           483           493           509           515           
Flowery Branch 1,351        1,418        1,486        1,563        1,636        1,715        1,798        1,876        1,944        2,007        2,101        
Gainesville 17,830      18,445      19,021      19,722      20,711      21,597      22,325      23,381      24,637      26,076      26,503      
Gillsville (pt.) 71            79            87            95            105           114           124           136           143           155           167           
Lula (pt.) 1,093        1,118        1,140        1,176        1,211        1,241        1,272        1,304        1,341        1,389        1,415        
Oakwood 1,808        1,913        2,012        2,124        2,217        2,311        2,487        2,631        2,805        3,034        3,077        
Rest Haven (pt.) 29            29            29            32            32            32            34            34            36            37            38            
Unincorporated Area 73,218      75,895      77,972      80,949      84,089      87,608      91,463      95,405      99,069      103,055    106,801    

Note: Braselton not included (portion annexed in county in 1990s). * All figures as of July 1 of year shown, including 2000.

Census Bureau Annual Estimates (7/1 of each year)*

Annual Census Estimates Projected to 2000 

Annual Census Estimates Rectified to 2000 Census
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Table 4: Population Estimates 1990-2008 

Hall County 
Total

Braselton 
(pt.)

Buford (pt.) Clermont
Flowery 
Branch

Gainesville
Gillsville 

(pt.)
Lula (pt.) Oakwood

Rest Haven 
(pt.)

Unincorp- 
orated Area

1990 95,984      173           411           1,351        17,830      71            1,093        1,808        29            73,218        
1991 99,491      180           414           1,418        18,445      79            1,118        1,913        29            75,895        
1992 102,352    187           418           1,486        19,021      87            1,140        2,012        29            77,972        
1993 106,286    199           426           1,563        19,722      95            1,176        2,124        32            80,949        
1994 110,643    209           433           1,636        20,711      105           1,211        2,217        32            84,089        
1995 115,287    223           446           1,715        21,597      114           1,241        2,311        32            87,608        
1996 120,208    240           465           1,798        22,325      124           1,272        2,487        34            91,463        
1997 125,504    254           483           1,876        23,381      136           1,304        2,631        34            95,405        
1998 130,736    268           493           1,944        24,637      143           1,341        2,805        36            99,069        
1999 136,542    280           509           2,007        26,076      155           1,389        3,034        37            103,055      
2000 140,913    159           296           515           2,101        26,503      167           1,415        3,077        38            106,801      
2001 146,962    164           301           547           2,155        28,072      168           1,465        3,107        39            110,943      
2002 151,968    169           312           583           2,207        28,577      169           1,495        3,304        39            115,113      
2003 156,194    173           318           616           2,230        30,087      170           1,560        3,448        39            117,552      
2004 160,053    177           318           640           2,236        30,855      170           1,612        3,521        39            120,483      
2005 165,621    448           328           695           2,311        32,261      176           1,805        3,759        40            124,042      
2006 172,391    789           343           730           3,383        33,436      178           1,981        3,924        40            128,150      
2007 180,175    885           384           765           3,966        34,818      182           2,184        4,063        40            133,517      
2008 184,814    944           402           782           3,991        35,668      183           2,261        4,392        40            136,151      

Notes: 1990 figures from 1990 Census.
1991 - 1999 estimates by US Bureau of the Census, as rectified to the 2000 Census, as of July 1 each year.
2000 - 2008 estimates by US Bureau of the Census, as of July 1 each year.

Population Estimates
(Logrithmic Scale)

10

100

1,000

10,000

100,000

1,000,000

1990 1991 1992 1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008

Hall County Total Braselton (pt.) Buford (pt.) Clermont

Flowery Branch Gainesville Gillsville (pt.) Lula (pt.)

Oakwood Rest Haven (pt.) Unincorporated Area
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Housing Supply 

Building permits issued by the various jurisdictions in the county that authorized the construction of new 
housing units in 1990 through 2008 are shown on Table 5: Housing Units Authorized by Building Per-
mits.4 As will be discussed later for forecasting purposes, the recent housing slump that began in earnest 
in 2006 is clearly evident and stands out graphically for the three example jurisdictions shown on the 
chart on the left under the table. Also clearly evident is that the vast majority of housing construction 
permitted between 1990 and 2008 occurred in the city of Gainesville and the unincorporated area of the 
county (amounting together to 92.5% of all permits issued) followed by the city of Flowery Branch at 
3.6%. The pie chart on the right under the table illustrates the number of housing units authorized by 
each jurisdiction over the 19 years shown. 

Also evident from Table 5, on a broader scale, is that the year 2000 represented a watershed in growth in 
the county as a whole, following a decade of ever-increasing housing construction. Following the peak 
of new housing permits issued in 1999, there are only two years out of the latest nine reported where the 
number of new housing units was higher than the preceding year (2002 and 2005), with the other seven 
showing a decline in construction activity. In the unincorporated area, every year after 1999 shows a de-
cline from the preceding year except 2005, which recorded a bare increase of about 1%. 

Although a certain number of housing units are issued building permits for construction each year, the 
‘net’ increase in the housing supply is usually less. A few units issued permits are often never built, 
while fires, voluntary demolitions and redevelopment also contribute to attrition.  

Table 6: Estimates of Net Housing Supply 1990-2008 shows how the net housing supply each year is 
calculated, in contrast to the total permits issued.5 For each jurisdiction, the number of housing units is-
sued permits each year is first added to the total number of units existing the previous year to determine 
the ‘gross’ housing supply based on permits only.6 Figures for the total number of housing units in exis-
tence in 1990 and 2000 are available from the census taken those years. As an example, note that based 
on the issuance of permits only, the ‘gross’ housing supply in the county in 2000 would have totaled 
52,279. However, the census that year counted only 51,046; the difference being those units removed 
from the housing supply during the decade. The calculation that in 2000 there were only in existence 
97.64% of the total units suggested by new construction alone represents an ‘adjustment factor’ against 
the ‘gross’ calculated housing supply. This adjustment factor is prorated across the 1991-1999 period to 
result in annual estimates of the ‘net’ housing units in existence for each of those years after attrition is 
accounted for.  

Following the known number of units in 2000, each subsequent year for each jurisdiction is calculated 
by adding the number of units issued permits to the preceding year total, and the adjustment figure is 
calculated against the ‘gross’ housing supply that would have otherwise been in existence with no attri-
tion. For the unincorporated area, the net housing supply is calculated as the net countywide total less 
the net in each of the incorporated areas. 

                                                 
4 The data source is the Census Bureau’s Building Permits Survey, to which jurisdictions self-report annually. The Hall 
County portions of Braselton, Buford, Gillsville and Rest Haven are not reported separately by the Census Bureau. 
5 With the exception of the Hall County portions of Braselton, Buford, Gillsville and Rest Haven, which are taken from Table 
8: Housing in Partial Jurisdictions 1990-2008. 
6 Although a simplification, this methodology assumes that all of the units issued permits in one year will be constructed, sold 
and occupied by July 1 of the following year. Permits not built are a component of attrition for calculating the net supply. 
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Table 5: Housing Units Authorized by Building Permits 

1990 1991 1992 1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008
Hall County Total        631        626        833     1,186     1,148     1,214     1,690     1,959     2,053     2,624     2,121     1,706     2,020     1,800     2,080     2,348     1,854     1,669        391 
Gainesville          32          33          47        270        119          86        334        418        424        889        572        147        547        421        470        352        280        275          43 
Unincorporated        592        582        773        904     1,017     1,071     1,323     1,468     1,542     1,709     1,505     1,445     1,255     1,243     1,222     1,238     1,225        968        303 
Clermont          -             1          -             2           3           5           7           1           9           9          12          14          15          11          15          13          10           7 -       
Flowery Branch           1           1           1           1           2           2           2           2          -            -             7        101          62        250        609        231        359 45        
Lula           5           4          10           9           6           6          11          18          22          17          22          12          34          27          67          76          76          34 -       
Oakwood           1           5           2          -             1          44          13          52          56          -            10          81          68          36          56          60          32          26 -       

1990

1991

1992

1993

1994

1995

1996

1997

1998

1999

2000

2001

2002

2003

2004

2005

2006

2007

2008

-

500

1,000

1,500

2,000

2,500

3,000

Housing Units Authorized by Building Permits: 
1990-2008

Gainesville Unincorporated Hall County Total

Total Housing Units:
1990-2008

Gainesville Unincorporated Clermont

Flowery Branch Lula Oakwood
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Table 6: Estimates of Net Housing Supply 1990-2008 
 

Housing 
Units 

Permitted

Gross 
Housing 
Supply

Adjustment 
Factor

Net 
Housing 
Supply

Housing 
Units 

Permitted

Gross 
Housing 
Supply

Adjustment 
Factor

Net 
Housing 
Supply

Housing 
Units 

Permitted

Gross 
Housing 
Supply

Adjustment 
Factor

Net 
Housing 
Supply

Housing 
Units 

Permitted

Gross 
Housing 
Supply

Adjustmen
t Factor

Net 
Housing 
Supply

1990          631      38,315 100.00%      38,315 1990           -   161       100.00% 161       1990             1 575         100.00% 575       1990          32      7,651 100.00%      7,651 
1991          626      38,946 99.76%      38,854 1991              1          161 98.59%          159 1991              1          576 103.97%          599 1991           33       7,683 98.81%       7,592 
1992          833      39,572 99.53%      39,385 1992            -            162 97.17%          157 1992              1          577 107.94%          623 1992           47       7,716 97.62%       7,532 
1993       1,186      40,405 99.29%      40,119 1993              2          162 95.76%          155 1993              1          578 111.91%          647 1993         270       7,763 96.43%       7,486 
1994       1,148      41,591 99.06%      41,199 1994              3          164 94.34%          155 1994              2          579 115.88%          671 1994         119       8,033 95.24%       7,650 
1995       1,214      42,739 98.82%      42,235 1995              5          167 92.93%          155 1995              2          581 119.85%          696 1995           86       8,152 94.05%       7,667 
1996       1,690      43,953 98.58%      43,331 1996              7          172 91.52%          157 1996              2          583 123.82%          722 1996         334       8,238 92.85%       7,649 
1997       1,959      45,643 98.35%      44,889 1997              1          179 90.10%          161 1997              2          585 127.79%          748 1997         418       8,572 91.66%       7,857 
1998       2,053      47,602 98.11%      46,704 1998              9          180 88.69%          160 1998            -            587 131.75%          773 1998         424       8,990 90.47%       8,133 
1999       2,624      49,655 97.88%      48,601 1999              9          189 87.27%          165 1999            -            587 135.72%          797 1999         889       9,414 89.28%       8,405 
2000       2,121      52,279 97.64% 51,046    2000           12         198 85.86% 170       2000           -           587 139.69% 820       2000        572    10,303 88.09%      9,076 
2001       1,706      54,400 97.73%      53,167 2001            14          210 86.67%          182 2001              7          587 139.69%          820 2001         147     10,875 88.72%       9,648 
2002       2,020      56,106 97.80%      54,873 2002            15          224 87.50%          196 2002          101          594 139.23%          827 2002         547     11,022 88.87%       9,795 
2003       1,800      58,126 97.88%      56,893 2003            11          239 88.28%          211 2003            62          695 133.53%          928 2003         421     11,569 89.39%     10,342 
2004       2,080      59,926 97.94%      58,693 2004            15          250 88.80%          222 2004          250          757 130.78%          990 2004         470     11,990 89.77%     10,763 
2005       2,348      62,006 98.01%      60,773 2005            13          265 89.43%          237 2005          609       1,007 123.14%       1,240 2005         352     12,460 90.15%     11,233 
2006       1,854      64,354 98.08%      63,121 2006            10          278 89.93%          250 2006          231       1,616 114.42%       1,849 2006         280     12,812 90.42%     11,585 
2007       1,669      66,208 98.14%      64,975 2007              7          288 90.28%          260 2007          359       1,847 112.62%       2,080 2007         275     13,092 90.63%     11,865 
2008 391              67,877 98.18%      66,644 2008            -            295 90.51%          267 2008            45       2,206 110.56%       2,439 2008           43     13,367 90.82%     12,140 

Housing 
Units 

Permitted

Gross 
Housing 
Supply

Adjustment 
Factor

Net 
Housing 
Supply

Housing 
Units 

Permitted

Gross 
Housing 
Supply

Adjustment 
Factor

Net 
Housing 
Supply

Braselton 
(pt.)

Buford 
(pt.)

Gillsville 
(pt.)

Rest 
Haven (pt.)

Housing 
Units 

Permitted

Gross 
Housing 
Supply

Adjustmen
t Factor

Net 
Housing 
Supply

1990              5 441         100.00% 441         1990             1 686       100.00% 686       1990 -         66           33            13           1990        592 28,689  100.00% 28,689  
1991              4          446 100.66%          449 1991              5          687 102.77%          706 1991 -         68           36            13           1991         582     29,281 99.84% 29,233    
1992            10          450 101.31%          456 1992              2          692 105.53%          730 1992 -         71           40            13           1992         773     29,863 99.66% 29,763    
1993              9          460 101.97%          469 1993            -            694 108.30%          752 1993 -         75           44            14           1993         904     30,636 99.48% 30,478    
1994              6          469 102.62%          481 1994              1          694 111.07%          771 1994 -         79           48            14           1994      1,017     31,540 99.33% 31,330    
1995              6          475 103.28%          491 1995            44          695 113.84%          791 1995 -         85           53            14           1995      1,071     32,557 99.16% 32,283    
1996            11          481 103.93%          500 1996            13          739 116.60%          862 1996 -         91           57            15           1996      1,323     33,628 98.96% 33,278    
1997            18          492 104.59%          515 1997            52          752 119.37%          898 1997 -         96           63            15           1997      1,468     34,951 98.82% 34,537    
1998            22          510 105.25%          537 1998            56          804 122.14%          982 1998 -         102         66            16           1998      1,542     36,419 98.67% 35,935    
1999            17          532 105.90%          563 1999            -            860 124.91%       1,074 1999 -         106         72            16           1999      1,709     37,961 98.53% 37,403    
2000            22          549 106.56% 585         2000           10         860 127.67% 1,098    2000 65           112         77            17           2000     1,505    39,670 98.38% 39,026  
2001            12          571 106.30%          607 2001            81          870 127.36%       1,108 2001 67           114         78            17           2001      1,445     41,175 98.42% 40,526    
2002            34          583 106.17%          619 2002            68          951 125.03%       1,189 2002 69           118         78            17           2002      1,255     42,620 98.46% 41,965    
2003            27          617 105.83%          653 2003            36       1,019 123.36%       1,257 2003 70           121         78            17           2003      1,243     43,875 98.50% 43,216    
2004            67          644 105.59%          680 2004            56       1,055 122.56%       1,293 2004 72           121         78            17           2004      1,222     45,118 98.53% 44,457    
2005            76          711 105.06%          747 2005            60       1,111 121.42%       1,349 2005 182         124         81            18           2005      1,238     46,340 98.32% 45,562    
2006            76          787 104.57%          823 2006            32       1,171 120.32%       1,409 2006 321         130         82            18           2006      1,225     47,578 98.06% 46,654    
2007            34          863 104.17%          899 2007            26       1,203 119.78%       1,441 2007 360         146         84            18           2007         968     48,803 97.99% 47,822    
2008            -            897 104.01%          933 2008 -               1,229 119.37%       1,467 2008 384         152         84            18           2008         295     49,771 97.97% 48,760    

1 Unincorporated area excludes all cities and parts of cities in the county.

Lula Partial City Areas-HUs

Hall County Total Clermont Flowery Branch

Oakwood

Gainesville

Unincorporated Area
1
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Historic Household Estimates 

Estimates of the number of households (i.e., occupied housing units) and estimates of average household 
sizes for each year in the 1990-2008 base line period are done separately for two groups of jurisdictions: 
those for which housing occupancy data is available from the decennial censuses (Table 7) and those 
partial city areas for which only population estimates are available from the Census Bureau (Table 8). 

For the first group, the net housing supply figures from Table 6 are inserted into Table 7: Estimates of 
Occupied Housing Units 1990-2008. The number of occupied housing units is calculated, based on the 
total number of units and the occupancy rate applicable to each year (i.e., the number of units not va-
cant). For each jurisdiction, the occupancy rate reported in the 1990 census is compared to the same data 
from the 2000 census. In all cases, the rate improved; this improvement is prorated across the 1991-1999 
period and the resulting annual occupancy rates are multiplied times the total number of units to estimate 
the number actually occupied in each year. This process is extended forward to 2008 using the same oc-
cupancy rate annual increment (except for Oakwood). The ‘partial city areas-occupied HUs’ figures are 
taken from Table 8, and the number of occupied housing units in the unincorporated area is calculated 
by subtracting all city figures from the countywide total.  

Dividing the population figures (taken from Table 4) for each year by the number of occupied housing 
units (i.e., households) yields the average household size for that year. 

For the second group, only the annual population estimates are known specifically for the portion of 
each city lying within Hall County. These figures (taken from Table 4) are inserted into Table 8: Hous-
ing in Partial Jurisdictions 1990-2008, along with average household size and occupancy rate data for 
each city as a whole reported in the decennial censuses. The total housing units in each city portion 
within Hall County is calculated by dividing the number of Hall County residents in the city by the aver-
age household size in the city. The number of occupied housing units is estimated by multiplying the 
total housing units in the Hall County portion times the citywide occupancy rate, and the average house-
hold size is determined by dividing the population by the number of occupied housing units (i.e., house-
holds). 

Historic Baseline for Population and Housing Growth 

As discussed in the next section, below, the housing unit data are used as the baseline trend data for the 
housing forecasts to 2040, on which the population forecasts are based. 

Table 9: Base Data: Total Housing Units 1990-2008 summarizes the total number of housing units for 
Hall County as a whole, for each jurisdiction (or portion of a jurisdiction) within Hall County, and for 
the unincorporated area, as shown on Table 6 and Table 8, for each year between 1990 and 2008. 
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Table 7: Estimates of Occupied Housing Units 1990-2008 
 

Net 
Housing 
Supply

Occupied 
Housing 

Units
Population

Average 
Household 

Size

Net 
Housing 
Supply

Occupied 
Housing 

Units
Population

Average 
Household 

Size

Net 
Housing 
Supply

Occupied 
Housing 

Units
Population

Average 
Household 

Size

Net 
Housing 
Supply

Occupied 
Housing 

Units
Population

Average 
Household 

Size
1990 38,315    34,721    95,984    2.76 1990         161 147       411       2.80 1990         575 526        1,351     2.57 1990 7,651    6,940    17,830  2.57
1991 38,854    36,150    99,491    2.75 1991          159 151         414         2.74 1991          599 512         1,418      2.77 1991 7,592      7,166      18,445    2.57
1992 39,385    36,731    102,352  2.79 1992          157 150         418         2.79 1992          623 530         1,486      2.80 1992 7,532      7,135      19,021    2.67
1993 40,119    37,503    106,286  2.83 1993          155 148         426         2.88 1993          647 546         1,563      2.86 1993 7,486      7,116      19,722    2.77
1994 41,199    38,603    110,643  2.87 1994          155 149         433         2.91 1994          671 563         1,636      2.91 1994 7,650      7,299      20,711    2.84
1995 42,235    39,667    115,287  2.91 1995          155 150         446         2.97 1995          696 581         1,715      2.95 1995 7,667      7,340      21,597    2.94
1996 43,331    40,792    120,208  2.95 1996          157 152         465         3.06 1996          722 598         1,798      3.01 1996 7,649      7,349      22,325    3.04
1997 44,889    42,358    125,504  2.96 1997          161 157         483         3.08 1997          748 615         1,876      3.05 1997 7,857      7,575      23,381    3.09
1998 46,704    44,173    130,736  2.96 1998          160 156         493         3.16 1998          773 633         1,944      3.07 1998 8,133      7,869      24,637    3.13
1999 48,601    46,074    136,542  2.96 1999          165 161         509         3.16 1999          797 647         2,007      3.10 1999 8,405      8,160      26,076    3.20
2000 51,046    47,381    140,913  2.97 2000         170         161 515       3.20 2000         820         706 2,101     2.98 2000 9,076    8,537    26,503  3.10
2001 53,167    49,467    146,962  2.97 2001          182 173         547         3.16 2001          820 702         2,155      3.07 2001 9,648      9,107      28,072    3.08
2002 54,873    51,175    151,968  2.97 2002          196 187         583         3.12 2002          827 703         2,207      3.14 2002 9,795      9,279      28,577    3.08
2003 56,893    53,184    156,194  2.94 2003          211 202         616         3.05 2003          928 784         2,230      2.84 2003 10,342    9,832      30,087    3.06
2004 58,693    54,996    160,053  2.91 2004          222 213         640         3.00 2004          990 831         2,236      2.69 2004 10,763    10,268    30,855    3.00
2005 60,773    57,078    165,621  2.90 2005          237 228         695         3.05 2005       1,240 1,034      2,311      2.24 2005 11,233    10,754    32,261    3.00
2006 63,121    59,422    172,391  2.90 2006          250 242         730         3.02 2006       1,849 1,532      3,383      2.21 2006 11,585    11,130    33,436    3.00
2007 64,975    61,311    180,175  2.94 2007          260 252         765         3.04 2007       2,080 1,712      3,966      2.32 2007 11,865    11,439    34,818    3.04
2008 66,644    63,032    184,814  2.93 2008          267 260         782         3.01 2008       2,439 1,995      3,991      2.00 2008 12,140    11,745    35,668    3.04

Occupied: 1990 90.62% Occupied: 1990 91.30% Occupied: 1990 91.48% Occupied: 1990 90.71%
2000 92.82% 2000 94.71% 2000 86.10% 2000 94.06%

Annual increment 0.00220  Annual increment 0.00340  Annual increment (0.00538) Annual increment 0.00335  

Net 
Housing 
Supply

Occupied 
Housing 

Units
Population

Average 
Household 

Size

Net 
Housing 
Supply

Occupied 
Housing 

Units
Population

Average 
Household 

Size
Braselton 

(pt.)
Buford 

(pt.)
Gillsville 

(pt.)
Rest 

Haven (pt.)

Net 
Housing 
Supply

Occupied 
Housing 

Units
Population

Average 
Household 

Size
1990          441 388         1,093      2.82 1990         686 590       1,808    3.06 1990 -         62           29           11           1990 28,689  26,028  73,218  2.81
1991          449 396         1,118      2.82 1991          706 613         1,913      3.12 1991 -         64           32           11           1991 29,233    27,205    75,895    2.79
1992          456 404         1,140      2.82 1992          730 640         2,012      3.14 1992 -         67           35           11           1992 29,763    27,759    77,972    2.81
1993          469 417         1,176      2.82 1993          752 664         2,124      3.20 1993 -         70           39           12           1993 30,478    28,491    80,949    2.84
1994          481 429         1,211      2.82 1994          771 687         2,217      3.23 1994 -         74           42           12           1994 31,330    29,348    84,089    2.87
1995          491 438         1,241      2.83 1995          791 712         2,311      3.25 1995 -         80           47           12           1995 32,283    30,307    87,608    2.89
1996          500 448         1,272      2.84 1996          862 782         2,487      3.18 1996 -         85           50           13           1996 33,278    31,315    91,463    2.92
1997          515 463         1,304      2.82 1997          898 822         2,631      3.20 1997 -         90           55           13           1997 34,537    32,568    95,405    2.93
1998          537 484         1,341      2.77 1998          982 907         2,805      3.09 1998 -         96           58           14           1998 35,935    33,956    99,069    2.92
1999          563 510         1,389      2.72 1999       1,074 1,000      3,034      3.03 1999 -         99           63           14           1999 37,403    35,420    103,055  2.91
2000          585          531 1,415      2.66 2000      1,098      1,031 3,077    2.98 2000 61           105         68           14           2000 39,026  36,167  106,801 2.95
2001          607 553         1,465      2.65 2001       1,108 1,040      3,107      2.99 2001 63           107         68           14           2001 40,526    37,640    110,943  2.95
2002          619 565         1,495      2.65 2002       1,189 1,116      3,304      2.96 2002 65           111         68           14           2002 41,965    39,067    115,113  2.95
2003          653 598         1,560      2.61 2003       1,257 1,180      3,448      2.92 2003 65           114         68           14           2003 43,216    40,327    117,552  2.91
2004          680 625         1,612      2.58 2004       1,293 1,214      3,521      2.90 2004 67           114         68           14           2004 44,457    41,582    120,483  2.90
2005          747 688         1,805      2.62 2005       1,349 1,267      3,759      2.97 2005 170         116         71           15           2005 45,562    42,735    124,042  2.90
2006          823 761         1,981      2.60 2006       1,409 1,323      3,924      2.97 2006 300         122         72           15           2006 46,654    43,925    128,150  2.92
2007          899 834         2,184      2.62 2007       1,441 1,353      4,063      3.00 2007 337         137         74           15           2007 47,822    45,158    133,517  2.96
2008          933 868         2,261      2.60 2008       1,467 1,377      4,392      3.19 2008 359         143         74           15           2008 48,760    46,196    136,151  2.95

Occupied: 1990 87.98% Occupied: 1990 86.01% Occupied: 1990 90.72%
2000 90.77% 2000 93.90% 2000 92.67%

Annual increment 0.00279  Annual increment 0.00789  Annual increment 0.00195  

Oakwood

Clermont Flowery BranchHall County Total Gainesville

Unincorporated AreaLula Partial City Areas-Occupied HUs
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Table 8: Housing in Partial Jurisdictions 1990-2008 
 

Population
Total 

Housing 
Units

Occupied 
Housing 

Units

Net 
Average 
HH Size

Population
Total 

Housing 
Units

Occupied 
Housing 

Units

Net 
Average 
HH Size

1990 -         1990         173 66          62           2.79
1991 -         1991         180 68          64           2.81
1992 -         1992         187 71          67           2.79
1993 -         1993         199 75          70           2.84
1994 -         1994         209 79          74           2.82
1995 -         1995         223 85          80           2.79
1996 -         1996         240 91          85           2.82
1997 -         1997         254 96          90           2.82
1998 -         1998         268 102       96           2.79
1999 -         1999         280 106       99           2.83
2000 159         65           61          2.61 2000         296 112       105         2.82
2001 164         67           63          2.60 2001         301 114       107         2.81
2002 169         69           65          2.60 2002         312 118       111         2.81
2003 173         70           65          2.66 2003         318 121       114         2.79
2004 177         72           67          2.64 2004         318 121       114         2.79
2005 448         182         170        2.64 2005         328 124       116         2.83
2006 789         321         300        2.63 2006         343 130       122         2.81
2007 885         360         337        2.63 2007         384 146       137         2.80
2008 944         384         359         2.63 2008         402 152       143         2.81

Citywide: 1990 2000 Citywide: 1990 2000
Gross Average Household Size n/a 2.46        Gross Average Household Size 2.39        2.64        

Occupancy Rate n/a 93.48% Occupancy Rate 88.80% 93.82%

Population
Total 

Housing 
Units

Occupied 
Housing 

Units

Net 
Average 
HH Size

Population
Total 

Housing 
Units

Occupied 
Housing 

Units

Net 
Average 
HH Size

1990            71 33           29          2.45 1990 29         13          11           2.64
1991            79 36           32          2.47 1991 29         13          11           2.64
1992            87 40           35          2.49 1992 29         13          11           2.64
1993            95 44           39          2.44 1993 32         14          12           2.67
1994          105 48           42          2.50 1994 32         14          12           2.67
1995          114 53           47          2.43 1995 32         14          12           2.67
1996          124 57           50          2.48 1996 34         15          13           2.62
1997          136 63           55          2.47 1997 34         15          13           2.62
1998          143 66           58          2.47 1998 36         16          14           2.57
1999          155 72           63          2.46 1999 37         16          14           2.64
2000          167 77           68          2.46 2000 38         17          14           2.71
2001          168 78           68          2.47 2001 39         17          14           2.79
2002          169 78           68          2.49 2002 39         17          14           2.79
2003          170 78           68          2.50 2003 39         17          14           2.79
2004          170 78           68          2.50 2004 39         17          14           2.79
2005          176 81           71          2.48 2005 40         18          15           2.67
2006          178 82           72          2.47 2006 40         18          15           2.67
2007          182 84           74          2.46 2007 40         18          15           2.67
2008          183 84           74          2.47 2008 40         18          15           2.67

Citywide: 1990 2000 Citywide: 1990 2000
Gross Average Household Size 1.98        2.17        Gross Average Household Size 2.63        2.25        

Occupancy Rate 84.21% 87.78% Occupancy Rate 92.54% 85.07%

Braselton (pt.) Buford (pt.)

Gillsville (pt.) Rest Haven (pt.)
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Table 9: Base Data: Total Housing Units 1990-2008 
 
 

Hall County 
Total

Braselton 
(pt.)

Buford (pt.) Clermont
Flowery 
Branch

Gainesville
Gillsville 

(pt.)
Lula (pt.) Oakwood

Rest Haven 
(pt.)

Unincorp- 
orated Area

1990 38,315      66            161           575           7,651        33            441           686           13            28,689      
1991 38,854      68            159           599           7,592        36            449           706           13            29,233      
1992 39,385      71            157           623           7,532        40            456           730           13            29,763      
1993 40,119      75            155           647           7,486        44            469           752           14            30,478      
1994 41,199      79            155           671           7,650        48            481           771           14            31,330      
1995 42,235      85            155           696           7,667        53            491           791           14            32,283      
1996 43,331      91            157           722           7,649        57            500           862           15            33,278      
1997 44,889      96            161           748           7,857        63            515           898           15            34,537      
1998 46,704      102           160           773           8,133        66            537           982           16            35,935      
1999 48,601      106           165           797           8,405        72            563           1,074        16            37,403      
2000 51,046      65            112           170           820           9,076        77            585           1,098        17            39,026      
2001 53,167      67            114           182           820           9,648        78            607           1,108        17            40,526      
2002 54,873      69            118           196           827           9,795        78            619           1,189        17            41,965      
2003 56,893      70            121           211           928           10,342      78            653           1,257        17            43,216      
2004 58,693      72            121           222           990           10,763      78            680           1,293        17            44,457      
2005 60,773      182           124           237           1,240        11,233      81            747           1,349        18            45,562      
2006 63,121      321           130           250           1,849        11,585      82            823           1,409        18            46,654      
2007 64,975      360           146           260           2,080        11,865      84            899           1,441        18            47,822      
2008 66,644      384           152           267           2,439        12,140      84            933           1,467        18            48,760      

Total Housing Units
(Logrithmic Scale)

10

100

1,000

10,000

100,000

1990 1991 1992 1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008

Hall County Total Braselton (pt.) Buford (pt.) Clermont

Flowery Branch Gainesville Gillsville (pt.) Lula (pt.)

Oakwood Rest Haven (pt.) Unincorporated Area
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Population and Housing Forecasts 

The methodology used in preparing population and housing forecasts for the county as a whole and each 
jurisdiction involves the following steps: 

1. A ‘baseline’ housing forecast is established that represents the growth that would have been ex-
pected in each focus area based on past trends if the current recession and housing slump had 
never occurred. 

2. Growth scenarios are devised that reflect different assumptions about future growth, including 
the impact of the current recession on future housing production, pent up demand for housing 
and the extent to which this demand will be met during the recovery years, and the effect of 
mortgage credit restrictions on future housing construction. 

3. The growth scenarios are translated into forecasts of housing units for each jurisdiction through 
2040, in comparison and contrast to the baseline forecasts. 

4. Population forecasts are prepared based on the estimated number of occupied housing units in 
each focus area in each future year to 2040, and the average number of people living in each oc-
cupied unit. 

Trend Analysis 

Appendix A presents trend line analyses of past housing growth in each jurisdiction. While this is a 
mathematical exercise, the results are informative in identifying the ‘type’ of projections that are realis-
tic for each jurisdiction based on past experience. 

As a first step, 1st, 2nd and 3rd order regressions are prepared for the county as a whole, each of the cities 
or parts of cities in the county, and the unincorporated area. The 1st, 2nd and 3rd order regressions pro-
duce straight line, parabola and ‘ess’ curve functions, respectively, and project the trend line data out to 
2040.  

The annual housing unit data for each jurisdiction7 summarized on Table 9 are used as the historic trend 
line data in calculating the mathematical regressions and projecting the trends to 2040. The year 1992 
was chosen instead of 1990 as the beginning year for the two regression sets analyzed because the early 
years of the decade were experiencing a mild recession. This ‘dip’ in housing construction at the begin-
ning of the analysis period would have thrown the regression curves off trying to account for the non-
continuous data stream. 

Two time periods were analyzed to create baseline data streams against which ‘high,’ ‘medium’ and 
‘low’ forecasts could be prepared. The regressions created and the results obtained are presented in Ap-
pendix A of this report; the regression process itself is explained in Appendix B. 

In all cases, the patterns of historic growth create ‘ess’ curve projections that have the highest correla-
tions to the data stream, but are highly spurious since they result in negative numbers well before 2040 
or are generated by unusual spurts in permitting in the last two-to-three years of the data stream. For 
each of the jurisdictions, the straight line projections in most cases have the poorest correlation to the 
data (except for the small incorporated parts of Buford, Gillsville and Rest Haven), reflecting the fact 

                                                 
7 Except Braselton, discussed later. 
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that the historic data lines are curved lines, not straight lines. In most of the jurisdictions, the parabolic 
curves result in the ‘best fit’ to the historic trends, reflecting the underlying growth pattern over the past 
13-15 year periods. 
 

Forecast Scenarios 

As noted above, three ‘scenarios’ have been created to guide the data analysis and the housing and popu-
lation forecasts to 2040. The parameters of the scenarios are summarized as follows: 

 

‘High’ Growth Scenario ‘Medium’ Growth Scenario ‘Low’ Growth Scenario 

 Housing unit construction during 
2009 and 2010 will mirror the 
number of permits issued in 2008 
and 2009, respectively. 

 The current housing slump will 
begin to turn around in 2011, but 
housing construction will not re-
turn to ‘normal’ until 2015. 

 Pent up demand for housing dur-
ing the current slump will drive an 
acceleration in construction in the 
short term. 

 Over time, housing construction 
will completely overcome the ef-
fects of the current recession and 
will return to the pace of growth 
set by the baseline projection, 
achieving the same ultimate level 
of growth as would otherwise be 
expected. 

 Housing unit construction during 
2009 and 2010 will mirror the 
number of permits issued in 2008 
and 2009, respectively. 

 The current housing slump will 
begin to turn around in 2011, but 
housing construction will not re-
turn to ‘normal’ until 2015. 

 Pent up demand for new housing 
during the current slump will not 
be made up in the short run due 
to mortgage credit restrictions. 
New standards for credit-
worthiness will be addressed 
somewhat by housing cost ad-
justments. 

 In the long run, the effect on the 
housing industry of the current 
recession will never be fully over-
come; the number of potential 
new units ‘lost’ to the recession 
years through 2010 will never be 
replaced. 

 By 2040, the total number of 
housing units will reflect the 
baseline projection, minus the 
‘lost’ units during the recession 
and recovery years. 

 Housing unit construction during 
2009 and 2010 will mirror the 
number of permits issued in 2008 
and 2009, respectively. 

 The effect of the current reces-
sion will be felt more strongly and 
for more years. 

 The current housing slump will 
begin to turn around in 2011, but 
housing construction will never 
return to the pace of growth re-
flected in the 1992-2005 baseline 
period. 

 Pent up demand will create a 
moderate ‘bounce’ in construc-
tion, but in the long run new 
credit-worthiness standards will 
restrict the number of eligible 
buyers to a greater extent than 
price reductions can resolve. 

 By 2040, the greater impact of 
the recession and recovery years 
will be reflected in the lowest 
number of total units. 

 

Alternate Housing Forecasts 

The tables at the end of this section show the results of the housing forecasts to 2040 under each of the 
scenarios described above. 

For each of the jurisdictions, the projections shown under the ‘baseline’ column are drawn directly from 
the regressions for the 1992-2005 period (see Appendix A). The portion of Braselton in Hall County is 
the exception. All of the growth in this portion of Braselton has resulted from the annexation of land into 
the county. Since further annexation would merely convert unincorporated land into incorporated land, 
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the new growth that would occur outside the current city limits would be the same, whether or not it is 
annexed into Braselton. For the purposes of allocating future growth to the TAZs, which transcend po-
litical boundaries, the number of housing units within the Hall portion of Braselton in 2008 is kept static 
throughout the forecast period. This is not to suggest that Braselton will not grow, but that the TAZ 
within which this portion of Braselton is located will reflect a certain amount of future growth without 
regard to whether or not that growth comes to be located within Braselton through future annexation. 

Under each of the scenarios (‘high,’ ‘medium’ and ‘low’), the number of housing units in 20088 are 
drawn from Table 6, while the estimated number of units in 2009 and 2010 is calculated under the as-
sumption that the same number of net new units issued permits in the preceding year will have com-
pleted constructed by the following year.  

For the ‘high’ scenario for each of the focus areas, a ‘raw’ data stream is first created by assuming that 
the baseline growth stream will be achieved in 2015, and that the years 2011-2014 will phase in the re-
covery from the current recession between the 2010 estimate and the 2015 baseline figure. This ‘raw’ 
data stream is then subjected to regression analysis to ‘smooth’ the projection. In most cases, the 2nd or-
der (parabolic) curve created the most realistic fit to the data. The smoothed regression line initiates in 
2011 for each jurisdiction. The figures shown under the ‘high’ column on each table, then, represent a 
combination of the ‘known’ figures for 2008, 2009 and 2010, the smoothing of the ‘raw’ data stream, 
and a transitional calculation for 2011-2014 linking the two. 

Over the forecast period, the ‘high’ scenario returns to the level of growth established by the baseline 
well ahead of the forecast horizon and achieves the same overall level of growth by 2040 that would 
have occurred without regard to the current recession.  

The ‘medium’ scenario is based on the ‘high’ scenario, but assumes that all of the new housing units that 
were assumed by the baseline projection during the recession period were not built and will never be 
built. This ‘lost’ number of units in each jurisdiction is calculated as the difference between the 2010 
baseline projection and the ‘actual’ estimate for 2010 based on current building permit levels. 

Finally, the ‘low’ scenario is prepared following the same methodology as described for the ‘high’ sce-
nario above, but is based on a different set of regressions. As discussed in Appendix A, the second re-
gression period examined is 1992-2007. As can be seen on Table 5, the current downturn in building 
permit activity began to slump during 2006 and 2007, before crashing in 2008. Thus, using the data set 
through 2007 has the effect of ‘extending’ the impact of the current recession for many years into the 
future (compared to the ‘normal growth’ pace of the baseline projection, which in large part ignores the 
current recession and housing market collapse). 

   

                                                 
8 The number of units in any given year is calculated as the number of units in the previous year plus the number of new units 
authorized by building permits in that year. Thus, the number of units for 2009 reflects the number of units permitted in 2008. 
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Table 10: Alternate Housing Forecasts – Hall County 2008-2040 
 
 
 

Baseline High Medium Low
2008 69,054    66,644    66,644    66,644    
2009 71,860    67,035    67,035    67,035    
2010 74,775    67,234    67,426    67,426    
2011 77,799    68,732    68,405    72,186    
2012 80,932    71,729    70,748    75,446    
2013 84,173    76,224    74,262    78,770    
2014 87,524    82,218    78,948    82,158    
2015 90,983    88,211    83,634    85,611    
2016 94,551    92,215    87,202    89,128    
2017 98,228    96,297    90,879    92,709    
2018 102,013  100,458  94,664    96,354    
2019 105,908  104,698  98,559    100,063  
2020 109,911  109,017  102,562  103,837  
2021 114,023  113,415  106,674  107,674  
2022 118,244  117,892  110,895  111,576  
2023 122,574  122,448  115,225  115,542  
2024 127,013  127,084  119,664  119,573  
2025 131,561  131,797  124,212  123,667  
2026 136,217  136,590  128,868  127,826  
2027 140,982  141,462  133,633  132,049  
2028 145,856  146,413  138,507  136,336  
2029 150,839  151,443  143,490  140,687  
2030 155,931  156,552  148,582  145,103  
2031 161,131  161,740  153,782  149,582  
2032 166,440  167,007  159,091  154,126  
2033 171,859  172,353  164,510  158,734  
2034 177,386  177,777  170,037  163,407  
2035 183,022  183,281  175,673  168,143  
2036 188,766  188,864  181,417  172,944  
2037 194,620  194,525  187,271  177,809  
2038 200,582  200,266  193,233  182,738  
2039 206,653  206,086  199,304  187,731  
2040 212,833  211,984  205,484  192,789  
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Table 11: Alternate Housing Forecasts -- Buford (pt) 2008-2040 

Baseline High Medium Low
2008 142       152       152       152       
2009 147       152       152       152       
2010 151       152       152       152       
2011 155       154       154       153       
2012 160       157       157       155       
2013 164       161       161       158       
2014 168       167       167       162       
2015 173       173       173       165       
2016 177       178       178       168       
2017 181       182       182       170       
2018 186       186       186       173       
2019 190       190       190       175       
2020 194       195       195       177       
2021 199       199       199       179       
2022 203       203       203       182       
2023 207       208       208       184       
2024 212       212       212       186       
2025 216       216       216       187       
2026 220       220       220       189       
2027 225       225       225       191       
2028 229       229       229       193       
2029 233       233       233       194       
2030 238       238       238       196       
2031 242       242       242       197       
2032 246       246       246       199       
2033 251       250       250       200       
2034 255       255       255       202       
2035 259       259       259       203       
2036 264       263       263       204       
2037 268       268       268       205       
2038 272       272       272       206       
2039 277       276       276       207       
2040 281       280       280       208       
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Table 12: Alternate Housing Forecasts -- Clermont 2008-2040 

Baseline High Medium Low
2008 294         267         267         267         
2009 316         267         267         267         
2010 340         268         268         268         
2011 366         282         282         280         
2012 393         309         309         303         
2013 421         349         349         339         
2014 452         403         403         386         
2015 483         457         457         433         
2016 517         495         495         466         
2017 552         534         534         501         
2018 589         574         574         536         
2019 627         616         616         573         
2020 667         659         659         611         
2021 709         703         703         650         
2022 752         749         749         691         
2023 797         796         796         732         
2024 843         845         845         775         
2025 892         894         894         819         
2026 941         945         945         864         
2027 993         998         998         911         
2028 1,046      1,051      1,051      958         
2029 1,100      1,106      1,106      1,007      
2030 1,156      1,163      1,163      1,057      
2031 1,214      1,220      1,220      1,108      
2032 1,274      1,279      1,279      1,160      
2033 1,335      1,339      1,339      1,214      
2034 1,397      1,401      1,401      1,268      
2035 1,462      1,464      1,464      1,324      
2036 1,528      1,528      1,528      1,381      
2037 1,595      1,594      1,594      1,439      
2038 1,664      1,661      1,661      1,499      
2039 1,735      1,729      1,729      1,559      
2040 1,807      1,799      1,799      1,621      
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Table 13: Alternate Housing Forecasts -- Flowery Branch 2008-2040 

Baseline High Medium Low
2008 2,044      2,439      2,439      2,320      
2009 2,142      2,439      2,439      2,380      
2010 2,246      2,439      2,439      2,442      
2011 2,356      2,474      2,474      2,503      
2012 2,472      2,545      2,545      2,566      
2013 2,595      2,651      2,651      2,629      
2014 2,724      2,793      2,793      2,692      
2015 2,860      2,935      2,935      2,756      
2016 3,001      3,060      3,060      2,821      
2017 3,149      3,193      3,193      2,886      
2018 3,303      3,334      3,334      2,952      
2019 3,464      3,482      3,482      3,018      
2020 3,631      3,638      3,638      3,085      
2021 3,804      3,801      3,801      3,152      
2022 3,983      3,972      3,972      3,220      
2023 4,169      4,150      4,150      3,288      
2024 4,361      4,336      4,336      3,357      
2025 4,560      4,530      4,530      3,426      
2026 4,764      4,731      4,731      3,496      
2027 4,975      4,940      4,940      3,567      
2028 5,192      5,156      5,156      3,638      
2029 5,416      5,380      5,380      3,710      
2030 5,646      5,612      5,612      3,782      
2031 5,882      5,851      5,851      3,855      
2032 6,124      6,097      6,097      3,928      
2033 6,373      6,352      6,352      4,002      
2034 6,628      6,613      6,613      4,076      
2035 6,889      6,883      6,883      4,151      
2036 7,157      7,160      7,160      4,226      
2037 7,431      7,444      7,444      4,302      
2038 7,711      7,736      7,736      4,379      
2039 7,997      8,036      8,036      4,456      
2040 8,290      8,343      8,343      4,534      
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Table 14: Alternate Housing Forecasts – Gainesville 2008-2040 

Baseline High Medium Low
2008 13,468    12,140    12,140    12,140    
2009 14,256    12,183    12,183    12,183    
2010 15,093    12,201    12,201    12,201    
2011 15,979    12,683    12,552    12,564    
2012 16,913    13,648    13,254    13,290    
2013 17,896    15,094    14,307    14,378    
2014 18,927    17,023    15,711    15,830    
2015 20,007    18,952    17,115    17,281    
2016 21,136    20,252    18,244    18,269    
2017 22,314    21,590    19,422    19,285    
2018 23,540    22,963    20,648    20,327    
2019 24,815    24,374    21,923    21,397    
2020 26,138    25,821    23,246    22,494    
2021 27,510    27,305    24,618    23,619    
2022 28,931    28,826    26,039    24,770    
2023 30,401    30,383    27,509    25,949    
2024 31,919    31,977    29,027    27,154    
2025 33,486    33,607    30,594    28,387    
2026 35,101    35,274    32,209    29,648    
2027 36,766    36,978    33,874    30,935    
2028 38,478    38,719    35,586    32,250    
2029 40,240    40,496    37,348    33,592    
2030 42,050    42,310    39,158    34,961    
2031 43,909    44,160    41,017    36,357    
2032 45,816    46,047    42,924    37,780    
2033 47,773    47,971    44,881    39,231    
2034 49,777    49,932    46,885    40,709    
2035 51,831    51,929    48,939    42,214    
2036 53,933    53,963    51,041    43,746    
2037 56,084    56,033    53,192    45,305    
2038 58,283    58,140    55,391    46,892    
2039 60,531    60,284    57,639    48,506    
2040 62,828    62,464    59,936    50,147    
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Table 15: Alternate Housing Forecasts -- Gillsville (pt) 2008-2040 

Baseline High Medium Low
2008 97         84         84         84         
2009 100       84         84         84         
2010 103       84         84         84         
2011 107       86         86         86         
2012 110       90         90         89         
2013 113       96         96         94         
2014 116       104       104       101       
2015 120       112       112       108       
2016 123       116       116       111       
2017 126       120       120       114       
2018 130       124       124       117       
2019 133       127       127       121       
2020 136       131       131       124       
2021 140       135       135       127       
2022 143       139       139       131       
2023 146       143       143       134       
2024 150       146       146       137       
2025 153       150       150       141       
2026 156       154       154       144       
2027 159       158       158       147       
2028 163       161       161       150       
2029 166       165       165       154       
2030 169       169       169       157       
2031 173       173       173       160       
2032 176       177       177       164       
2033 179       180       180       167       
2034 183       184       184       170       
2035 186       188       188       174       
2036 189       192       192       177       
2037 193       195       195       180       
2038 196       199       199       183       
2039 199       203       203       187       
2040 202       207       207       190       
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Table 16: Alternate Housing Forecasts -- Lula (pt) 2008-2040 

Baseline High Medium Low
2008 845         933         933         933         
2009 889         933         933         933         
2010 935         933         933         933         
2011 983         952         952         940         
2012 1,034      990         990         954         
2013 1,087      1,048      1,048      974         
2014 1,143      1,125      1,125      1,002      
2015 1,200      1,201      1,201      1,029      
2016 1,261      1,260      1,260      1,054      
2017 1,323      1,321      1,321      1,078      
2018 1,388      1,385      1,385      1,102      
2019 1,455      1,451      1,451      1,127      
2020 1,524      1,520      1,520      1,151      
2021 1,596      1,591      1,591      1,176      
2022 1,670      1,664      1,664      1,200      
2023 1,746      1,740      1,740      1,225      
2024 1,825      1,819      1,819      1,249      
2025 1,906      1,900      1,900      1,274      
2026 1,989      1,983      1,983      1,298      
2027 2,075      2,069      2,069      1,322      
2028 2,163      2,157      2,157      1,347      
2029 2,253      2,248      2,248      1,371      
2030 2,346      2,341      2,341      1,396      
2031 2,441      2,437      2,437      1,420      
2032 2,538      2,535      2,535      1,445      
2033 2,638      2,636      2,636      1,469      
2034 2,740      2,739      2,739      1,493      
2035 2,844      2,844      2,844      1,518      
2036 2,951      2,952      2,952      1,542      
2037 3,060      3,063      3,063      1,567      
2038 3,171      3,176      3,176      1,591      
2039 3,285      3,291      3,291      1,616      
2040 3,401      3,409      3,409      1,640      
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Table 17: Alternate Housing Forecasts -- Oakwood 2008-2040 

Baseline High Medium Low
2008 1,552     1,467     1,467     1,467     
2009 1,619     1,467     1,467     1,467     
2010 1,687     1,467     1,467     1,467     
2011 1,757     1,503     1,503     1,497     
2012 1,829     1,576     1,576     1,558     
2013 1,902     1,684     1,684     1,650     
2014 1,977     1,829     1,829     1,772     
2015 2,053     1,973     1,973     1,893     
2016 2,131     2,064     2,131     1,969     
2017 2,211     2,156     2,211     2,045     
2018 2,292     2,248     2,292     2,122     
2019 2,375     2,341     2,375     2,198     
2020 2,459     2,435     2,459     2,275     
2021 2,545     2,529     2,545     2,352     
2022 2,633     2,624     2,633     2,429     
2023 2,722     2,720     2,722     2,507     
2024 2,813     2,816     2,813     2,585     
2025 2,906     2,914     2,906     2,663     
2026 3,000     3,012     3,000     2,741     
2027 3,095     3,110     3,095     2,820     
2028 3,192     3,210     3,192     2,899     
2029 3,291     3,310     3,291     2,978     
2030 3,392     3,411     3,392     3,057     
2031 3,494     3,512     3,494     3,137     
2032 3,598     3,615     3,598     3,217     
2033 3,703     3,718     3,703     3,297     
2034 3,810     3,821     3,810     3,378     
2035 3,918     3,926     3,918     3,458     
2036 4,028     4,031     4,028     3,539     
2037 4,140     4,137     4,140     3,620     
2038 4,253     4,243     4,253     3,702     
2039 4,368     4,350     4,368     3,783     
2040 4,485     4,458     4,485     3,865     
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Table 18: Alternate Housing Forecasts -- Rest Haven (pt) 2008-2040 

Baseline High Medium Low
2008 19           18           18           18           
2009 19           18           18           18           
2010 20           18           18           18           
2011 20           18           18           18           
2012 21           19           19           19           
2013 21           19           19           19           
2014 21           20           20           20           
2015 22           21           21           21           
2016 22           21           21           21           
2017 22           22           22           21           
2018 23           22           22           22           
2019 23           23           23           22           
2020 23           23           23           22           
2021 24           23           23           23           
2022 24           24           24           23           
2023 24           24           24           24           
2024 25           25           25           24           
2025 25           25           25           24           
2026 26           25           25           25           
2027 26           26           26           25           
2028 26           26           26           25           
2029 27           27           27           26           
2030 27           27           27           26           
2031 27           27           27           26           
2032 28           28           28           27           
2033 28           28           28           27           
2034 28           28           28           28           
2035 29           29           29           28           
2036 29           29           29           28           
2037 29           30           30           29           
2038 30           30           30           29           
2039 30           30           30           29           
2040 30           31           31           30           
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Table 19: Alternate Housing Forecasts -- Unincorporated Area 2008-2040 
 
 
 
 

Baseline High Medium Low
2008 51,459   48,760   48,760   48,760   
2009 53,227   49,063   49,063   49,063   
2010 55,042   49,243   49,243   49,243   
2011 56,904   50,912   49,941   50,437   
2012 58,812   52,580   51,338   51,630   
2013 60,767   55,918   53,432   54,018   
2014 62,769   60,723   56,225   57,201   
2015 64,817   62,668   59,018   59,097   
2016 66,912   65,112   61,113   60,893   
2017 69,054   67,578   63,255   62,696   
2018 71,243   70,066   65,444   64,506   
2019 73,478   72,577   67,679   66,321   
2020 75,760   75,110   69,961   68,143   
2021 78,088   77,665   72,289   69,971   
2022 80,463   80,243   74,664   71,805   
2023 82,885   82,843   77,086   73,645   
2024 85,354   85,465   79,555   75,492   
2025 87,869   88,110   82,070   77,345   
2026 90,431   90,778   84,632   79,204   
2027 93,040   93,467   87,241   81,069   
2028 95,695   96,179   89,896   82,941   
2029 98,397   98,913   92,598   84,818   
2030 101,146 101,670 95,347   86,703   
2031 103,941 104,449 98,142   88,593   
2032 106,783 107,251 100,984 90,489   
2033 109,672 110,075 103,873 92,392   
2034 112,607 112,921 106,808 94,301   
2035 115,590 115,789 109,791 96,217   
2036 118,618 118,680 112,819 98,138   
2037 121,694 121,594 115,895 100,066 
2038 124,816 124,529 119,017 102,000 
2039 127,985 127,487 122,186 103,940 
2040 131,201 130,468 125,402 105,886 
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Rectification of Housing Forecasts 

Up to this point of the report, housing forecasts have been prepared for each jurisdiction in isolation 
from each other. As would be expected, the sum of the projected housing units among all of the cities 
and the unincorporated area often do not equal exactly the total for the county as a whole. For the ‘me-
dium’ forecast, for instance, the sum of the parts differed from the countywide total by as much as 93 
units too low (in 2016) to 883 units too high (in 2040)—a variance range of -0.11% to +0.45%. 

To remedy this situation, the housing forecasts for the cities and the unincorporated area for each year 
are compared to the countywide total, and are proportionally increased or decreased as necessary to 
equal the countywide total for that year. This assures that, when the household and population data are 
disaggregated to the TAZs, the TAZ totals will not exceed the countywide totals. 

The following three tables present the rectified housing forecasts that result from the methodology de-
scribed above. 

 

Table 20: Rectification of High Housing Forecasts 

Hall 
County 
Total

Braselton 
(pt.)

Buford 
(pt.)

Clermont
Flowery 
Branch

Gainesville
Gillsville 

(pt.)
Lula (pt.) Oakwood

Rest 
Haven (pt.)

Unincorp- 
orated 
Area

2008 66,644    384         152         267         2,439      12,140    84           933         1,467      18           48,760    
2009 67,035    384         152         267         2,441      12,191    84           934         1,468      18           49,096    
2010 67,234    384         152         268         2,441      12,209    84           934         1,468      18           49,276    
2011 68,732    384         154         279         2,449      12,551    86           942         1,488      18           50,381    
2012 71,729    384         157         306         2,525      13,540    90           983         1,563      19           52,162    
2013 76,224    384         161         344         2,611      14,862    96           1,032      1,658      19           55,057    
2014 82,218    384         167         392         2,715      16,546    104         1,093      1,777      20           59,020    
2015 88,211    384         173         454         2,913      18,809    112         1,192      1,958      21           62,195    
2016 92,215    384         178         491         3,036      20,092    116         1,250      2,048      21           64,599    
2017 96,297    384         182         530         3,167      21,415    120         1,311      2,138      22           67,028    
2018 100,458  384         186         570         3,306      22,774    124         1,374      2,229      22           69,489    
2019 104,698  384         190         611         3,453      24,172    127         1,439      2,322      23           71,977    
2020 109,017  384         195         654         3,608      25,609    131         1,507      2,415      23           74,491    
2021 113,415  384         199         698         3,770      27,084    135         1,578      2,508      23           77,036    
2022 117,892  384         203         743         3,940      28,597    139         1,651      2,603      24           79,608    
2023 122,448  384         208         790         4,118      30,149    143         1,727      2,699      24           82,206    
2024 127,084  384         212         838         4,304      31,741    146         1,805      2,796      25           84,833    
2025 131,797  384         216         888         4,498      33,369    150         1,886      2,893      25           87,488    
2026 136,590  384         220         939         4,699      35,037    154         1,970      2,991      25           90,171    
2027 141,462  384         225         991         4,909      36,745    158         2,056      3,091      26           92,877    
2028 146,413  384         229         1,045      5,126      38,492    161         2,145      3,191      26           95,614    
2029 151,443  384         233         1,100      5,351      40,277    165         2,236      3,292      27           98,378    
2030 156,552  384         238         1,157      5,584      42,101    169         2,330      3,394      27           101,168  
2031 161,740  384         242         1,215      5,825      43,965    173         2,426      3,497      27           103,986  
2032 167,007  384         246         1,274      6,074      45,867    177         2,525      3,600      28           106,832  
2033 172,353  384         250         1,335      6,330      47,809    180         2,627      3,705      28           109,705  
2034 177,777  384         255         1,397      6,595      49,791    184         2,731      3,810      28           112,602  
2035 183,281  384         259         1,461      6,867      51,812    188         2,838      3,917      29           115,526  
2036 188,864  384         263         1,526      7,148      53,872    192         2,947      4,024      29           118,479  
2037 194,525  384         268         1,592      7,436      55,971    195         3,059      4,132      30           121,458  
2038 200,266  384         272         1,660      7,732      58,110    199         3,174      4,241      30           124,464  
2039 206,086  384         276         1,729      8,037      60,288    203         3,291      4,351      30           127,497  
2040 211,984  384         280         1,800      8,349      62,506    207         3,411      4,461      31           130,555  
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Table 21: Rectification of Medium Housing Forecasts 
 

 

Hall 
County 
Total

Braselton 
(pt.)

Buford 
(pt.)

Clermont
Flowery 
Branch

Gainesville
Gillsville 

(pt.)
Lula (pt.) Oakwood

Rest 
Haven (pt.)

Unincorp- 
orated 
Area

2008 66,644    384         152         267         2,439      12,140    84           933         1,467      18           48,760    
2009 67,035    384         152         267         2,441      12,191    84           934         1,468      18           49,096    
2010 67,426    384         152         269         2,448      12,244    84           936         1,472      18           49,419    
2011 68,405    384         154         282         2,477      12,563    86           953         1,504      18           49,984    
2012 70,748    384         157         309         2,548      13,270    90           992         1,577      19           51,402    
2013 74,262    384         161         350         2,656      14,332    96           1,050      1,687      19           53,527    
2014 78,948    384         167         404         2,800      15,749    104         1,127      1,833      20           56,360    
2015 83,634    384         173         459         2,943      17,165    112         1,205      1,979      21           59,193    
2016 87,202    384         178         496         3,067      18,286    116         1,263      2,136      21           61,255    
2017 90,879    384         182         535         3,202      19,473    120         1,325      2,217      22           63,419    
2018 94,664    384         186         576         3,343      20,708    124         1,389      2,299      22           65,633    
2019 98,559    384         190         618         3,493      21,992    127         1,456      2,382      23           67,894    
2020 102,562  384         195         661         3,650      23,325    131         1,525      2,468      23           70,200    
2021 106,674  384         199         706         3,815      24,708    135         1,597      2,555      23           72,552    
2022 110,895  384         203         752         3,987      26,140    139         1,671      2,643      24           74,952    
2023 115,225  384         208         799         4,167      27,621    143         1,747      2,733      24           77,399    
2024 119,664  384         212         848         4,355      29,150    146         1,827      2,825      25           79,892    
2025 124,212  384         216         898         4,550      30,729    150         1,908      2,918      25           82,434    
2026 128,868  384         220         950         4,753      32,357    154         1,992      3,013      25           85,020    
2027 133,633  384         225         1,002      4,963      34,034    158         2,079      3,110      26           87,652    
2028 138,507  384         229         1,056      5,181      35,759    161         2,168      3,208      26           90,335    
2029 143,490  384         233         1,112      5,407      37,535    165         2,259      3,308      27           93,060    
2030 148,582  384         238         1,168      5,640      39,358    169         2,353      3,409      27           95,836    
2031 153,782  384         242         1,227      5,881      41,231    173         2,450      3,512      27           98,655    
2032 159,091  384         246         1,286      6,130      43,153    177         2,549      3,617      28           101,521  
2033 164,510  384         250         1,347      6,386      45,125    180         2,650      3,723      28           104,437  
2034 170,037  384         255         1,409      6,650      47,144    184         2,754      3,831      28           107,398  
2035 175,673  384         259         1,472      6,921      49,213    188         2,860      3,940      29           110,407  
2036 181,417  384         263         1,537      7,200      51,331    192         2,969      4,051      29           113,461  
2037 187,271  384         268         1,603      7,487      53,498    195         3,080      4,164      30           116,562  
2038 193,233  384         272         1,671      7,781      55,714    199         3,194      4,278      30           119,710  
2039 199,304  384         276         1,739      8,083      57,978    203         3,310      4,394      30           122,907  
2040 205,484  384         280         1,809      8,393      60,292    207         3,429      4,511      31           126,148  



May 14, 2010 32 Population and Housing  

 

Table 22: Rectification of Low Housing Forecasts 
 

Hall 
County 
Total

Braselton 
(pt.)

Buford 
(pt.)

Clermont
Flowery 
Branch

Gainesville
Gillsville 

(pt.)
Lula (pt.) Oakwood

Rest 
Haven (pt.)

Unincorp- 
orated 
Area

2008 66,644    384         152         267         2,324      12,162    84           935         1,470      18           48,848    
2009 67,035    384         152         267         2,384      12,202    84           934         1,469      18           49,141    
2010 67,426    384         152         269         2,450      12,244    84           936         1,472      18           49,417    
2011 72,186    384         153         293         2,625      13,176    86           986         1,570      18           52,895    
2012 75,446    384         155         323         2,730      14,140    89           1,015      1,658      19           54,933    
2013 78,770    384         158         358         2,775      15,180    94           1,029      1,742      19           57,031    
2014 82,158    384         162         399         2,781      16,354    101         1,035      1,830      20           59,092    
2015 85,611    384         165         446         2,838      17,793    108         1,060      1,950      21           60,846    
2016 89,128    384         168         483         2,919      18,904    111         1,090      2,038      21           63,010    
2017 92,709    384         170         521         3,001      20,054    114         1,121      2,127      21           65,196    
2018 96,354    384         173         561         3,084      21,240    117         1,152      2,217      22           67,404    
2019 100,063  384         175         602         3,169      22,466    121         1,183      2,308      22           69,633    
2020 103,837  384         177         645         3,254      23,730    124         1,215      2,400      22           71,886    
2021 107,674  384         179         689         3,340      25,033    127         1,246      2,493      23           74,160    
2022 111,576  384         182         736         3,428      26,374    131         1,278      2,587      23           76,453    
2023 115,542  384         184         783         3,517      27,755    134         1,310      2,682      24           78,769    
2024 119,573  384         186         833         3,607      29,174    137         1,342      2,777      24           81,109    
2025 123,667  384         187         884         3,698      30,634    141         1,374      2,874      24           83,467    
2026 127,826  384         189         937         3,790      32,134    144         1,407      2,971      25           85,845    
2027 132,049  384         191         991         3,883      33,673    147         1,439      3,070      25           88,246    
2028 136,336  384         193         1,047      3,977      35,253    150         1,472      3,169      25           90,666    
2029 140,687  384         194         1,105      4,072      36,874    154         1,505      3,269      26           93,104    
2030 145,103  384         196         1,165      4,168      38,534    157         1,538      3,370      26           95,565    
2031 149,582  384         197         1,226      4,266      40,235    160         1,572      3,472      26           98,044    
2032 154,126  384         199         1,289      4,364      41,977    164         1,605      3,574      27           100,543  
2033 158,734  384         200         1,354      4,464      43,761    167         1,639      3,678      27           103,060  
2034 163,407  384         202         1,420      4,564      45,586    170         1,672      3,782      28           105,599  
2035 168,143  384         203         1,488      4,666      47,452    174         1,706      3,887      28           108,155  
2036 172,944  384         204         1,558      4,769      49,359    177         1,740      3,993      28           110,732  
2037 177,809  384         205         1,630      4,872      51,308    180         1,774      4,100      29           113,327  
2038 182,738  384         206         1,704      4,977      53,300    183         1,809      4,208      29           115,938  
2039 187,731  384         207         1,779      5,083      55,333    187         1,843      4,316      29           118,570  
2040 192,789  384         208         1,856      5,190      57,409    190         1,878      4,425      30           121,219  
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Alternate Forecasts—Households 

The number of households in each jurisdiction is based on the number of occupied housing units, since 
the terms are coterminous (one household occupies one housing unit, and vice versa). This is accom-
plished by applying an ‘occupancy rate’ (the percentage of all units that are occupied) to the total num-
ber of housing units to calculate the number that are occupied.  

Occupancy rates vary by jurisdiction and, in all cases, represent the estimated rate for 2008. Most are 
calculated from Table 7: Estimates of Occupied Housing Units 1990-2008, by dividing the occupied 
housing unit estimates by the net housing supply figures for each jurisdiction in 2008. For the portions 
of Braselton, Buford, Gillsville and Rest Haven (the ‘partial jurisdictions’ shown on Table 8: Housing in 
Partial Jurisdictions 1990-2008), the citywide figures from the 2000 Census are used as the best avail-
able resource.9  

Table 23 shows the ‘raw’ conversion of the number of housing units to households for the baseline re-
gression and for each of the three scenarios, for the county as a whole and for each jurisdiction, from 
2008 to 2040. Braselton, of course, is not shown on the table since all of the scenarios for the portion of 
the city in Hall County do not vary, but the same methodology is used for calculating the number of 
households and the results are shown on summary tables elsewhere in this report. 

The ‘raw’ number of households calculated separately for each city or portion of a city in the county and 
for the unincorporated area are then ‘rectified’ to the countywide total. This operation is conducted using 
a methodology identical to that used for rectifying the housing forecasts for each scenario (shown on 
Table 20, Table 21 and Table 22 in the preceding section of this report) and are therefore not reproduced 
here. The results are shown on Table 24: Alternate Household Forecasts—Rectified, below.  

 

                                                 
9 Because of the very small number of housing units in the ‘partial jurisdictions,’ the use of the 2000 occupancy rates instead 
of an estimated 2008 rate will have little affect on the forecasts as a whole or on the allocations to TAZs. 
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Table 23: Alternate Household Forecasts: Raw 
Hall County Occupancy Rate: 94.58% Buford (pt.) Occupancy Rate: 93.82% Clermont Occupancy Rate: 97.38% Flowery Branch Occupancy Rate: 81.80% Gainesville Occupancy Rate: 96.75%

Baseline High Medium Low Baseline High Medium Low Baseline High Medium Low Baseline High Medium Low Baseline High Medium Low
2008 65,311   63,032   63,032   63,032   2008 133       143       143       143       2008 286       260       260       260       2008 1,672     1,995     1,995     1,901     2008 13,030   11,745   11,745   11,766   
2009 67,965   63,402   63,402   63,402   2009 137       143       143       143       2009 308       260       260       260       2009 1,752     1,997     1,997     1,950     2009 13,792   11,794   11,794   11,805   
2010 70,722   63,590   63,772   63,772   2010 142       143       143       143       2010 331       261       262       262       2010 1,837     1,997     2,002     2,004     2010 14,602   11,812   11,846   11,846   
2011 73,582   65,007   64,698   68,274   2011 146       144       144       144       2011 356       272       275       285       2011 1,927     2,003     2,026     2,147     2011 15,459   12,143   12,154   12,747   
2012 76,546   67,841   66,914   71,357   2012 150       147       147       145       2012 382       298       301       315       2012 2,022     2,065     2,084     2,233     2012 16,363   13,099   12,838   13,680   
2013 79,611   72,093   70,237   74,501   2013 154       151       151       148       2013 410       335       341       349       2013 2,123     2,136     2,172     2,270     2013 17,314   14,378   13,866   14,686   
2014 82,780   77,762   74,669   77,705   2014 158       157       157       152       2014 440       382       393       389       2014 2,228     2,221     2,290     2,275     2014 18,311   16,008   15,237   15,822   
2015 86,052   83,430   79,101   80,971   2015 162       162       162       155       2015 471       442       447       434       2015 2,339     2,383     2,407     2,321     2015 19,356   18,197   16,607   17,214   
2016 89,426   87,217   82,476   84,297   2016 166       167       167       158       2016 503       478       483       470       2016 2,455     2,483     2,509     2,388     2016 20,448   19,438   17,691   18,289   
2017 92,904   91,078   85,954   87,684   2017 170       171       171       159       2017 538       516       521       507       2017 2,576     2,590     2,619     2,455     2017 21,588   20,718   18,839   19,402   
2018 96,484   95,013   89,533   91,132   2018 174       175       175       162       2018 573       555       561       546       2018 2,702     2,704     2,734     2,523     2018 22,774   22,033   20,034   20,549   
2019 100,168 99,024   93,217   94,640   2019 178       178       178       164       2019 611       595       602       586       2019 2,833     2,824     2,857     2,592     2019 24,008   23,386   21,276   21,735   
2020 103,954 103,108 97,003   98,209   2020 182       183       183       166       2020 650       637       644       628       2020 2,970     2,951     2,986     2,662     2020 25,288   24,776   22,566   22,958   
2021 107,843 107,268 100,892 101,838 2021 186       187       187       168       2021 690       680       687       671       2021 3,112     3,084     3,121     2,732     2021 26,615   26,203   23,904   24,218   
2022 111,835 111,502 104,885 105,529 2022 190       190       190       171       2022 732       724       732       717       2022 3,258     3,223     3,261     2,804     2022 27,990   27,667   25,289   25,516   
2023 115,931 115,812 108,980 109,280 2023 194       195       195       173       2023 776       769       778       762       2023 3,410     3,368     3,408     2,877     2023 29,412   29,168   26,722   26,852   
2024 120,129 120,196 113,178 113,092 2024 198       199       199       175       2024 821       816       826       811       2024 3,567     3,520     3,562     2,950     2024 30,880   30,708   28,202   28,225   
2025 124,431 124,654 117,480 116,964 2025 203       203       203       175       2025 868       865       874       861       2025 3,730     3,679     3,722     3,025     2025 32,396   32,283   29,729   29,637   
2026 128,834 129,187 121,884 120,898 2026 207       206       206       177       2026 917       914       925       912       2026 3,897     3,844     3,888     3,100     2026 33,959   33,897   31,304   31,088   
2027 133,341 133,795 126,390 124,892 2027 211       211       211       179       2027 967       965       976       965       2027 4,069     4,015     4,060     3,176     2027 35,570   35,549   32,927   32,577   
2028 137,951 138,478 131,000 128,947 2028 215       215       215       181       2028 1,018     1,018     1,028     1,020     2028 4,247     4,193     4,238     3,253     2028 37,226   37,240   34,596   34,106   
2029 142,664 143,235 135,713 133,062 2029 219       219       219       182       2029 1,071     1,071     1,083     1,076     2029 4,430     4,377     4,423     3,331     2029 38,931   38,967   36,314   35,674   
2030 147,480 148,067 140,529 137,239 2030 223       223       223       184       2030 1,126     1,127     1,137     1,134     2030 4,618     4,567     4,613     3,409     2030 40,682   40,731   38,077   37,280   
2031 152,398 152,974 145,447 141,475 2031 227       227       227       185       2031 1,182     1,183     1,195     1,194     2031 4,811     4,765     4,810     3,489     2031 42,480   42,535   39,889   38,926   
2032 157,419 157,955 150,469 145,773 2032 231       231       231       187       2032 1,240     1,241     1,252     1,255     2032 5,009     4,968     5,014     3,570     2032 44,325   44,375   41,749   40,611   
2033 162,545 163,012 155,594 150,131 2033 235       235       235       188       2033 1,300     1,300     1,312     1,319     2033 5,213     5,178     5,223     3,651     2033 46,219   46,253   43,657   42,337   
2034 167,772 168,142 160,821 154,551 2034 239       239       239       190       2034 1,361     1,360     1,372     1,383     2034 5,421     5,394     5,439     3,733     2034 48,157   48,171   45,610   44,103   
2035 173,102 173,347 166,152 159,030 2035 243       243       243       190       2035 1,423     1,423     1,433     1,449     2035 5,635     5,617     5,661     3,817     2035 50,145   50,126   47,612   45,908   
2036 178,535 178,628 171,584 163,571 2036 247       247       247       191       2036 1,487     1,486     1,497     1,517     2036 5,854     5,847     5,889     3,901     2036 52,178   52,119   49,661   47,753   
2037 184,072 183,982 177,121 168,172 2037 251       251       251       192       2037 1,553     1,550     1,561     1,587     2037 6,078     6,082     6,124     3,985     2037 54,259   54,150   51,757   49,639   
2038 189,711 189,412 182,760 172,834 2038 255       255       255       193       2038 1,621     1,616     1,627     1,659     2038 6,307     6,324     6,365     4,071     2038 56,387   56,219   53,901   51,566   
2039 195,453 194,916 188,502 177,556 2039 259       259       259       194       2039 1,689     1,684     1,693     1,732     2039 6,542     6,574     6,612     4,158     2039 58,561   58,326   56,092   53,533   
2040 201,298 200,495 194,347 182,340 2040 263       263       263       195       2040 1,760     1,753     1,762     1,807     2040 6,781     6,829     6,865     4,245     2040 60,784   60,472   58,330   55,541   

Gillsville (pt.) Occupancy Rate: 87.78% Lula (pt.) Occupancy Rate: 93.03% Oakwood Occupancy Rate: 93.87% Rest Haven (pt.) Occupancy Rate: 85.07% Unincorporated Occupancy Rate: 94.74%

Baseline High Medium Low Baseline High Medium Low Baseline High Medium Low Baseline High Medium Low Baseline High Medium Low
2008 85         74         74         74         2008 786       868       868       870       2008 1,457     1,377     1,377     1,380     2008 16         15         15         15         2008 48,753   46,196   46,196   46,279   
2009 88         74         74         74         2009 827       869       869       869       2009 1,520     1,378     1,378     1,379     2009 17         15         15         15         2009 50,428   46,514   46,514   46,557   
2010 91         74         74         74         2010 870       869       871       871       2010 1,584     1,378     1,382     1,382     2010 17         15         15         15         2010 52,148   46,685   46,820   46,818   
2011 94         75         75         75         2011 915       876       887       917       2011 1,650     1,397     1,412     1,474     2011 17         15         15         15         2011 53,912   47,732   47,356   50,114   
2012 96         79         79         78         2012 962       915       923       944       2012 1,717     1,467     1,480     1,556     2012 17         16         16         16         2012 55,719   49,419   48,699   52,044   
2013 99         84         84         83         2013 1,012     960       977       957       2013 1,785     1,556     1,584     1,635     2013 18         16         16         16         2013 57,572   52,162   50,712   54,032   
2014 102       91         91         89         2014 1,063     1,017     1,048     963       2014 1,856     1,668     1,721     1,718     2014 18         17         17         17         2014 59,468   55,916   53,396   55,985   
2015 105       98         98         95         2015 1,117     1,109     1,121     986       2015 1,927     1,838     1,858     1,830     2015 18         18         18         17         2015 61,409   58,925   56,080   57,646   
2016 108       102       102       97         2016 1,173     1,163     1,175     1,014     2016 2,001     1,922     2,005     1,913     2016 19         18         18         18         2016 63,393   61,202   58,034   59,697   
2017 111       105       105       100       2017 1,231     1,220     1,233     1,043     2017 2,075     2,007     2,081     1,997     2017 19         18         18         18         2017 65,423   63,503   60,084   61,768   
2018 114       109       109       103       2018 1,291     1,278     1,292     1,072     2018 2,152     2,092     2,158     2,081     2018 19         19         19         18         2018 67,497   65,835   62,182   63,860   
2019 117       111       111       106       2019 1,353     1,339     1,355     1,101     2019 2,229     2,180     2,236     2,166     2019 20         19         19         19         2019 69,614   68,192   64,324   65,971   
2020 120       115       115       109       2020 1,418     1,402     1,419     1,130     2020 2,308     2,267     2,317     2,253     2020 20         20         20         19         2020 71,776   70,574   66,509   68,106   
2021 123       119       119       111       2021 1,485     1,468     1,486     1,159     2021 2,389     2,354     2,398     2,340     2021 20         20         20         19         2021 73,982   72,985   68,737   70,260   
2022 125       122       122       115       2022 1,553     1,536     1,555     1,189     2022 2,471     2,443     2,481     2,428     2022 20         20         20         20         2022 76,232   75,422   71,011   72,433   
2023 128       126       126       118       2023 1,625     1,607     1,625     1,219     2023 2,555     2,533     2,565     2,517     2023 21         21         21         20         2023 78,527   77,883   73,329   74,627   
2024 131       128       128       120       2024 1,698     1,679     1,700     1,249     2024 2,641     2,624     2,652     2,607     2024 21         21         21         20         2024 80,866   80,372   75,691   76,844   
2025 134       132       132       124       2025 1,773     1,755     1,775     1,278     2025 2,727     2,716     2,739     2,698     2025 21         21         21         21         2025 83,248   82,888   78,099   79,078   
2026 137       135       135       126       2026 1,851     1,833     1,853     1,309     2026 2,816     2,808     2,828     2,789     2026 22         22         22         21         2026 85,676   85,429   80,549   81,331   
2027 140       139       139       129       2027 1,930     1,913     1,934     1,339     2027 2,905     2,901     2,919     2,882     2027 22         22         22         21         2027 88,148   87,993   83,043   83,606   
2028 143       141       141       132       2028 2,012     1,996     2,017     1,369     2028 2,997     2,995     3,011     2,975     2028 22         22         22         22         2028 90,663   90,586   85,585   85,898   
2029 146       145       145       135       2029 2,096     2,080     2,102     1,400     2029 3,089     3,090     3,105     3,068     2029 23         23         23         22         2029 93,223   93,205   88,167   88,208   
2030 149       148       148       138       2030 2,182     2,168     2,189     1,431     2030 3,184     3,186     3,200     3,163     2030 23         23         23         22         2030 95,827   95,848   90,797   90,540   
2031 152       152       152       140       2031 2,271     2,257     2,279     1,462     2031 3,280     3,282     3,297     3,259     2031 23         23         23         23         2031 98,475   98,518   93,467   92,888   
2032 155       155       155       144       2032 2,361     2,349     2,371     1,493     2032 3,377     3,379     3,395     3,355     2032 24         24         24         23         2032 101,168 101,214 96,183   95,256   
2033 157       158       158       147       2033 2,454     2,444     2,465     1,525     2033 3,476     3,478     3,495     3,452     2033 24         24         24         23         2033 103,905 103,936 98,945   97,641   
2034 160       162       162       149       2034 2,549     2,541     2,562     1,556     2034 3,576     3,576     3,596     3,550     2034 24         24         24         23         2034 106,686 106,681 101,751 100,046 
2035 163       165       165       153       2035 2,646     2,640     2,661     1,587     2035 3,678     3,677     3,698     3,649     2035 24         25         25         24         2035 109,512 109,451 104,601 102,468 
2036 166       169       169       155       2036 2,745     2,742     2,762     1,619     2036 3,781     3,777     3,802     3,748     2036 25         25         25         24         2036 112,381 112,249 107,495 104,909 
2037 169       171       171       158       2037 2,847     2,846     2,865     1,650     2037 3,886     3,879     3,909     3,848     2037 25         25         25         24         2037 115,295 115,071 110,433 107,368 
2038 172       175       175       161       2038 2,950     2,953     2,971     1,683     2038 3,992     3,981     4,016     3,950     2038 25         26         26         25         2038 118,253 117,919 113,415 109,842 
2039 175       178       178       164       2039 3,056     3,062     3,079     1,715     2039 4,100     4,084     4,124     4,051     2039 26         26         26         25         2039 121,255 120,793 116,444 112,335 
2040 178       182       182       167       2040 3,164     3,173     3,190     1,747     2040 4,210     4,187     4,234     4,154     2040 26         26         26         25         2040 124,302 123,690 119,515 114,845 
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Table 24: Alternate Household Forecasts: Rectified 
 

 

Hall County Total Buford (pt.) Clermont Flowery Branch Gainesville

Baseline High Medium Low Baseline High Medium Low Baseline High Medium Low Baseline High Medium Low Baseline High Medium Low
2008 65,311   63,032   63,032   63,032   2008 133       143       143       143       2008 286       260       260       260       2008 1,672     1,995     1,995     1,901     2008 13,030   11,745   11,745   11,763   
2009 67,965   63,402   63,402   63,402   2009 137       143       143       143       2009 308       260       260       260       2009 1,752     1,997     1,997     1,950     2009 13,792   11,794   11,794   11,803   
2010 70,722   63,590   63,772   63,772   2010 142       143       143       143       2010 331       261       262       262       2010 1,837     1,997     2,002     2,004     2010 14,602   11,811   11,846   11,846   
2011 73,582   65,007   64,698   68,274   2011 146       144       144       144       2011 356       272       275       285       2011 1,927     2,003     2,026     2,147     2011 15,459   12,141   12,153   12,746   
2012 76,546   67,841   66,914   71,357   2012 150       147       147       145       2012 382       298       301       315       2012 2,022     2,064     2,084     2,233     2012 16,363   13,095   12,836   13,678   
2013 79,611   72,093   70,237   74,501   2013 154       151       151       148       2013 410       335       341       349       2013 2,123     2,135     2,171     2,269     2013 17,314   14,369   13,861   14,679   
2014 82,780   77,762   74,669   77,705   2014 158       157       157       152       2014 440       382       393       389       2014 2,228     2,219     2,289     2,273     2014 18,311   15,993   15,229   15,809   
2015 86,052   83,430   79,101   80,971   2015 162       162       162       155       2015 471       441       447       434       2015 2,339     2,380     2,405     2,319     2015 19,356   18,175   16,595   17,195   
2016 89,426   87,217   82,476   84,297   2016 166       167       167       158       2016 503       477       483       469       2016 2,455     2,480     2,507     2,385     2016 20,448   19,412   17,676   18,266   
2017 92,904   91,078   85,954   87,684   2017 170       171       171       159       2017 538       515       521       506       2017 2,576     2,586     2,617     2,452     2017 21,588   20,688   18,822   19,374   
2018 96,484   95,013   89,533   91,132   2018 174       175       175       162       2018 573       554       560       545       2018 2,702     2,700     2,731     2,519     2018 22,774   21,999   20,014   20,517   
2019 100,168 99,024   93,217   94,640   2019 178       178       178       164       2019 611       594       601       585       2019 2,833     2,819     2,854     2,588     2019 24,008   23,348   21,253   21,698   
2020 103,954 103,108 97,003   98,209   2020 182       183       183       166       2020 650       636       643       627       2020 2,970     2,946     2,982     2,657     2020 25,288   24,734   22,539   22,915   
2021 107,843 107,268 100,892 101,838 2021 186       187       187       168       2021 690       679       686       670       2021 3,112     3,078     3,117     2,727     2021 26,615   26,156   23,874   24,170   
2022 111,835 111,502 104,885 105,529 2022 190       190       190       171       2022 732       723       731       715       2022 3,258     3,217     3,257     2,798     2022 27,990   27,616   25,256   25,462   
2023 115,931 115,812 108,980 109,280 2023 194       195       195       173       2023 776       768       777       760       2023 3,410     3,362     3,403     2,871     2023 29,412   29,113   26,686   26,792   
2024 120,129 120,196 113,178 113,092 2024 198       199       199       175       2024 821       814       825       809       2024 3,567     3,513     3,557     2,943     2024 30,880   30,649   28,161   28,158   
2025 124,431 124,654 117,480 116,964 2025 203       203       203       175       2025 868       863       873       859       2025 3,730     3,672     3,716     3,017     2025 32,396   32,219   29,685   29,563   
2026 128,834 129,187 121,884 120,898 2026 207       206       206       177       2026 917       912       924       910       2026 3,897     3,836     3,882     3,092     2026 33,959   33,829   31,256   31,007   
2027 133,341 133,795 126,390 124,892 2027 211       211       211       179       2027 967       963       974       962       2027 4,069     4,007     4,054     3,167     2027 35,570   35,477   32,875   32,488   
2028 137,951 138,478 131,000 128,947 2028 215       215       215       181       2028 1,018     1,016     1,026     1,017     2028 4,247     4,184     4,231     3,244     2028 37,226   37,163   34,540   34,009   
2029 142,664 143,235 135,713 133,062 2029 219       219       219       182       2029 1,071     1,069     1,081     1,073     2029 4,430     4,368     4,416     3,321     2029 38,931   38,885   36,253   35,568   
2030 147,480 148,067 140,529 137,239 2030 223       223       223       184       2030 1,126     1,125     1,135     1,131     2030 4,618     4,557     4,605     3,399     2030 40,682   40,645   38,013   37,165   
2031 152,398 152,974 145,447 141,475 2031 227       227       227       185       2031 1,182     1,180     1,193     1,190     2031 4,811     4,755     4,802     3,478     2031 42,480   42,444   39,820   38,802   
2032 157,419 157,955 150,469 145,773 2032 231       231       231       187       2032 1,240     1,238     1,250     1,251     2032 5,009     4,957     5,005     3,558     2032 44,325   44,279   41,676   40,477   
2033 162,545 163,012 155,594 150,131 2033 235       235       235       188       2033 1,300     1,297     1,310     1,315     2033 5,213     5,167     5,214     3,639     2033 46,219   46,153   43,578   42,193   
2034 167,772 168,142 160,821 154,551 2034 239       239       239       190       2034 1,361     1,357     1,369     1,378     2034 5,421     5,382     5,429     3,720     2034 48,157   48,066   45,527   43,948   
2035 173,102 173,347 166,152 159,030 2035 243       243       243       190       2035 1,423     1,420     1,430     1,444     2035 5,635     5,605     5,651     3,803     2035 50,145   50,016   47,524   45,742   
2036 178,535 178,628 171,584 163,571 2036 247       247       247       191       2036 1,487     1,483     1,494     1,511     2036 5,854     5,834     5,878     3,887     2036 52,178   52,004   49,568   47,576   
2037 184,072 183,982 177,121 168,172 2037 251       251       251       192       2037 1,553     1,547     1,558     1,581     2037 6,078     6,069     6,112     3,970     2037 54,259   54,031   51,659   49,450   
2038 189,711 189,412 182,760 172,834 2038 255       255       255       193       2038 1,621     1,612     1,624     1,653     2038 6,307     6,310     6,353     4,055     2038 56,387   56,096   53,798   51,365   
2039 195,453 194,916 188,502 177,556 2039 259       259       259       194       2039 1,689     1,680     1,690     1,725     2039 6,542     6,560     6,599     4,141     2039 58,561   58,197   55,983   53,319   
2040 201,298 200,495 194,347 182,340 2040 263       263       263       195       2040 1,760     1,749     1,759     1,800     2040 6,781     6,814     6,852     4,228     2040 60,784   60,339   58,216   55,314   

Gillsville (pt.) Lula (pt.) Oakwood Rest Haven (pt.) Unincorporated Area

Baseline High Medium Low Baseline High Medium Low Baseline High Medium Low Baseline High Medium Low Baseline High Medium Low
2008 85         74         74         74         2008 786       868       868       870       2008 1,457     1,377     1,377     1,380     2008 16         15         15         15         2008 48,753   46,196   46,196   46,267   
2009 88         74         74         74         2009 827       869       869       869       2009 1,520     1,378     1,378     1,379     2009 17         15         15         15         2009 50,428   46,513   46,513   46,550   
2010 91         74         74         74         2010 870       869       871       871       2010 1,584     1,378     1,382     1,382     2010 17         15         15         15         2010 52,148   46,683   46,818   46,816   
2011 94         75         75         75         2011 915       876       887       917       2011 1,650     1,397     1,412     1,474     2011 17         15         15         15         2011 53,912   47,725   47,352   50,112   
2012 96         79         79         78         2012 962       915       923       944       2012 1,717     1,467     1,480     1,556     2012 17         16         16         16         2012 55,719   49,401   48,689   52,033   
2013 99         84         84         83         2013 1,012     959       977       957       2013 1,785     1,555     1,583     1,634     2013 18         16         16         16         2013 57,572   52,130   50,694   54,007   
2014 102       91         91         89         2014 1,063     1,016     1,047     962       2014 1,856     1,666     1,720     1,717     2014 18         17         17         17         2014 59,468   55,862   53,367   55,938   
2015 105       98         98         95         2015 1,117     1,108     1,120     985       2015 1,927     1,836     1,857     1,828     2015 18         18         18         17         2015 61,409   58,853   56,040   57,584   
2016 108       102       102       97         2016 1,173     1,161     1,174     1,013     2016 2,001     1,919     2,003     1,911     2016 19         18         18         18         2016 63,393   61,122   57,987   59,621   
2017 111       105       105       100       2017 1,231     1,218     1,232     1,042     2017 2,075     2,004     2,079     1,994     2017 19         18         18         18         2017 65,423   63,414   60,030   61,680   
2018 114       109       109       103       2018 1,291     1,276     1,291     1,070     2018 2,152     2,089     2,156     2,078     2018 19         19         19         18         2018 67,497   65,733   62,119   63,761   
2019 117       111       111       106       2019 1,353     1,337     1,354     1,099     2019 2,229     2,176     2,234     2,162     2019 20         19         19         19         2019 69,614   68,083   64,254   65,860   
2020 120       115       115       109       2020 1,418     1,400     1,417     1,128     2020 2,308     2,263     2,314     2,249     2020 20         20         20         19         2020 71,776   70,452   66,431   67,980   
2021 123       119       119       111       2021 1,485     1,465     1,484     1,157     2021 2,389     2,350     2,395     2,335     2021 20         20         20         19         2021 73,982   72,855   68,651   70,122   
2022 125       122       122       115       2022 1,553     1,533     1,553     1,186     2022 2,471     2,439     2,478     2,423     2022 20         20         20         20         2022 76,232   75,283   70,919   72,280   
2023 128       126       126       118       2023 1,625     1,604     1,623     1,216     2023 2,555     2,528     2,562     2,511     2023 21         21         21         20         2023 78,527   77,736   73,228   74,460   
2024 131       128       128       120       2024 1,698     1,676     1,698     1,246     2024 2,641     2,619     2,648     2,601     2024 21         21         21         20         2024 80,866   80,218   75,582   76,661   
2025 134       132       132       124       2025 1,773     1,752     1,772     1,275     2025 2,727     2,711     2,735     2,691     2025 21         21         21         21         2025 83,248   82,722   77,984   78,880   
2026 137       135       135       126       2026 1,851     1,829     1,850     1,306     2026 2,816     2,802     2,824     2,782     2026 22         22         22         21         2026 85,676   85,257   80,426   81,118   
2027 140       139       139       129       2027 1,930     1,909     1,931     1,335     2027 2,905     2,895     2,914     2,874     2027 22         22         22         21         2027 88,148   87,813   82,911   83,378   
2028 143       141       141       132       2028 2,012     1,992     2,014     1,365     2028 2,997     2,989     3,006     2,966     2028 22         22         22         22         2028 90,663   90,397   85,446   85,652   
2029 146       145       145       135       2029 2,096     2,076     2,098     1,396     2029 3,089     3,083     3,100     3,059     2029 23         23         23         22         2029 93,223   93,008   88,019   87,947   
2030 149       148       148       138       2030 2,182     2,163     2,185     1,427     2030 3,184     3,179     3,195     3,153     2030 23         23         23         22         2030 95,827   95,645   90,643   90,261   
2031 152       152       152       140       2031 2,271     2,252     2,275     1,457     2031 3,280     3,275     3,291     3,249     2031 23         23         23         23         2031 98,475   98,307   93,305   92,592   
2032 155       155       155       144       2032 2,361     2,344     2,367     1,488     2032 3,377     3,372     3,389     3,344     2032 24         24         24         23         2032 101,168 100,996 96,013   94,942   
2033 157       158       158       147       2033 2,454     2,439     2,461     1,520     2033 3,476     3,470     3,489     3,440     2033 24         24         24         23         2033 103,905 103,710 98,766   97,307   
2034 160       162       162       149       2034 2,549     2,535     2,557     1,551     2034 3,576     3,568     3,589     3,538     2034 24         24         24         23         2034 106,686 106,450 101,566 99,695   
2035 163       165       165       153       2035 2,646     2,634     2,656     1,581     2035 3,678     3,669     3,691     3,636     2035 24         25         25         24         2035 109,512 109,211 104,408 102,098 
2036 166       169       169       155       2036 2,745     2,736     2,757     1,613     2036 3,781     3,769     3,795     3,734     2036 25         25         25         24         2036 112,381 112,002 107,292 104,521 
2037 169       171       171       158       2037 2,847     2,840     2,860     1,644     2037 3,886     3,871     3,902     3,833     2037 25         25         25         24         2037 115,295 114,818 110,224 106,961 
2038 172       175       175       161       2038 2,950     2,947     2,965     1,676     2038 3,992     3,972     4,008     3,935     2038 25         26         26         25         2038 118,253 117,660 113,197 109,412 
2039 175       178       178       164       2039 3,056     3,055     3,073     1,708     2039 4,100     4,075     4,116     4,035     2039 26         26         26         25         2039 121,255 120,527 116,219 111,886 
2040 178       182       182       167       2040 3,164     3,166     3,184     1,740     2040 4,210     4,178     4,226     4,137     2040 26         26         26         25         2040 124,302 123,419 119,280 114,375 
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Alternate Population Forecasts 

The population forecasts are predicated on the household forecasts for each scenario (which are based 
on housing occupancy characteristics of each jurisdiction) and the average number of people residing in 
each household. 

Table 25 shows the methodology used to estimate average household sizes in each jurisdiction, pro-
jected to 2040. The first column on the table shows the countywide average household size from the lat-
est forecast for Hall County published by Woods & Poole Economics. Woods & Poole is a highly re-
garded firm that prepares forecasts at the county level based on a national econometric model of eco-
nomic activity, which is translated into population and housing forecasts (among others).10  

For 2008, the average household size for each jurisdiction shown on Table 25 is taken from Table 7 for 
most jurisdictions and from Table 8 for the ‘partial jurisdictions.’ The 2008 average household size in 
each jurisdiction taken from Table 7 is based on the estimated number of occupied housing units and the 
resident population from the annual Census Bureau estimate. For the portions of Braselton, Buford, 
Gillsville and Rest Haven (the ‘partial jurisdictions’ shown on Table 8), the citywide figures from the 
2000 Census are used as the best available resource.11  

The extent to which these 2008 average household sizes for each jurisdiction deviate from the Woods & 
Poole figure for the county as a whole results in a ‘factor’ for each jurisdiction that can be multiplied 
against the Woods & Poole figures to determine the relative average household sizes in each jurisdic-
tion. The average household size for each jurisdiction in each year to 2040, then, is calculated by multi-
plying each jurisdictional area’s deviation factor times the Woods & Poole countywide figures. 

In calculating future population estimates, two factors are considered – the number of occupied housing 
units and the average number of people that live in each housing unit. To develop the following popula-
tion forecast tables for each of the jurisdictions, the number of households (from  

Table 24: Alternate Household Forecasts—Rectified) is multiplied by the average household size for 
that year for that jurisdiction ( from Table 25) to determine the total number of people living in the hous-
ing units in each jurisdiction. 

These calculations are made for each of the three growth scenarios and shown on the graphs that accom-
pany the table for each jurisdiction. 

(Since there is only one growth scenario for the portion of Braselton in Hall County, that calculation is 
performed separately and inserted into Table 2  in the summary section, page 5.) 

Lastly, the population forecasts individually calculated for each city or city portion and the unincorpo-
rated are rectified to the annual countywide totals using the same methodology described under the 
housing forecasts section. These are shown for the ‘high,’ ‘medium’ and ‘low’ growth scenarios on 
Table 36, Table 37 and Table 38.  

                                                 
10 Woods & Poole Economics is accepted as a resource by the Georgia Department of Community Affairs for population and 
housing projections used in Comprehensive Planning activities. The data is drawn from their 2010 publication. 
11 Although the actual average household sizes within the portions of these cities within Hall County may vary from the city-
wide average, the differences will have little affect on the forecasts as a whole or on the allocations to TAZs. 
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Table 25: Average Household Sizes by Jurisdiction 
 

Woods & 

Poole1
Hall Co.  

Total

Braselton 
(pt.)

Buford 
(pt.)

Clermont
Flowery 
Branch

Gainesville
Gillsville 

(pt.)
Lula (pt.) Oakwood

Rest 
Haven (pt.)

Unincorp. 

Area3

2008 2.84 2.97 2.63 2.81 3.01 2.65 3.11 2.47 2.60 3.19 2.67 2.95
Factor2 1.05 0.93 0.99 1.06 0.93 1.10 0.87 0.92 1.12 0.94 1.04

2008 2.84 2.97 2.63 2.81 3.01 2.65 3.11 2.47 2.60 3.19 2.67 2.95
2009 2.83 2.96 2.62 2.80 3.00 2.64 3.10 2.46 2.60 3.18 2.66 2.94
2010 2.82 2.95 2.61 2.79 2.99 2.63 3.09 2.46 2.59 3.17 2.65 2.93
2011 2.81 2.94 2.60 2.78 2.98 2.62 3.08 2.45 2.58 3.16 2.64 2.92
2012 2.80 2.93 2.59 2.77 2.97 2.61 3.07 2.44 2.57 3.14 2.63 2.91
2013 2.80 2.93 2.59 2.77 2.97 2.61 3.07 2.44 2.57 3.14 2.63 2.91
2014 2.79 2.92 2.58 2.76 2.95 2.60 3.06 2.43 2.56 3.13 2.62 2.90
2015 2.78 2.91 2.57 2.75 2.94 2.59 3.05 2.42 2.55 3.12 2.61 2.89
2016 2.78 2.91 2.57 2.75 2.94 2.59 3.05 2.42 2.55 3.12 2.61 2.89
2017 2.77 2.90 2.56 2.74 2.93 2.58 3.03 2.41 2.54 3.11 2.60 2.88
2018 2.77 2.90 2.56 2.74 2.93 2.58 3.03 2.41 2.54 3.11 2.60 2.88
2019 2.77 2.90 2.56 2.74 2.93 2.58 3.03 2.41 2.54 3.11 2.60 2.88
2020 2.76 2.89 2.56 2.73 2.92 2.57 3.02 2.40 2.53 3.10 2.59 2.87
2021 2.76 2.89 2.56 2.73 2.92 2.57 3.02 2.40 2.53 3.10 2.59 2.87
2022 2.76 2.89 2.56 2.73 2.92 2.57 3.02 2.40 2.53 3.10 2.59 2.87
2023 2.76 2.89 2.56 2.73 2.92 2.57 3.02 2.40 2.53 3.10 2.59 2.87
2024 2.76 2.89 2.56 2.73 2.92 2.57 3.02 2.40 2.53 3.10 2.59 2.87
2025 2.76 2.89 2.56 2.73 2.92 2.57 3.02 2.40 2.53 3.10 2.59 2.87
2026 2.76 2.89 2.56 2.73 2.92 2.57 3.02 2.40 2.53 3.10 2.59 2.87
2027 2.76 2.89 2.56 2.73 2.92 2.57 3.02 2.40 2.53 3.10 2.59 2.87
2028 2.76 2.89 2.56 2.73 2.92 2.57 3.02 2.40 2.53 3.10 2.59 2.87
2029 2.76 2.89 2.56 2.73 2.92 2.57 3.02 2.40 2.53 3.10 2.59 2.87
2030 2.76 2.89 2.56 2.73 2.92 2.57 3.02 2.40 2.53 3.10 2.59 2.87
2031 2.77 2.90 2.56 2.74 2.93 2.58 3.03 2.41 2.54 3.11 2.60 2.88
2032 2.77 2.90 2.56 2.74 2.93 2.58 3.03 2.41 2.54 3.11 2.60 2.88
2033 2.77 2.90 2.56 2.74 2.93 2.58 3.03 2.41 2.54 3.11 2.60 2.88
2034 2.77 2.90 2.56 2.74 2.93 2.58 3.03 2.41 2.54 3.11 2.60 2.88
2035 2.78 2.91 2.57 2.75 2.94 2.59 3.05 2.42 2.55 3.12 2.61 2.89
2036 2.78 2.91 2.57 2.75 2.94 2.59 3.05 2.42 2.55 3.12 2.61 2.89
2037 2.79 2.92 2.58 2.76 2.95 2.60 3.06 2.43 2.56 3.13 2.62 2.90
2038 2.79 2.92 2.58 2.76 2.95 2.60 3.06 2.43 2.56 3.13 2.62 2.90
2039 2.80 2.93 2.59 2.77 2.97 2.61 3.07 2.44 2.57 3.14 2.63 2.91
2040 2.80 2.93 2.59 2.77 2.97 2.61 3.07 2.44 2.57 3.14 2.63 2.91
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Table 26: Alternate Population Forecasts – Hall County 2008-2040 
 

Baseline High Medium Low
2008 191,496  184,814  184,814  184,814  
2009 198,576  185,244  185,244  185,244  
2010 205,901  185,137  185,667  185,667  
2011 213,468  188,591  187,695  198,069  
2012 221,277  196,113  193,433  206,277  
2013 230,137  208,404  203,039  215,365  
2014 238,443  223,989  215,080  223,825  
2015 246,980  239,454  227,029  232,397  
2016 256,663  250,323  236,716  241,943  
2017 265,687  260,465  245,811  250,758  
2018 275,925  271,718  256,046  260,619  
2019 286,460  283,189  266,582  270,651  
2020 296,214  293,803  276,407  279,844  
2021 307,296  305,657  287,489  290,185  
2022 318,671  317,722  298,867  300,702  
2023 330,342  330,003  310,536  311,390  
2024 342,304  342,495  322,498  322,253  
2025 354,563  355,198  334,756  333,286  
2026 367,109  368,115  347,305  344,496  
2027 379,952  381,245  360,145  355,876  
2028 393,088  394,589  373,281  367,431  
2029 406,517  408,144  386,711  379,157  
2030 420,240  421,913  400,434  391,059  
2031 435,827  437,475  415,949  404,590  
2032 450,186  451,719  430,311  416,881  
2033 464,846  466,181  444,967  429,344  
2034 479,794  480,852  459,915  441,984  
2035 496,824  497,527  476,876  456,435  
2036 512,417  512,684  492,467  469,469  
2037 530,209  529,950  510,187  484,410  
2038 546,452  545,591  526,430  497,839  
2039 565,010  563,457  544,916  513,273  
2040 581,906  579,585  561,812  527,103  
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Table 27: Alternate Population Forecasts – Buford (pt) 2008-2040 
 

Baseline High Medium Low
2008 374         402         402         402         
2009 384         401         401         401         
2010 396         399         399         399         
2011 406         401         401         401         
2012 416         407         407         402         
2013 427         419         419         410         
2014 436         434         434         420         
2015 446         446         446         427         
2016 457         460         460         435         
2017 466         469         469         436         
2018 477         480         480         444         
2019 488         488         488         450         
2020 497         500         500         454         
2021 508         511         511         459         
2022 519         519         519         467         
2023 530         533         533         473         
2024 541         544         544         478         
2025 555         555         555         478         
2026 566         563         563         484         
2027 576         576         576         489         
2028 587         587         587         494         
2029 598         598         598         497         
2030 609         609         609         503         
2031 622         622         622         507         
2032 633         633         633         513         
2033 644         644         644         515         
2034 655         655         655         521         
2035 669         669         669         523         
2036 680         680         680         526         
2037 693         693         693         530         
2038 704         704         704         533         
2039 718         718         718         538         
2040 729         729         729         540         
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Table 28: Alternate Population Forecasts – Clermont 2008-2040 
 

Baseline High Medium Low
2008 860         782         782         782         
2009 923         779         779         779         
2010 989         779         782         782         
2011 1,059      809         818         848         
2012 1,133      884         893         934         
2013 1,216      993         1,011      1,035      
2014 1,300      1,129      1,161      1,149      
2015 1,387      1,298      1,316      1,278      
2016 1,481      1,404      1,422      1,381      
2017 1,578      1,511      1,528      1,484      
2018 1,681      1,625      1,643      1,599      
2019 1,792      1,743      1,763      1,716      
2020 1,900      1,859      1,879      1,833      
2021 2,017      1,985      2,005      1,958      
2022 2,140      2,113      2,137      2,090      
2023 2,268      2,245      2,271      2,221      
2024 2,400      2,379      2,411      2,365      
2025 2,537      2,523      2,552      2,511      
2026 2,680      2,666      2,701      2,660      
2027 2,827      2,815      2,847      2,812      
2028 2,976      2,970      2,999      2,973      
2029 3,130      3,125      3,160      3,136      
2030 3,291      3,288      3,318      3,306      
2031 3,467      3,462      3,500      3,491      
2032 3,638      3,632      3,667      3,670      
2033 3,814      3,805      3,843      3,858      
2034 3,993      3,981      4,016      4,042      
2035 4,190      4,181      4,210      4,251      
2036 4,378      4,366      4,399      4,449      
2037 4,589      4,571      4,603      4,671      
2038 4,790      4,763      4,798      4,884      
2039 5,008      4,982      5,011      5,115      
2040 5,219      5,186      5,216      5,338      
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Table 29: Alternate Population Forecasts – Flowery Branch 2008-2040 
 

Baseline High Medium Low
2008 3,345      3,991      3,991      3,803      
2009 3,493      3,981      3,981      3,887      
2010 3,649      3,967      3,977      3,981      
2011 3,814      3,965      4,010      4,250      
2012 3,988      4,071      4,110      4,404      
2013 4,187      4,211      4,282      4,475      
2014 4,379      4,361      4,499      4,467      
2015 4,580      4,661      4,710      4,541      
2016 4,807      4,856      4,909      4,670      
2017 5,026      5,046      5,106      4,784      
2018 5,272      5,268      5,329      4,915      
2019 5,528      5,500      5,569      5,050      
2020 5,774      5,727      5,797      5,166      
2021 6,050      5,984      6,060      5,302      
2022 6,334      6,254      6,332      5,440      
2023 6,630      6,536      6,616      5,582      
2024 6,935      6,830      6,915      5,722      
2025 7,252      7,139      7,224      5,865      
2026 7,576      7,458      7,547      6,011      
2027 7,911      7,790      7,882      6,157      
2028 8,257      8,134      8,226      6,307      
2029 8,613      8,492      8,585      6,457      
2030 8,978      8,859      8,953      6,608      
2031 9,387      9,278      9,370      6,786      
2032 9,774      9,672      9,766      6,942      
2033 10,172    10,082    10,174    7,100      
2034 10,577    10,501    10,593    7,258      
2035 11,035    10,976    11,066    7,447      
2036 11,464    11,424    11,511    7,612      
2037 11,945    11,927    12,012    7,802      
2038 12,395    12,401    12,485    7,969      
2039 12,903    12,938    13,015    8,167      
2040 13,374    13,439    13,514    8,339      
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Table 30: Alternate Population Forecasts – Gainesville 2008-2040 
 

Baseline High Medium Low
2008 39,570    35,668    35,668    35,723    
2009 41,737    35,691    35,691    35,718    
2010 44,032    35,616    35,721    35,721    
2011 46,451    36,481    36,517    38,299    
2012 48,992    39,208    38,432    40,953    
2013 51,840    43,022    41,501    43,950    
2014 54,629    47,714    45,434    47,165    
2015 57,540    54,029    49,332    51,116    
2016 60,786    57,706    52,546    54,299    
2017 63,944    61,278    55,751    57,386    
2018 67,457    65,161    59,282    60,772    
2019 71,112    69,157    62,952    64,270    
2020 74,633    72,998    66,520    67,630    
2021 78,549    77,195    70,460    71,333    
2022 82,607    81,504    74,539    75,147    
2023 86,804    85,922    78,759    79,072    
2024 91,137    90,455    83,112    83,103    
2025 95,611    95,089    87,610    87,250    
2026 100,224  99,840    92,246    91,512    
2027 104,978  104,704  97,025    95,883    
2028 109,866  109,680  101,939  100,371  
2029 114,898  114,762  106,994  104,973  
2030 120,066  119,956  112,189  109,686  
2031 125,826  125,720  117,947  114,932  
2032 131,291  131,155  123,445  119,893  
2033 136,901  136,706  129,079  124,976  
2034 142,642  142,372  134,852  130,175  
2035 149,066  148,683  141,275  135,978  
2036 155,110  154,593  147,351  141,430  
2037 161,876  161,196  154,120  147,529  
2038 168,225  167,357  160,501  153,242  
2039 175,337  174,247  167,618  159,642  
2040 181,993  180,661  174,304  165,615  
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Table 31: Alternate Population Forecasts – Gillsville (pt) 2008-2040 
 

Baseline High Medium Low
2008 210         183         183         183         
2009 217         182         182         182         
2010 223         182         182         182         
2011 230         184         184         184         
2012 234         193         193         190         
2013 241         205         205         202         
2014 248         221         221         216         
2015 254         237         237         230         
2016 261         247         247         235         
2017 268         253         253         241         
2018 275         263         263         248         
2019 282         268         268         256         
2020 288         276         276         262         
2021 296         286         286         267         
2022 300         293         293         276         
2023 308         303         303         284         
2024 315         308         308         288         
2025 322         317         317         298         
2026 329         324         324         303         
2027 336         334         334         310         
2028 344         339         339         317         
2029 351         348         348         324         
2030 358         356         356         332         
2031 367         367         367         338         
2032 374         374         374         347         
2033 379         381         381         355         
2034 386         391         391         359         
2035 395         399         399         370         
2036 402         409         409         375         
2037 411         415         415         384         
2038 418         425         425         391         
2039 427         434         434         400         
2040 434         444         444         407         
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Table 32: Alternate Population Forecasts – Lula (pt) 2008-2040 

Baseline High Medium Low
2008 2,047      2,261      2,261      2,266      
2009 2,147      2,256      2,256      2,256      
2010 2,250      2,248      2,253      2,253      
2011 2,358      2,258      2,286      2,363      
2012 2,471      2,350      2,370      2,424      
2013 2,599      2,463      2,509      2,458      
2014 2,720      2,600      2,679      2,462      
2015 2,848      2,825      2,856      2,512      
2016 2,991      2,960      2,993      2,583      
2017 3,128      3,094      3,130      2,647      
2018 3,280      3,242      3,280      2,718      
2019 3,437      3,397      3,440      2,792      
2020 3,590      3,544      3,587      2,855      
2021 3,759      3,709      3,757      2,929      
2022 3,931      3,881      3,931      3,002      
2023 4,114      4,060      4,109      3,078      
2024 4,298      4,243      4,298      3,154      
2025 4,488      4,435      4,486      3,228      
2026 4,686      4,630      4,683      3,306      
2027 4,886      4,833      4,888      3,380      
2028 5,093      5,043      5,098      3,455      
2029 5,306      5,255      5,311      3,534      
2030 5,524      5,476      5,531      3,612      
2031 5,770      5,722      5,780      3,702      
2032 5,998      5,955      6,014      3,780      
2033 6,235      6,197      6,253      3,862      
2034 6,476      6,441      6,496      3,941      
2035 6,747      6,716      6,772      4,031      
2036 6,999      6,976      7,030      4,113      
2037 7,285      7,268      7,319      4,207      
2038 7,549      7,541      7,587      4,289      
2039 7,848      7,846      7,892      4,386      
2040 8,126      8,131      8,177      4,469      
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Table 33: Alternate Population Forecasts – Oakwood 2008-2040 
 

Baseline High Medium Low
2008 4,647      4,392      4,392      4,402      
2009 4,831      4,380      4,380      4,383      
2010 5,017      4,364      4,377      4,377      
2011 5,207      4,409      4,456      4,652      
2012 5,399      4,613      4,654      4,893      
2013 5,613      4,890      4,978      5,138      
2014 5,816      5,220      5,389      5,380      
2015 6,016      5,732      5,798      5,707      
2016 6,247      5,991      6,254      5,966      
2017 6,455      6,234      6,468      6,203      
2018 6,695      6,499      6,707      6,465      
2019 6,934      6,769      6,950      6,726      
2020 7,154      7,015      7,173      6,971      
2021 7,405      7,284      7,424      7,238      
2022 7,659      7,560      7,681      7,511      
2023 7,920      7,836      7,941      7,783      
2024 8,186      8,118      8,208      8,062      
2025 8,453      8,403      8,478      8,341      
2026 8,729      8,685      8,754      8,623      
2027 9,005      8,974      9,033      8,909      
2028 9,290      9,265      9,318      9,194      
2029 9,575      9,556      9,609      9,482      
2030 9,869      9,854      9,904      9,773      
2031 10,204    10,188    10,238    10,107    
2032 10,506    10,490    10,543    10,403    
2033 10,814    10,795    10,854    10,702    
2034 11,125    11,100    11,165    11,006    
2035 11,483    11,455    11,524    11,352    
2036 11,805    11,767    11,849    11,658    
2037 12,176    12,129    12,226    12,010    
2038 12,508    12,446    12,559    12,330    
2039 12,893    12,814    12,943    12,689    
2040 13,239    13,138    13,289    13,009    
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Table 34: Alternate Population Forecasts – Rest Haven (pt) 2008-2040 
 

Baseline High Medium Low
2008 43           41           41           41           
2009 44           41           41           41           
2010 45           41           41           41           
2011 45           41           41           41           
2012 46           42           42           41           
2013 47           43           43           43           
2014 47           45           45           44           
2015 48           47           47           46           
2016 49           47           47           46           
2017 49           48           48           47           
2018 50           49           49           48           
2019 51           50           50           49           
2020 52           51           51           49           
2021 52           51           51           50           
2022 53           52           52           51           
2023 54           53           53           52           
2024 55           54           54           53           
2025 55           55           55           53           
2026 56           56           56           54           
2027 57           57           57           55           
2028 58           58           58           56           
2029 59           58           58           57           
2030 59           59           59           58           
2031 60           60           60           59           
2032 61           61           61           59           
2033 62           62           62           60           
2034 63           63           63           61           
2035 64           64           64           62           
2036 65           65           65           63           
2037 66           66           66           64           
2038 66           67           67           65           
2039 67           68           68           66           
2040 68           69           69           67           
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Table 35: Alternate Population Forecasts – Unincorporated Area 2008-2040 
 

Baseline High Medium Low
2008 143,687  136,151  136,151  136,360  
2009 148,100  136,603  136,603  136,711  
2010 152,611  136,617  137,012  137,007  
2011 157,214  139,172  138,084  146,132  
2012 161,905  143,546  141,477  151,194  
2013 167,289  151,476  147,303  156,930  
2014 172,181  161,741  154,517  161,961  
2015 177,164  169,790  161,674  166,129  
2016 182,888  176,336  167,291  172,005  
2017 188,065  182,290  172,562  177,306  
2018 194,027  188,956  178,567  183,288  
2019 200,113  195,712  184,705  189,321  
2020 205,583  201,790  190,273  194,710  
2021 211,901  208,673  196,632  200,845  
2022 218,346  215,627  203,128  207,026  
2023 224,919  222,653  209,742  213,270  
2024 231,618  229,762  216,484  219,574  
2025 238,441  236,934  223,364  225,930  
2026 245,395  244,195  230,358  232,340  
2027 252,476  251,516  237,476  238,813  
2028 259,679  258,917  244,737  245,327  
2029 267,012  266,396  252,106  251,900  
2030 274,470  273,949  259,622  258,528  
2031 283,077  282,594  268,215  266,165  
2032 290,818  290,323  275,999  272,921  
2033 298,686  298,125  283,913  279,719  
2034 306,680  306,002  291,962  286,584  
2035 315,940  315,072  301,215  294,551  
2036 324,217  323,124  309,535  301,541  
2037 333,820  332,439  319,138  309,690  
2038 342,385  340,668  327,746  316,787  
2039 352,335  350,220  337,702  325,111  
2040 361,189  358,623  346,596  332,344  
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Table 36: Rectification of High Population Forecasts 
 

 

Hall 
County 
Total

Braselton 
(pt.)

Buford 
(pt.)

Clermont
Flowery 
Branch

Gainesville
Gillsville 

(pt.)
Lula (pt.) Oakwood

Rest 
Haven (pt.)

Unincorp- 
orated 
Area

2008 184,814  1,010      402         782         3,990      35,655    183         2,260      4,390      41           136,101  
2009 185,244  1,006      401         779         3,979      35,676    182         2,255      4,378      41           136,547  
2010 185,137  1,003      399         779         3,965      35,601    182         2,247      4,362      41           136,558  
2011 188,591  999         401         808         3,962      36,456    184         2,256      4,406      41           139,078  
2012 196,113  996         407         883         4,067      39,168    193         2,348      4,608      42           143,401  
2013 208,404  996         419         991         4,205      42,957    205         2,459      4,883      43           151,246  
2014 223,989  992         434         1,127      4,352      47,614    221         2,595      5,209      45           161,400  
2015 239,454  988         446         1,295      4,649      53,893    237         2,818      5,718      47           169,363  
2016 250,323  988         460         1,400      4,843      57,550    247         2,952      5,975      47           175,861  
2017 260,465  985         469         1,507      5,032      61,102    253         3,085      6,216      48           181,768  
2018 271,718  985         480         1,620      5,252      64,966    263         3,232      6,480      49           188,391  
2019 283,189  985         488         1,738      5,483      68,941    268         3,386      6,748      50           195,102  
2020 293,803  981         500         1,853      5,709      72,764    276         3,533      6,993      51           201,143  
2021 305,657  981         511         1,978      5,964      76,941    286         3,697      7,260      51           207,988  
2022 317,722  981         519         2,106      6,233      81,231    293         3,868      7,535      52           214,904  
2023 330,003  981         533         2,237      6,514      85,630    303         4,046      7,809      53           221,897  
2024 342,495  981         544         2,371      6,806      90,143    308         4,228      8,090      54           228,970  
2025 355,198  981         555         2,514      7,114      94,758    317         4,420      8,374      55           236,110  
2026 368,115  981         563         2,657      7,432      99,491    324         4,614      8,655      56           243,342  
2027 381,245  981         576         2,805      7,763      104,337  334         4,816      8,943      57           250,633  
2028 394,589  981         587         2,960      8,105      109,295  339         5,025      9,232      58           258,007  
2029 408,144  981         598         3,114      8,462      114,360  348         5,237      9,523      58           265,463  
2030 421,913  981         609         3,276      8,828      119,536  356         5,457      9,820      59           272,991  
2031 437,475  985         622         3,450      9,246      125,282  367         5,702      10,152    60           281,609  
2032 451,719  985         633         3,619      9,639      130,701  374         5,934      10,454    61           289,319  
2033 466,181  985         644         3,792      10,047    136,236  381         6,176      10,758    62           297,100  
2034 480,852  985         655         3,967      10,465    141,886  391         6,419      11,062    63           304,959  
2035 497,527  988         669         4,167      10,939    148,182  399         6,693      11,416    64           314,010  
2036 512,684  988         680         4,351      11,386    154,078  409         6,953      11,728    65           322,046  
2037 529,950  992         693         4,556      11,888    160,664  415         7,244      12,089    66           331,343  
2038 545,591  992         704         4,748      12,361    166,813  425         7,516      12,406    67           339,559  
2039 563,457  996         718         4,966      12,896    173,688  434         7,821      12,773    68           349,097  
2040 579,585  996         729         5,170      13,397    180,090  444         8,105      13,096    69           357,489  
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Table 37: Rectification of Medium Population Forecasts 
 

 

Hall 
County 
Total

Braselton 
(pt.)

Buford 
(pt.)

Clermont
Flowery 
Branch

Gainesville
Gillsville 

(pt.)
Lula (pt.) Oakwood

Rest 
Haven (pt.)

Unincorp- 
orated 
Area

2008 184,814  1,010      402         782         3,990      35,655    183         2,260      4,390      41           136,101  
2009 185,244  1,006      401         779         3,979      35,676    182         2,255      4,378      41           136,547  
2010 185,667  1,003      399         782         3,975      35,706    182         2,252      4,375      41           136,952  
2011 187,695  999         401         818         4,008      36,497    184         2,285      4,454      41           138,008  
2012 193,433  996         407         892         4,107      38,404    193         2,368      4,651      42           141,373  
2013 203,039  996         419         1,010      4,278      41,458    205         2,506      4,973      43           147,151  
2014 215,080  992         434         1,159      4,493      45,372    221         2,675      5,382      45           154,307  
2015 227,029  988         446         1,314      4,702      49,250    237         2,851      5,788      47           161,406  
2016 236,716  988         460         1,419      4,900      52,447    247         2,987      6,242      47           166,979  
2017 245,811  985         469         1,525      5,096      55,639    253         3,124      6,455      48           172,217  
2018 256,046  985         480         1,640      5,318      59,157    263         3,273      6,693      49           178,188  
2019 266,582  985         488         1,759      5,557      62,813    268         3,432      6,935      50           184,295  
2020 276,407  981         500         1,875      5,784      66,368    276         3,579      7,157      51           189,836  
2021 287,489  981         511         2,000      6,046      70,293    286         3,748      7,406      51           196,167  
2022 298,867  981         519         2,132      6,317      74,357    293         3,921      7,662      52           202,633  
2023 310,536  981         533         2,265      6,599      78,562    303         4,099      7,921      53           209,220  
2024 322,498  981         544         2,405      6,897      82,901    308         4,287      8,187      54           215,934  
2025 334,756  981         555         2,545      7,205      87,383    317         4,474      8,456      55           222,785  
2026 347,305  981         563         2,694      7,527      92,004    324         4,671      8,731      56           229,754  
2027 360,145  981         576         2,839      7,861      96,767    334         4,875      9,009      57           236,846  
2028 373,281  981         587         2,991      8,204      101,665  339         5,084      9,293      58           244,079  
2029 386,711  981         598         3,151      8,562      106,706  348         5,297      9,583      58           251,427  
2030 400,434  981         609         3,309      8,929      111,883  356         5,516      9,877      59           258,915  
2031 415,949  985         622         3,490      9,344      117,624  367         5,764      10,210    60           267,483  
2032 430,311  985         633         3,657      9,739      123,107  374         5,998      10,514    61           275,243  
2033 444,967  985         644         3,832      10,146    128,724  381         6,236      10,824    62           283,133  
2034 459,915  985         655         4,005      10,564    134,481  391         6,478      11,134    63           291,159  
2035 476,876  988         669         4,198      11,036    140,887  399         6,753      11,492    64           300,390  
2036 492,467  988         680         4,387      11,479    146,946  409         7,011      11,816    65           308,686  
2037 510,187  992         693         4,590      11,979    153,697  415         7,299      12,192    66           318,264  
2038 526,430  992         704         4,785      12,451    160,063  425         7,566      12,525    67           326,852  
2039 544,916  996         718         4,997      12,980    167,162  434         7,871      12,908    68           336,782  
2040 561,812  996         729         5,202      13,477    173,831  444         8,155      13,253    69           345,656  
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Table 38: Rectification of Low Population Forecasts 
 

 

 

Hall 
County 
Total

Braselton 
(pt.)

Buford 
(pt.)

Clermont
Flowery 
Branch

Gainesville
Gillsville 

(pt.)
Lula (pt.) Oakwood

Rest Haven 
(pt.)

Unincorp- 
orated Area

2008 184,814  1,010      402         781         3,800      35,692    183         2,264      4,398      41              136,243      
2009 185,244  1,006      401         778         3,884      35,695    182         2,255      4,380      41              136,622      
2010 185,667  1,003      399         782         3,979      35,706    182         2,252      4,375      41              136,948      
2011 198,069  999         401         848         4,248      38,280    184         2,362      4,650      41              146,056      
2012 206,277  996         402         933         4,401      40,922    190         2,422      4,889      41              151,081      
2013 215,365  996         410         1,034      4,469      43,894    202         2,455      5,131      43              156,731      
2014 223,825  992         420         1,147      4,458      47,074    216         2,457      5,370      44              161,647      
2015 232,397  988         427         1,275      4,530      50,989    230         2,506      5,693      46              165,713      
2016 241,943  988         435         1,377      4,657      54,149    235         2,576      5,950      46              171,530      
2017 250,758  985         436         1,479      4,769      57,211    241         2,639      6,184      47              176,767      
2018 260,619  985         444         1,594      4,899      60,570    248         2,709      6,444      48              182,678      
2019 270,651  985         450         1,710      5,032      64,040    256         2,782      6,702      49              188,645      
2020 279,844  981         454         1,826      5,146      67,371    262         2,844      6,944      49              193,967      
2021 290,185  981         459         1,950      5,280      71,043    267         2,917      7,209      50              200,029      
2022 300,702  981         467         2,081      5,417      74,824    276         2,989      7,479      51              206,137      
2023 311,390  981         473         2,211      5,557      78,715    284         3,064      7,748      52              212,305      
2024 322,253  981         478         2,354      5,695      82,709    288         3,139      8,024      53              218,532      
2025 333,286  981         478         2,499      5,836      86,818    298         3,212      8,300      53              224,811      
2026 344,496  981         484         2,646      5,980      91,040    303         3,289      8,578      54              231,141      
2027 355,876  981         489         2,797      6,124      95,368    310         3,362      8,861      55              237,529      
2028 367,431  981         494         2,956      6,272      99,813    317         3,436      9,143      56              243,963      
2029 379,157  981         497         3,118      6,420      104,369  324         3,514      9,427      57              250,450      
2030 391,059  981         503         3,286      6,569      109,034  332         3,591      9,715      58              256,990      
2031 404,590  985         507         3,470      6,744      114,228  338         3,679      10,045    59              264,535      
2032 416,881  985         513         3,647      6,898      119,137  347         3,756      10,337    59              271,202      
2033 429,344  985         515         3,833      7,054      124,166  355         3,837      10,633    60              277,906      
2034 441,984  985         521         4,015      7,210      129,309  359         3,915      10,933    61              284,676      
2035 456,435  988         523         4,222      7,396      135,051  370         4,004      11,275    62              292,544      
2036 469,469  988         526         4,418      7,559      140,443  375         4,084      11,577    63              299,436      
2037 484,410  992         530         4,638      7,746      146,476  384         4,177      11,924    64              307,479      
2038 497,839  992         533         4,848      7,911      152,124  391         4,258      12,240    65              314,477      
2039 513,273  996         538         5,077      8,106      158,453  400         4,353      12,594    66              322,690      
2040 527,103  996         540         5,297      8,276      164,357  407         4,435      12,910    67              329,818      
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Employment 

Introduction—The Hall County Economy and Data Resources 

In 2000, according to reported commuting patterns from the census, 71.1% of all people working in Hall 
County lived in Hall County. Of the Hall County residents that had jobs, a virtually identical percentage 
(71.3%) worked in the county. This reflects a virtual 1-to-1 ratio of jobs in Hall County and employed 
residents, with fewer than 29% of the employed residents commuting out of the county to work, and 
fewer than 29% of the jobs in the county being filled by commuters who live elsewhere. In contrast, in 
2000 only 55% of Gwinnet County’s employed residents worked in that county, and employment oppor-
tunities were worse in other neighboring counties, where only 34% of the residents of Barrow County 
found work within their county, 42% in Jackson County and 41% in Forsyth County. Although this 
commuting data is almost a decade old, it reflects a vibrant local economy that has persisted and is an-
ticipated to continue well into the future. 

There are basically two sources of credible employment data available – the Georgia Department of La-
bor (DOL) and Woods & Poole Economics (W&P) – along with one credible source of benchmark data 
based on the decennial census – the US Bureau of Transportation Statistics (BTS). Each source has its 
strengths and weaknesses. 

The DOL reports the number of employees for the 
county as a whole on a continuing basis, with annual 
summaries of average monthly employment by type of 
work (i.e., manufacturing, retail sales, etc.). Unfortu-
nately, the employees reported are only those covered 
by unemployment insurance. This leaves out many 
sole proprietors, small businesses with three or fewer 
employees, and second ‘moonlighting’ jobs, all of 
which, of course, generate additional traffic. 

The BTS bases its employment figures on its analysis 
of the ‘place of work’ question on the ‘long form’ sub-
mitted by a sample of families as part of each 10-year 
census. While this may identify some employees 
missed by the DOL, the statistics relate to the number 
of employed persons, not jobs. Thus, someone with a 
second part-time job is counted as one ‘employed per-
son’ just like someone who has only one job. Of par-
ticular usefulness, however, is that the BTS reports its data not only for the entire county but also for 
each large city (or portion of a large city) within the county. In the case of Hall County, the BTS re-
ported employment data for Gainesville in 1990 and 2000, and for Oakwood and the portion of Buford 
in the county for 2000. 

W&P bases their employment figures on historic data from the US Bureau of Economic Analysis (BEA) 
and includes sole proprietors and part-time jobs, as well as private household employees. Thus, W&P 
most closely reflects the actual number of jobs that are filled within a county, not just the number of 

1990 2000 2008
Georgia Department of Labor 43,144   64,971   74,242   
Bureau of Transportation Statistics 48,292   65,655   n/a
Woods & Poole Economics 55,862   81,971   99,654   
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people working there. Of particular value, W&P alone projects employment by type of work into the 
future (currently to 2040) based on a national econometric model that is disaggregated to regions, states 
and counties based on local economic trends and conditions. Thus, economic trends at the national and 
local levels are reflected in their employment forecasts by economic sector—exhibiting changes over 
time like, whether or not manufacturing is contracting, how much service industries are expanding faster 
than retail sales, etc. Although W&P’s forecasting methodology leaves much to be desired,12 the under-
lying relationships between types of jobs in the future and growth in the number of households presents 
a compelling device for projections. 

Overview of the Methodology 

Employment growth in a community is closely linked to household growth, at least statistically, in many 
cases. Alternatively, a city’s share of countywide growth can also be an indicator where such data is 
available. The methodology used in this report to forecast employment growth out to 2040 proceeds 
generally along the following lines: 

1. The first step is to establish baseline data for the percentages of countywide employment for 
Gainesville (and the other major cities) in the year 2000, and to compare that data to similar data 
for 1990 for the city of Gainesville to examine the rates of change over time as the county has 
suburbanized.  

2. Countywide ratios between projected jobs and resident households are then calculated out to 
2040. 

3. The employment ratios are applied to the Hall County household forecasts to estimate employ-
ment in the county for each year in the forecast period.  

4. The appropriate percentages of this countywide employment are then allocated to Gainesville, 
the portion of Buford in the county, and Oakwood based on benchmark data from the BTS. 

5. The remaining employment in the county is allocated to the other jurisdictions and the unincor-
porated area on the basis of employment-to-household ratios by type of employment. 

Summary of Employment Forecasts 

Table 39 shows the total number of jobs forecasted in this section of the report for each of the jurisdic-
tions – Hall County as a whole, the cities and portions of cities in the county, and the unincorporated 
area of the county – for each year between 2008 and 2040.13 

Of note: 

1. The jurisdictions will continue to show the negative effects of the current recession on employ-
ment through the 2011-2015 time period. 

2. While the city of Gainesville will continue to grow as a major source of employment in Hall 
County, the unincorporated area of the county will surpass the city as the principal location of 

                                                 
12 The W&P population forecast for Hall County, for instance, is a straight line function from 2008 to 2040, but has no appar-
ent relationship to the historic population trend line since 1990 which exhibits a much higher average annual rate of growth 
(at a fairly steady 3.7% per year) than the projection (an inexplicable 1.2% per year). 
13 Because the numbers for the jurisdictions range from the 10s to the 100,000s, the graph uses a logarithmic scale to clearly 
display each jurisdiction. 
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jobs in 2017 and will continue to grow at a faster rate than Gainesville throughout the forecast 
period. Still, employment in Gainesville will almost double as higher intensities are achieved 
through new development and redevelopment, and the city will clearly maintain its role and posi-
tion as the ‘central city’ in the metropolitan area. 

3. Recovery in nonresidential development is projected to track recovery in the housing market, fol-
lowed by a resumption in the historically normal increase in households throughout the county. 
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Table 39: Employment Forecasts (Jobs) 2008-2040 

Hall County 
Total

Braselton 
(pt.)

Buford (pt.) Clermont
Flowery 
Branch

Gainesville
Gillsville 

(pt.)
Lula (pt.) Oakwood

Rest Haven 
(pt.)

Unincorpor- 
ated Area

2008 97,868      307           717           224           1,716        50,046      64            746           4,329        13            39,707      
2009 93,665      297           676           214           1,651        47,439      61            718           4,149        13            38,447      
2010 95,161      303           692           222           1,695        47,528      62            738           4,208        13            39,695      
2011 96,264      308           697           236           1,741        47,487      66            762           4,249        13            40,705      
2012 99,303      312           716           264           1,821        48,373      70            807           4,377        14            42,549      
2013 103,997    316           745           303           1,934        50,015      75            870           4,575        15            45,146      
2014 110,361    325           789           356           2,081        52,391      82            952           4,847        16            48,519      
2015 116,737    330           832           414           2,231        54,690      91            1,039        5,119        17            51,972      
2016 121,593    337           862           456           2,370        56,205      96            1,110        5,323        17            54,814      
2017 126,637    344           896           501           2,519        57,742      101           1,186        5,534        18            57,794      
2018 131,877    349           927           549           2,678        59,300      107           1,266        5,754        18            60,924      
2019 137,311    356           962           600           2,852        60,879      110           1,353        5,981        19            64,196      
2020 142,942    363           996           655           3,035        62,470      117           1,442        6,218        20            67,623      
2021 148,774    367           1,034        711           3,232        64,074      124           1,539        6,459        21            71,207      
2022 154,813    373           1,072        773           3,442        65,690      129           1,641        6,711        21            74,954      
2023 161,070    385           1,110        837           3,664        67,315      135           1,748        6,970        22            78,879      
2024 167,539    389           1,151        907           3,904        68,947      141           1,864        7,239        23            82,970      
2025 174,252    397           1,192        977           4,158        70,590      148           1,983        7,517        24            87,262      
2026 181,190    404           1,232        1,054        4,429        72,234      155           2,110        7,803        25            91,740      
2027 188,364    411           1,278        1,131        4,714        73,878      163           2,245        8,100        25            96,411      
2028 195,795    417           1,321        1,216        5,017        75,524      168           2,388        8,403        26            101,307    
2029 203,455    427           1,369        1,306        5,337        77,157      175           2,536        8,720        27            106,392    
2030 211,387    437           1,415        1,398        5,676        78,789      183           2,693        9,046        28            111,716    
2031 219,569    442           1,464        1,500        6,035        80,406      191           2,859        9,380        29            117,255    
2032 228,012    454           1,516        1,602        6,413        82,005      200           3,033        9,726        30            123,028    
2033 236,736    461           1,567        1,712        6,813        83,589      206           3,216        10,083      31            129,050    
2034 245,739    470           1,618        1,824        7,233        85,152      216           3,407        10,449      32            135,329    
2035 255,049    479           1,674        1,944        7,680        86,698      225           3,609        10,828      33            141,872    
2036 264,673    491           1,729        2,071        8,146        88,217      234           3,821        11,220      35            148,702    
2037 274,620    498           1,788        2,204        8,641        89,715      241           4,043        11,622      36            155,824    
2038 284,902    508           1,848        2,342        9,161        91,182      252           4,276        12,039      37            163,246    
2039 295,519    520           1,909        2,487        9,708        92,614      262           4,521        12,469      38            170,983    
2040 306,504    529           1,972        2,641        10,285      94,012      273           4,779        12,913      39            179,050    
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Baseline Employment Data 

The following table takes employment data that is based on the 2000 census and translates it into the in-
dustry categories as used by Woods & Poole Economics (summarized to avoid overly detailed break-
downs), in order to use the W&P employment ratios in making the projections. It is important to note 
that the data from the U.S. Bureau of Transportation Statistics (BTS) generally excludes non-employer 
employment such as part-time sole proprietors. In addition, the BTS’ census-based data is person-based 
data, and therefore reflects employed persons, not jobs. As a result, a person with both a full-time and a 
part-time job would only be counted once. The totals shown on Table 40, therefore, are fewer that the 
actual total jobs in 2000 in the county as derived from Woods & Poole (65,654 employed persons work-
ing in the county versus actual total jobs totaling  81,972). 

Table 40 is used only to determine the proportion of countywide employment that was located in 
Gainesville and the other major cities in the county in 2000.  

 

Table 40: Employment by Industry — 2000 
 

 
 

Because of the shortcomings of the census-based data, we rely more heavily on the historic employment 
data produced by the U.S. Bureau of Economic Analysis and used by Woods & Poole in their projec-
tions. By projecting jobs instead of employed persons, we more accurately reflect the level of building 
construction that would occur to house all of the workers, which is more directly linked to market pres-
sures for land development. 

While actual forecasts of employment by Woods & Poole often differ from local projections in fast-
growing counties, the relationship between the number of households and employment growth is linked 
in the W&P econometric model, providing valuable per household ratios. The following table shows the 
ratios between the number of employees (jobs) in Hall County and the number of households, as esti-
mated and projected by Woods & Poole in their econometric model. 

 

Buford Gainesville Oakwood
Total      

Hall Co
Buford Gainesville Oakwood

Total      
Hall Co

Buford Gainesville Oakwood
Rest of 
Hall Co

Manufacturing 115         8,530      630         16,840    Manufacturing 115         8,530      630         16,840    0.68% 50.65% 3.74% 44.92%
Wholesale trade 40           1,625      290         3,290      Wholesale Trade 40           1,625      290         3,290      1.22% 49.39% 8.81% 40.58%
Retail trade 145         3,710      685         6,635      Retail Trade 145         3,710      685         6,635      2.19% 55.92% 10.32% 31.57%
Transportation/W'house/Utils -         1,065      150         2,395      
Information -         440         15           695         
F.I.R.E. 40           2,760      190         3,695      
Professional services 20           2,265      135         3,715      
Educational/Health services 20           7,085      260         11,335    Services 120         19,249    1,240      31,784    0.38% 60.56% 3.90% 35.16%
Arts/entertain/food services -         2,315      380         4,450      
Other private services 40           1,715      60           3,220      
Public administration -         1,600      50           2,250      
Armed forces -         4            -         29           
Agriculture & Mining -         430         10           1,025      Agriculture & Mining -         430         10           1,025      0.00% 41.95% 0.98% 57.07%
Construction 110         2,560      95           6,080      Construction 110         2,560      95           6,080      1.81% 42.11% 1.56% 54.52%

Source: U.S. Bureau of Transportation Statistics, based on 2000 Census. Note: Categories simplified from Woods & Poole Economics, 2010, to

  Category names have been simplified to reduce space.   match GDOT categories for transportation modeling.

36,104    530         Total Employment 4.49%54.99%0.81%

BTS Categories

Total Employment 530         65,654    2,950      39.71%

Woods & Poole Categories Percent of Hall County Total

65,654    2,950      36,104    
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Table 41: Jobs to Household Ratios -- Hall County 
 

 

Employment Forecasts by Economic Sector 2008-2040 

Employment forecasts are first prepared for the county as a whole, then for the cities of Gainesville, Bu-
ford (the portion within Hall County), and Oakwood based on each city’s market share of countywide 
growth, and lastly for all of the other cities or portions of cities, and the unincorporated area by exclud-
ing from the countywide figures the projected employment in Gainesville, Buford (pt) and Oakwood. 

Hall County Future Employment 

The per household ratios calculated on Table 41 are applied to the Hall County household forecasts in 
order to estimate employment in each economic sector in each forecast year, consistent with the Woods 
& Poole methodology.  

Manufacturing
Wholesale 

Trade
Retail Trade Services

Agriculture & 
Mining

Construction

2008 0.274781      0.063195      0.137484      0.936680      0.019008      0.121529      
2009 0.255276      0.059550      0.129178      0.908929      0.017706      0.106663      
2010 0.257629      0.059237      0.131021      0.913622      0.017456      0.113263      
2011 0.252908      0.058349      0.129306      0.917293      0.017202      0.112830      
2012 0.248316      0.057461      0.127635      0.921165      0.017001      0.112443      
2013 0.243886      0.056594      0.126019      0.925322      0.016750      0.112097      
2014 0.239579      0.055775      0.124482      0.929808      0.016566      0.111790      
2015 0.235421      0.054960      0.122967      0.934597      0.016347      0.111507      
2016 0.231402      0.054179      0.121519      0.939741      0.016166      0.111282      
2017 0.227517      0.053443      0.120131      0.945150      0.015979      0.111093      
2018 0.223758      0.052697      0.118792      0.950946      0.015800      0.110945      
2019 0.220104      0.051991      0.117491      0.957001      0.015628      0.110816      
2020 0.216546      0.051297      0.116225      0.963320      0.015462      0.110729      
2021 0.213104      0.050627      0.114992      0.969908      0.015302      0.110656      
2022 0.209740      0.049956      0.113806      0.976732      0.015149      0.110627      
2023 0.206484      0.049322      0.112657      0.983897      0.014977      0.110643      
2024 0.203298      0.048698      0.111527      0.991284      0.014848      0.110662      
2025 0.200225      0.048086      0.110444      0.999071      0.014701      0.110726      
2026 0.197219      0.047495      0.109405      1.007068      0.014583      0.110806      
2027 0.194310      0.046925      0.108381      1.015343      0.014459      0.110927      
2028 0.191458      0.046351      0.107397      1.023997      0.014339      0.111073      
2029 0.188695      0.045796      0.106426      1.032789      0.014213      0.111245      
2030 0.185993      0.045248      0.105501      1.041936      0.014102      0.111440      
2031 0.183347      0.044716      0.104586      1.051307      0.014007      0.111659      
2032 0.180774      0.044200      0.103679      1.060909      0.013882      0.111897      
2033 0.178245      0.043690      0.102816      1.070797      0.013784      0.112159      
2034 0.175793      0.043185      0.101965      1.080957      0.013678      0.112447      
2035 0.173387      0.042698      0.101149      1.091457      0.013578      0.112762      
2036 0.171049      0.042218      0.100358      1.102306      0.013482      0.113117      
2037 0.168786      0.041744      0.099579      1.113457      0.013401      0.113490      
2038 0.166573      0.041296      0.098844      1.124943      0.013324      0.113901      
2039 0.164408      0.040854      0.098120      1.136774      0.013241      0.114329      
2040 0.162299      0.040416      0.097415      1.149000      0.013172      0.114794      

Source: Woods & Poole Economics, Inc., 2010 Georgia State Profile, Hall County.
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A household is equivalent to an occupied housing unit which, by definition, is a unit occupied by a 
household. The figures shown on Table 42 are derived from the household forecasts shown on Table 24 
for the countywide ‘medium’ growth scenario. The household forecasts derived from the ‘medium’ 
growth scenario are used because that scenario reflects the ‘most likely’ forecasts for housing and popu-
lation. 

The results are shown on the following table. 

 
Table 42: Employment Forecasts – Hall County 2008-2040 

 

Overall, the jobs-to-household ratios remain fairly stable throughout the forecast period, moving from 
1.55 jobs per household in 2008 to 1.58 in 2040 (after dipping to a low of 1.47 around 2018). 

Manufacturing
Wholesale 

Trade
Retail Trade Services

Agriculture & 
Mining

Construction
Total 

Employment
2008 63,032          17,320         3,983           8,666           59,041         1,198           7,660           97,868         
2009 63,402          16,185         3,776           8,190           57,628         1,123           6,763           93,665         
2010 63,772          16,429         3,778           8,355           58,263         1,113           7,223           95,161         
2011 64,698          16,363         3,775           8,366           59,347         1,113           7,300           96,264         
2012 66,914          16,616         3,845           8,541           61,639         1,138           7,524           99,303         
2013 70,237          17,130         3,975           8,851           64,992         1,176           7,873           103,997        
2014 74,669          17,889         4,165           9,295           69,428         1,237           8,347           110,361        
2015 79,101          18,622         4,347           9,727           73,928         1,293           8,820           116,737        
2016 82,476          19,085         4,469           10,022         77,506         1,333           9,178           121,593        
2017 85,954          19,556         4,594           10,326         81,239         1,373           9,549           126,637        
2018 89,533          20,034         4,718           10,636         85,141         1,415           9,933           131,877        
2019 93,217          20,517         4,846           10,952         89,209         1,457           10,330         137,311        
2020 97,003          21,006         4,976           11,274         93,445         1,500           10,741         142,942        
2021 100,892        21,500         5,108           11,602         97,856         1,544           11,164         148,774        
2022 104,885        21,999         5,240           11,937         102,445        1,589           11,603         154,813        
2023 108,980        22,503         5,375           12,277         107,225        1,632           12,058         161,070        
2024 113,178        23,009         5,512           12,622         112,192        1,680           12,524         167,539        
2025 117,480        23,522         5,649           12,975         117,371        1,727           13,008         174,252        
2026 121,884        24,038         5,789           13,335         122,745        1,777           13,506         181,190        
2027 126,390        24,559         5,931           13,698         128,329        1,827           14,020         188,364        
2028 131,000        25,081         6,072           14,069         134,144        1,878           14,551         195,795        
2029 135,713        25,608         6,215           14,443         140,163        1,929           15,097         203,455        
2030 140,529        26,137         6,359           14,826         146,422        1,982           15,661         211,387        
2031 145,447        26,667         6,504           15,212         152,909        2,037           16,240         219,569        
2032 150,469        27,201         6,651           15,600         159,634        2,089           16,837         228,012        
2033 155,594        27,734         6,798           15,998         166,610        2,145           17,451         236,736        
2034 160,821        28,271         6,945           16,398         173,841        2,200           18,084         245,739        
2035 166,152        28,809         7,094           16,806         181,348        2,256           18,736         255,049        
2036 171,584        29,349         7,244           17,220         189,138        2,313           19,409         264,673        
2037 177,121        29,896         7,394           17,638         197,217        2,374           20,101         274,620        
2038 182,760        30,443         7,547           18,065         205,595        2,435           20,817         284,902        
2039 188,502        30,991         7,701           18,496         214,284        2,496           21,551         295,519        
2040 194,347        31,542         7,855           18,932         223,305        2,560           22,310         306,504        

Number of 
Households

Number of Employees
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City of Gainesville Future Employment 

While the city of Gainesville historically has been the largest single economic engine in the county and 
its employment base continues to grow, suburbanization has spread nonresidential development through-
out the county beyond city limits. As a result, the city’s total employment as a proportion of total em-
ployment in the county has slowly gone down; as the city continues to grow, it is growing at a lower rate 
than the county as a whole and, particularly, the unincorporated area. 

This progression is shown on Table 43. The data for 1990 and 2000 are taken from the ‘employment by 
place of work’ data reported by the BTS, based on the decennial census for each year.  

 

Table 43: Gainesville Percentage of Hall County Employment 
 

 

Based on the incremental change for each industry type between 1990 and 2000 (shown in the middle 
column of Table 43), the 2000 percentages are projected forward to 2008 and to 2030 at the same his-
toric rate. There are three exceptions to this rule: The city of Gainesville is the primary center for whole-
saling and maintains a relative prominence for retail and commercial services businesses and for gov-
ernment employment. The annual increment shown on the table for Wholesale Trade is only 25% of the 
proportional loss that would have resulted from considering the full 1990-2000 change.  Retail Trade is 
expected to fair better than the actual 1990-2000 percentage drop, reflecting the city’s overall rate, as is 
the Services sector. Note that, within the Services sector, government employment is calculated at only 
50% of the potential proportional loss. There are, therefore, two ‘total’ figures on the table for each of 
the forecast years—2008 and 2040. The top figures are what the result would have been without the 
three exceptions, and the second line shows the result of the wholesale, retail and services employment 
adjustments. 

The employment forecasts for Gainesville, therefore, shown on Table 44 are determined by multiplying 
the resulting percentage for each year between 2008 and 2040 times the countywide employment figures 
on Table 42. The percentages for each year, beginning in 2008, are equal to the prior year’s percentage 
plus one ‘annual increment’ from Table 43 for the appropriate industry category. 

 

1990 2000
Annual 

Increment
2008 

Projected
2040 

Projected
Total Employment 62.15% 54.99% -0.007160 49.26% 26.35%
  Total as Adjusted* -0.001285 51.14% 30.67%
Manufacturing 54.98% 50.65% -0.004330 47.19% 33.33%
Wholesale Trade** 66.49% 49.39% -0.004274 45.97% 32.30%
Retail Trade*** 70.34% 55.92% -0.007160 50.19% 27.28%
Services*** 87.24% 60.56% -0.007160 54.83% 31.92%
Agriculture & Mining 42.29% 41.95% -0.000338 41.68% 40.60%
Construction 48.74% 42.11% -0.006635 36.80% 15.57%

* Figures for total employment in 2008 and 2040 calculated from sector totals as adjusted below.
** Wholesale Trade calculated at 25% of 1990-2000 increment.
*** Retail and Services annual increments adjusted to equal citywide increment.

Source: U.S. Bureau of Transportation Statistics; 1990 and 2000 Censuses.
Data excludes second-job and self-employment positions.

Percent in Gainesville Percent in Gainesville
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Table 44: Employment Forecasts – Gainesville 2008-2040 

 

Future Employment in Buford (pt) and Oakwood 

Employment forecasts for the portion of Buford in Hall County and for Oakwood are also made on the 
‘percent of county’ approach used for Gainesville, since BTS benchmarks are available. Unlike Gaines-
ville, only data for 2000 is available. The percentages of the countywide employment in 2000 located 
within these two jurisdictions are shown on the following table. 
 

Table 45: Employment Mix – Buford 
and Oakwood 2000 

 

 

 

Manufacturing
Wholesale 

Trade
Retail Trade Services

Agriculture & 
Mining

Construction
Total 

Employment
2008 8,173           1,831           4,349           32,375         499              2,819           50,046         
2009 7,568           1,720           4,052           31,187         468              2,444           47,439         
2010 7,610           1,705           4,074           31,114         463              2,562           47,528         
2011 7,509           1,687           4,019           31,268         463              2,541           47,487         
2012 7,553           1,702           4,042           32,034         473              2,569           48,373         
2013 7,713           1,742           4,125           33,311         488              2,636           50,015         
2014 7,977           1,808           4,266           35,088         513              2,739           52,391         
2015 8,223           1,868           4,394           36,833         536              2,836           54,690         
2016 8,345           1,902           4,456           38,060         552              2,890           56,205         
2017 8,466           1,935           4,517           39,312         568              2,944           57,742         
2018 8,586           1,967           4,576           40,590         585              2,996           59,300         
2019 8,705           2,000           4,634           41,891         602              3,047           60,879         
2020 8,821           2,032           4,690           43,211         619              3,097           62,470         
2021 8,935           2,064           4,743           44,550         637              3,145           64,074         
2022 9,048           2,095           4,794           45,906         655              3,192           65,690         
2023 9,157           2,126           4,843           47,280         672              3,237           67,315         
2024 9,264           2,157           4,889           48,667         691              3,279           68,947         
2025 9,368           2,187           4,933           50,073         710              3,319           70,590         
2026 9,470           2,216           4,974           51,487         730              3,357           72,234         
2027 9,569           2,245           5,011           52,911         750              3,392           73,878         
2028 9,664           2,272           5,046           54,348         770              3,424           75,524         
2029 9,756           2,299           5,077           55,783         790              3,452           77,157         
2030 9,844           2,325           5,106           57,226         811              3,477           78,789         
2031 9,928           2,351           5,130           58,666         833              3,498           80,406         
2032 10,009         2,375           5,149           60,103         854              3,515           82,005         
2033 10,085         2,399           5,165           61,537         876              3,527           83,589         
2034 10,158         2,421           5,177           62,963         898              3,535           85,152         
2035 10,227         2,443           5,186           64,384         920              3,538           86,698         
2036 10,291         2,463           5,190           65,795         942              3,536           88,217         
2037 10,354         2,483           5,190           67,193         966              3,529           89,715         
2038 10,411         2,502           5,186           68,576         990              3,517           91,182         
2039 10,465         2,520           5,177           69,940         1,014           3,498           92,614         
2040 10,514         2,537           5,164           71,285         1,039           3,473           94,012         

Buford (pt) Oakwood
Total Employment 0.81% 4.49%
Manufacturing 0.68% 3.74%
Wholesale Trade 1.22% 8.81%
Retail Trade 2.19% 10.32%
Services 0.38% 3.90%
Agriculture & Mining 0.00% 0.98%
Construction 1.81% 1.56%
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The percentages for each jurisdiction shown on Table 45 are multiplied times the countywide employ-
ment figures on Table 42, and the results are shown on the following two tables. 

 

Table 46: Employment Forecasts – Buford (pt) 2008-2040 
 

 

Manufacturing
Wholesale 

Trade
Retail Trade Services

Agriculture & 
Mining

Construction
Total 

Employment
2008 118              48                189              223              -               139              717              
2009 111              46                179              218              -               122              676              
2010 112              46                183              220              -               131              692              
2011 112              46                183              224              -               132              697              
2012 113              47                187              233              -               136              716              
2013 117              48                193              245              -               142              745              
2014 122              51                203              262              -               151              789              
2015 127              53                213              279              -               160              832              
2016 130              54                219              293              -               166              862              
2017 134              56                226              307              -               173              896              
2018 137              57                232              321              -               180              927              
2019 140              59                239              337              -               187              962              
2020 143              60                246              353              -               194              996              
2021 147              62                254              369              -               202              1,034           
2022 150              64                261              387              -               210              1,072           
2023 154              65                268              405              -               218              1,110           
2024 157              67                276              424              -               227              1,151           
2025 161              69                284              443              -               235              1,192           
2026 164              70                291              463              -               244              1,232           
2027 168              72                299              485              -               254              1,278           
2028 171              74                307              506              -               263              1,321           
2029 175              76                316              529              -               273              1,369           
2030 178              77                324              553              -               283              1,415           
2031 182              79                332              577              -               294              1,464           
2032 186              81                341              603              -               305              1,516           
2033 189              83                350              629              -               316              1,567           
2034 193              84                358              656              -               327              1,618           
2035 197              86                367              685              -               339              1,674           
2036 200              88                376              714              -               351              1,729           
2037 204              90                385              745              -               364              1,788           
2038 208              92                395              776              -               377              1,848           
2039 212              94                404              809              -               390              1,909           
2040 215              96                414              843              -               404              1,972           
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Table 47: Employment Forecasts – Oakwood 2008-2040 
 

 

 

Manufacturing
Wholesale 

Trade
Retail Trade Services

Agriculture & 
Mining

Construction
Total 

Employment
2008 648              351              895              2,303           12                120              4,329           
2009 605              333              846              2,248           11                106              4,149           
2010 615              333              863              2,273           11                113              4,208           
2011 612              333              864              2,315           11                114              4,249           
2012 622              339              882              2,405           11                118              4,377           
2013 641              350              914              2,536           11                123              4,575           
2014 669              367              960              2,709           12                130              4,847           
2015 697              383              1,004           2,884           13                138              5,119           
2016 714              394              1,035           3,024           13                143              5,323           
2017 732              405              1,066           3,169           13                149              5,534           
2018 749              416              1,098           3,322           14                155              5,754           
2019 768              427              1,131           3,480           14                161              5,981           
2020 786              439              1,164           3,646           15                168              6,218           
2021 804              450              1,198           3,818           15                174              6,459           
2022 823              462              1,232           3,997           16                181              6,711           
2023 842              474              1,267           4,183           16                188              6,970           
2024 861              486              1,303           4,377           16                196              7,239           
2025 880              498              1,340           4,579           17                203              7,517           
2026 899              510              1,377           4,789           17                211              7,803           
2027 919              523              1,414           5,007           18                219              8,100           
2028 938              535              1,452           5,233           18                227              8,403           
2029 958              548              1,491           5,468           19                236              8,720           
2030 978              561              1,531           5,712           19                245              9,046           
2031 998              573              1,570           5,965           20                254              9,380           
2032 1,018           586              1,611           6,228           20                263              9,726           
2033 1,038           599              1,652           6,500           21                273              10,083         
2034 1,058           612              1,693           6,782           21                283              10,449         
2035 1,078           625              1,735           7,075           22                293              10,828         
2036 1,098           639              1,778           7,379           23                303              11,220         
2037 1,118           652              1,821           7,694           23                314              11,622         
2038 1,139           665              1,865           8,021           24                325              12,039         
2039 1,159           679              1,910           8,360           24                337              12,469         
2040 1,180           692              1,955           8,712           25                349              12,913         
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Employment in All Other Jurisdictions 

Lastly, future employment is estimated for each year in the remaining jurisdictions by subtracting esti-
mated employment in the preceding three cities from the countywide totals, and recalculating the jobs-
to-household ratios for the remaining jurisdictions. Then, using the same methodology as was used in 
forecasting employment countywide, employment is calculated for the remaining jurisdictions. 

 

Table 48: Net Employment Outside Gainesville, Buford and Oakwood 

 

 

Total 
Employment

Manufacturing
Wholesale 

Trade
Retail Trade Services

Agriculture & 
Mining

Construction

2008 42,776         8,381           1,753           3,233           24,140         687              4,582           
2009 41,401         7,901           1,677           3,113           23,975         644              4,091           
2010 42,733         8,092           1,694           3,235           24,656         639              4,417           
2011 43,831         8,130           1,709           3,300           25,540         639              4,513           
2012 45,837         8,328           1,757           3,430           26,967         654              4,701           
2013 48,662         8,659           1,835           3,619           28,900         677              4,972           
2014 52,334         9,121           1,939           3,866           31,369         712              5,327           
2015 56,096         9,575           2,043           4,116           33,932         744              5,686           
2016 59,203         9,896           2,119           4,312           36,129         768              5,979           
2017 62,465         10,224         2,198           4,517           38,451         792              6,283           
2018 65,896         10,562         2,278           4,730           40,908         816              6,602           
2019 69,489         10,904         2,360           4,948           43,501         841              6,935           
2020 73,258         11,256         2,445           5,174           46,235         866              7,282           
2021 77,207         11,614         2,532           5,407           49,119         892              7,643           
2022 81,340         11,978         2,619           5,650           52,155         918              8,020           
2023 85,675         12,350         2,710           5,899           55,357         944              8,415           
2024 90,202         12,727         2,802           6,154           58,724         973              8,822           
2025 94,953         13,113         2,895           6,418           62,276         1,000           9,251           
2026 99,921         13,505         2,993           6,693           66,006         1,030           9,694           
2027 105,108        13,903         3,091           6,974           69,926         1,059           10,155         
2028 110,547        14,308         3,191           7,264           74,057         1,090           10,637         
2029 116,209        14,719         3,292           7,559           78,383         1,120           11,136         
2030 122,137        15,137         3,396           7,865           82,931         1,152           11,656         
2031 128,319        15,559         3,501           8,180           87,701         1,184           12,194         
2032 134,765        15,988         3,609           8,499           92,700         1,215           12,754         
2033 141,497        16,422         3,717           8,831           97,944         1,248           13,335         
2034 148,520        16,862         3,828           9,170           103,440        1,281           13,939         
2035 155,849        17,307         3,940           9,518           109,204        1,314           14,566         
2036 163,507        17,760         4,054           9,876           115,250        1,348           15,219         
2037 171,495        18,220         4,169           10,242         121,585        1,385           15,894         
2038 179,833        18,685         4,288           10,619         128,222        1,421           16,598         
2039 188,527        19,155         4,408           11,005         135,175        1,458           17,326         
2040 197,607        19,633         4,530           11,399         142,465        1,496           18,084         
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Based on the ‘remaining’ number of jobs and the number of households outside of Gainesville, Buford 
(pt) and Oakwood, the following employment-to-household ratios are calculated: 

 

Table 49: Employment to Household Ratios – Outside Gainesville, Buford and Oakwood 
 

 

 

Net 
Households

Manufacturing
Wholesale 

Trade
Retail Trade Services

Agriculture & 
Mining

Construction

2008 49,767         0.168405      0.035224      0.064963      0.485060      0.013804      0.092069      
2009 50,087         0.157746      0.033482      0.062152      0.478667      0.012858      0.081678      
2010 50,401         0.160552      0.033610      0.064185      0.489197      0.012678      0.087637      
2011 50,989         0.159446      0.033517      0.064720      0.500892      0.012532      0.088509      
2012 52,451         0.158777      0.033498      0.065394      0.514137      0.012469      0.089627      
2013 54,642         0.158468      0.033582      0.066231      0.528897      0.012390      0.090992      
2014 57,563         0.158452      0.033685      0.067161      0.544951      0.012369      0.092542      
2015 60,487         0.158298      0.033776      0.068048      0.560980      0.012300      0.094004      
2016 62,630         0.158007      0.033834      0.068849      0.576864      0.012262      0.095465      
2017 64,882         0.157578      0.033877      0.069619      0.592630      0.012207      0.096837      
2018 67,188         0.157201      0.033905      0.070399      0.608859      0.012145      0.098262      
2019 69,552         0.156775      0.033931      0.071141      0.625446      0.012092      0.099710      
2020 71,967         0.156405      0.033974      0.071894      0.642447      0.012033      0.101185      
2021 74,436         0.156027      0.034016      0.072640      0.659882      0.011983      0.102679      
2022 76,961         0.155637      0.034030      0.073414      0.677681      0.011928      0.104209      
2023 79,537         0.155274      0.034072      0.074167      0.695991      0.011869      0.105800      
2024 82,170         0.154886      0.034100      0.074894      0.714665      0.011841      0.107363      
2025 84,857         0.154531      0.034116      0.075633      0.733893      0.011785      0.109019      
2026 87,598         0.154170      0.034167      0.076406      0.753510      0.011758      0.110665      
2027 90,390         0.153811      0.034196      0.077155      0.773603      0.011716      0.112346      
2028 93,239         0.153455      0.034224      0.077907      0.794271      0.011690      0.114083      
2029 96,141         0.153098      0.034241      0.078624      0.815292      0.011650      0.115830      
2030 99,098         0.152748      0.034269      0.079366      0.836858      0.011625      0.117621      
2031 102,109        0.152376      0.034287      0.080110      0.858896      0.011595      0.119421      
2032 105,173        0.152016      0.034315      0.080810      0.881405      0.011552      0.121267      
2033 108,292        0.151646      0.034324      0.081548      0.904444      0.011524      0.123139      
2034 111,466        0.151275      0.034342      0.082267      0.927996      0.011492      0.125052      
2035 114,694        0.150897      0.034352      0.082986      0.952134      0.011457      0.126999      
2036 117,974        0.150542      0.034364      0.083713      0.976910      0.011426      0.129003      
2037 121,309        0.150195      0.034367      0.084429      1.002275      0.011417      0.131021      
2038 124,699        0.149841      0.034387      0.085157      1.028252      0.011395      0.133105      
2039 128,144        0.149480      0.034399      0.085880      1.054868      0.011378      0.135207      
2040 131,642        0.149139      0.034412      0.086591      1.082215      0.011364      0.137373      
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Applying the ratios to the remaining jurisdictions results in the employment forecasts shown on Table 
50 (Clermont), Table 51 (Flowery Branch), Table 52 (Gillsville – pt), Table 53 (Lula – pt), Table 54 
(Rest Haven – pt), and Table 55 (the unincorporated area). 

 

Table 50: Employment Forecasts – Clermont 2008-2040 
 

 

 

Manufacturing
Wholesale 

Trade
Retail Trade Services

Agriculture & 
Mining

Construction
Total 

Employment
2008 260              44                9                  17                126              4                  24                224              
2009 260              41                9                  16                124              3                  21                214              
2010 262              42                9                  17                128              3                  23                222              
2011 275              44                9                  18                138              3                  24                236              
2012 301              48                10                20                155              4                  27                264              
2013 341              54                11                23                180              4                  31                303              
2014 393              62                13                26                214              5                  36                356              
2015 447              71                15                30                251              5                  42                414              
2016 483              76                16                33                279              6                  46                456              
2017 521              82                18                36                309              6                  50                501              
2018 560              88                19                39                341              7                  55                549              
2019 601              94                20                43                376              7                  60                600              
2020 643              101              22                46                413              8                  65                655              
2021 686              107              23                50                453              8                  70                711              
2022 731              114              25                54                495              9                  76                773              
2023 777              121              26                58                541              9                  82                837              
2024 825              128              28                62                590              10                89                907              
2025 873              135              30                66                641              10                95                977              
2026 924              142              32                71                696              11                102              1,054           
2027 974              150              33                75                753              11                109              1,131           
2028 1,026           157              35                80                815              12                117              1,216           
2029 1,081           165              37                85                881              13                125              1,306           
2030 1,135           173              39                90                950              13                133              1,398           
2031 1,193           182              41                96                1,025           14                142              1,500           
2032 1,250           190              43                101              1,102           14                152              1,602           
2033 1,310           199              45                107              1,185           15                161              1,712           
2034 1,369           207              47                113              1,270           16                171              1,824           
2035 1,430           216              49                119              1,362           16                182              1,944           
2036 1,494           225              51                125              1,460           17                193              2,071           
2037 1,558           234              54                132              1,562           18                204              2,204           
2038 1,624           243              56                138              1,670           19                216              2,342           
2039 1,690           253              58                145              1,783           19                229              2,487           
2040 1,759           262              61                152              1,904           20                242              2,641           

Number of 
Households

Number of Employees



May 14, 2010 66 Employment  

 

Table 51: Employment Forecasts – Flowery Branch 2008-2040 
 

 

 

Manufacturing
Wholesale 

Trade
Retail Trade Services

Agriculture & 
Mining

Construction
Total 

Employment
2008 1,995           336              70                130              968              28                184              1,716           
2009 1,997           315              67                124              956              26                163              1,651           
2010 2,002           321              67                128              979              25                175              1,695           
2011 2,026           323              68                131              1,015           25                179              1,741           
2012 2,084           331              70                136              1,071           26                187              1,821           
2013 2,171           344              73                144              1,148           27                198              1,934           
2014 2,289           363              77                154              1,247           28                212              2,081           
2015 2,405           381              81                164              1,349           30                226              2,231           
2016 2,507           396              85                173              1,446           31                239              2,370           
2017 2,617           412              89                182              1,551           32                253              2,519           
2018 2,731           429              93                192              1,663           33                268              2,678           
2019 2,854           447              97                203              1,785           35                285              2,852           
2020 2,982           466              101              214              1,916           36                302              3,035           
2021 3,117           486              106              226              2,057           37                320              3,232           
2022 3,257           507              111              239              2,207           39                339              3,442           
2023 3,403           528              116              252              2,368           40                360              3,664           
2024 3,557           551              121              266              2,542           42                382              3,904           
2025 3,716           574              127              281              2,727           44                405              4,158           
2026 3,882           598              133              297              2,925           46                430              4,429           
2027 4,054           624              139              313              3,136           47                455              4,714           
2028 4,231           649              145              330              3,361           49                483              5,017           
2029 4,416           676              151              347              3,600           51                512              5,337           
2030 4,605           703              158              365              3,854           54                542              5,676           
2031 4,802           732              165              385              4,124           56                573              6,035           
2032 5,005           761              172              404              4,411           58                607              6,413           
2033 5,214           791              179              425              4,716           60                642              6,813           
2034 5,429           821              186              447              5,038           62                679              7,233           
2035 5,651           853              194              469              5,381           65                718              7,680           
2036 5,878           885              202              492              5,742           67                758              8,146           
2037 6,112           918              210              516              6,126           70                801              8,641           
2038 6,353           952              218              541              6,532           72                846              9,161           
2039 6,599           986              227              567              6,961           75                892              9,708           
2040 6,852           1,022           236              593              7,415           78                941              10,285         

Number of Employees
Number of 

Households
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Table 52: Employment Forecasts – Gillsville (pt) 2008-2040 
 

 

 

Manufacturing
Wholesale 

Trade
Retail Trade Services

Agriculture & 
Mining

Construction
Total 

Employment
2008 74                12                3                  5                  36                1                  7                  64                
2009 74                12                2                  5                  35                1                  6                  61                
2010 74                12                2                  5                  36                1                  6                  62                
2011 75                12                3                  5                  38                1                  7                  66                
2012 79                13                3                  5                  41                1                  7                  70                
2013 84                13                3                  6                  44                1                  8                  75                
2014 91                14                3                  6                  50                1                  8                  82                
2015 98                16                3                  7                  55                1                  9                  91                
2016 102              16                3                  7                  59                1                  10                96                
2017 105              17                4                  7                  62                1                  10                101              
2018 109              17                4                  8                  66                1                  11                107              
2019 111              17                4                  8                  69                1                  11                110              
2020 115              18                4                  8                  74                1                  12                117              
2021 119              19                4                  9                  79                1                  12                124              
2022 122              19                4                  9                  83                1                  13                129              
2023 126              20                4                  9                  88                1                  13                135              
2024 128              20                4                  10                91                2                  14                141              
2025 132              20                5                  10                97                2                  14                148              
2026 135              21                5                  10                102              2                  15                155              
2027 139              21                5                  11                108              2                  16                163              
2028 141              22                5                  11                112              2                  16                168              
2029 145              22                5                  11                118              2                  17                175              
2030 148              23                5                  12                124              2                  17                183              
2031 152              23                5                  12                131              2                  18                191              
2032 155              24                5                  13                137              2                  19                200              
2033 158              24                5                  13                143              2                  19                206              
2034 162              25                6                  13                150              2                  20                216              
2035 165              25                6                  14                157              2                  21                225              
2036 169              25                6                  14                165              2                  22                234              
2037 171              26                6                  14                171              2                  22                241              
2038 175              26                6                  15                180              2                  23                252              
2039 178              27                6                  15                188              2                  24                262              
2040 182              27                6                  16                197              2                  25                273              

Number of Employees
Number of 

Households
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Table 53: Employment Forecasts – Lula (pt) 2008-2040 
 

 

 

Manufacturing
Wholesale 

Trade
Retail Trade Services

Agriculture & 
Mining

Construction Total 
Employment

2008 868              146              31                56                421              12                80                746              
2009 869              137              29                54                416              11                71                718              
2010 871              140              29                56                426              11                76                738              
2011 887              141              30                57                444              11                79                762              
2012 923              147              31                60                475              12                83                807              
2013 977              155              33                65                517              12                89                870              
2014 1,047           166              35                70                571              13                97                952              
2015 1,120           177              38                76                628              14                105              1,039           
2016 1,174           186              40                81                677              14                112              1,110           
2017 1,232           194              42                86                730              15                119              1,186           
2018 1,291           203              44                91                786              16                127              1,266           
2019 1,354           212              46                96                847              16                135              1,353           
2020 1,417           222              48                102              910              17                143              1,442           
2021 1,484           232              50                108              979              18                152              1,539           
2022 1,553           242              53                114              1,052           19                162              1,641           
2023 1,623           252              55                120              1,130           19                172              1,748           
2024 1,698           263              58                127              1,214           20                182              1,864           
2025 1,772           274              60                134              1,300           21                193              1,983           
2026 1,850           285              63                141              1,394           22                205              2,110           
2027 1,931           297              66                149              1,494           23                217              2,245           
2028 2,014           309              69                157              1,600           24                230              2,388           
2029 2,098           321              72                165              1,710           24                243              2,536           
2030 2,185           334              75                173              1,829           25                257              2,693           
2031 2,275           347              78                182              1,954           26                272              2,859           
2032 2,367           360              81                191              2,086           27                287              3,033           
2033 2,461           373              84                201              2,226           28                303              3,216           
2034 2,557           387              88                210              2,373           29                320              3,407           
2035 2,656           401              91                220              2,529           30                337              3,609           
2036 2,757           415              95                231              2,693           32                356              3,821           
2037 2,860           430              98                241              2,867           33                375              4,043           
2038 2,965           444              102              252              3,049           34                395              4,276           
2039 3,073           459              106              264              3,242           35                415              4,521           
2040 3,184           475              110              276              3,446           36                437              4,779           

Number of 
Households
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Table 54: Employment Forecasts – Rest Haven (pt) 2008-2040 
 

 

Manufacturing
Wholesale 

Trade
Retail Trade Services

Agriculture & 
Mining

Construction Total 
Employment

2008 15                3                  1                  1                  7                  0                  1                  13                
2009 15                2                  1                  1                  7                  0                  1                  13                
2010 15                2                  1                  1                  7                  0                  1                  13                
2011 15                2                  1                  1                  8                  0                  1                  13                
2012 16                3                  1                  1                  8                  0                  1                  14                
2013 16                3                  1                  1                  9                  0                  1                  15                
2014 17                3                  1                  1                  9                  0                  2                  16                
2015 18                3                  1                  1                  10                0                  2                  17                
2016 18                3                  1                  1                  10                0                  2                  17                
2017 18                3                  1                  1                  11                0                  2                  18                
2018 19                3                  1                  1                  11                0                  2                  18                
2019 19                3                  1                  1                  12                0                  2                  19                
2020 20                3                  1                  1                  13                0                  2                  20                
2021 20                3                  1                  1                  13                0                  2                  21                
2022 20                3                  1                  1                  14                0                  2                  21                
2023 21                3                  1                  2                  14                0                  2                  22                
2024 21                3                  1                  2                  15                0                  2                  23                
2025 21                3                  1                  2                  16                0                  2                  24                
2026 22                3                  1                  2                  16                0                  2                  25                
2027 22                3                  1                  2                  17                0                  2                  25                
2028 22                3                  1                  2                  18                0                  3                  26                
2029 23                3                  1                  2                  18                0                  3                  27                
2030 23                3                  1                  2                  19                0                  3                  28                
2031 23                4                  1                  2                  20                0                  3                  29                
2032 24                4                  1                  2                  21                0                  3                  30                
2033 24                4                  1                  2                  22                0                  3                  31                
2034 24                4                  1                  2                  22                0                  3                  32                
2035 25                4                  1                  2                  23                0                  3                  33                
2036 25                4                  1                  2                  24                0                  3                  35                
2037 25                4                  1                  2                  25                0                  3                  36                
2038 26                4                  1                  2                  26                0                  3                  37                
2039 26                4                  1                  2                  27                0                  4                  38                
2040 26                4                  1                  2                  28                0                  4                  39                

Number of 
Households
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Table 55: Employment Forecasts – Unincorporated Area 2008-2040 
 

 
 
 

 

Manufacturing
Wholesale 

Trade
Retail Trade Services

Agriculture & 
Mining

Construction Total 
Employment

2008 46,196          7,780           1,627           3,001           22,408         638              4,253           39,707         
2009 46,513          7,337           1,557           2,891           22,264         598              3,799           38,447         
2010 46,818          7,517           1,574           3,005           22,903         594              4,103           39,695         
2011 47,352          7,550           1,587           3,065           23,718         593              4,191           40,705         
2012 48,689          7,731           1,631           3,184           25,033         607              4,364           42,549         
2013 50,694          8,033           1,702           3,358           26,812         628              4,613           45,146         
2014 53,367          8,456           1,798           3,584           29,082         660              4,939           48,519         
2015 56,040          8,871           1,893           3,813           31,437         689              5,268           51,972         
2016 57,987          9,162           1,962           3,992           33,451         711              5,536           54,814         
2017 60,030          9,459           2,034           4,179           35,576         733              5,813           57,794         
2018 62,119          9,765           2,106           4,373           37,822         754              6,104           60,924         
2019 64,254          10,073         2,180           4,571           40,187         777              6,407           64,196         
2020 66,431          10,390         2,257           4,776           42,678         799              6,722           67,623         
2021 68,651          10,711         2,335           4,987           45,302         823              7,049           71,207         
2022 70,919          11,038         2,413           5,206           48,060         846              7,390           74,954         
2023 73,228          11,370         2,495           5,431           50,966         869              7,748           78,879         
2024 75,582          11,707         2,577           5,661           54,016         895              8,115           82,970         
2025 77,984          12,051         2,661           5,898           57,232         919              8,502           87,262         
2026 80,426          12,399         2,748           6,145           60,602         946              8,900           91,740         
2027 82,911          12,753         2,835           6,397           64,140         971              9,315           96,411         
2028 85,446          13,112         2,924           6,657           67,867         999              9,748           101,307        
2029 88,019          13,476         3,014           6,920           71,761         1,025           10,195         106,392        
2030 90,643          13,846         3,106           7,194           75,855         1,054           10,662         111,716        
2031 93,305          14,217         3,199           7,475           80,139         1,082           11,143         117,255        
2032 96,013          14,596         3,295           7,759           84,626         1,109           11,643         123,028        
2033 98,766          14,977         3,390           8,054           89,328         1,138           12,162         129,050        
2034 101,566        15,364         3,488           8,356           94,253         1,167           12,701         135,329        
2035 104,408        15,755         3,587           8,664           99,410         1,196           13,260         141,872        
2036 107,292        16,152         3,687           8,982           104,815        1,226           13,841         148,702        
2037 110,224        16,555         3,788           9,306           110,475        1,258           14,442         155,824        
2038 113,197        16,962         3,892           9,640           116,395        1,290           15,067         163,246        
2039 116,219        17,372         3,998           9,981           122,596        1,322           15,714         170,983        
2040 119,280        17,789         4,105           10,329         129,087        1,356           16,386         179,050        

Number of 
Households

Number of Employees
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Appendix A: Data Regressions 

The tables and graphs on the following pages show the results of two sets of mathematical regressions 
against the baseline historical housing data for each of the jurisdictional areas: Hall County as a whole, 
each of the cities or portions of cities within the county, and the unincorporated area. 

The first set of tables (the ‘A’-numbered tables) projects the historic trends in housing growth over the 
1992-2005 period. This period was chosen in order to establish the ‘normal’ growth rate for the county, 
by excluding the ‘dip’ in permits experienced during the 1990-1992 recession, and excluding the onset 
of the current, more severe, downturn in housing construction. The purpose of using this time period is 
to establish a ‘normal growth’ baseline for each jurisdiction, as though the current recession had not oc-
curred. This baseline is used in preparing the ‘high’ and the ‘medium’ forecasts of housing growth. 

The second set of tables (the ‘B’ tables) uses the time period 1992-2007 for the projections. This ap-
proach extends the effects of the recent construction turndown as part of the baseline for future housing 
production, without also including the extraordinary drop in permitting during the past two years. As 
described in the report, this baseline is used in estimating the ‘low’ forecast. 

Each of the following Appendix A tables shows the results of the 1st, 2nd and 3rd order regressions pre-
pared for the particular jurisdictional area, as applied against the historic trend data time periods dis-
cussed above. The 1st, 2nd and 3rd order regressions produce straight line, parabola and ‘ess’ curve func-
tions, respectively, and project the trend line data out to 2040.  

On the graphs, the ‘most realistic’ projection is overlaid on the historic data points to illustrate the ‘fit’ 
between the projection and the past data. This ‘fit’ can be observed based on how well the symbol for 
the regression line fits in the circle symbols on the data line. 

More information on the data regression process can be found in Appendix B. 

 



  

Table A-1: Housing Regressions -- Hall County 1992-2005 Table A-2: Housing Regressions -- Buford (pt) 1992-2005

Historic Line Parabola Ess Curve Historic Line Parabola Ess Curve
1992 39,385    38,957    1992 71           73           
1993 40,119    40,021    1993 75           77           
1994 41,199    41,195    1994 79           82           
1995 42,235    42,478    1995 85           86           
1996 43,331    43,869    1996 91           90           
1997 44,889    45,369    1997 96           95           
1998 46,704    46,978    1998 102         99           
1999 48,601    48,696    1999 106         103         
2000 51,046    50,523    2000 112         108         
2001 53,167    52,458    2001 114         112         
2002 54,873    54,502    2002 118         116         
2003 56,893    56,656    2003 121         121         
2004 58,693    58,918    2004 121         125         
2005 60,773    61,289    2005 124         129         
2006 61,592    63,768    62,356    2006 134         127         122         
2007 63,309    66,357    63,814    2007 138         129         120         
2008 65,027    69,054    65,028    2008 142         130         117         
2009 66,745    71,860    65,957    2009 147         131         112         
2010 68,463    74,775    66,557    2010 151         131         106         
2011 70,181    77,799    66,789    2011 155         132         97           
2012 71,899    80,932    66,611    2012 160         132         87           
2013 73,616    84,173    65,980    2013 164         131         74           
2014 75,334    87,524    64,856    2014 168         131         59           
2015 77,052    90,983    63,197    2015 173         130         42           
2016 78,770    94,551    60,961    2016 177         128         22           
2017 80,488    98,228    58,106    2017 181         127         
2018 82,206    102,013  54,592    2018 186         125         
2019 83,923    105,908  50,377    2019 190         122         
2020 85,641    109,911  45,419    2020 194         119         
2021 87,359    114,023  39,676    2021 199         116         
2022 89,077    118,244  33,108    2022 203         113         
2023 90,795    122,574  25,672    2023 207         109         
2024 92,513    127,013  17,326    2024 212         105         
2025 94,231    131,561  8,031      2025 216         101         
2026 95,948    136,217  2026 220         96           
2027 97,666    140,982  2027 225         91           
2028 99,384    145,856  2028 229         86           
2029 101,102  150,839  2029 233         80           
2030 102,820  155,931  2030 238         74           
2031 104,538  161,131  2031 242         68           
2032 106,255  166,440  2032 246         61           
2033 107,973  171,859  2033 251         54           
2034 109,691  177,386  2034 255         46           
2035 111,409  183,022  2035 259         39           
2036 113,127  188,766  2036 264         31           
2037 114,845  194,620  2037 268         22           
2038 116,562  200,582  2038 272         13           
2039 118,280  206,653  2039 277         4            
2040 119,998  212,833  2040 281         

Correlation: 0.9842    0.9969    0.9993    Correlation: 0.9758    0.9945    0.9983    

Table A-3: Housing Regressions -- Clermont 1992-2005 Table A-4: Housing Regressions -- Flowery Branch 1992-2005

Historic Line Parabola Ess Curve Historic Line Parabola Ess Curve
1992 157         159         1992 623         664         
1993 155         156         1993 647         661         
1994 155         154         1994 671         664         
1995 155         153         1995 696         674         
1996 157         154         1996 722         689         
1997 161         157         1997 748         711         
1998 160         161         1998 773         740         
1999 165         167         1999 797         774         
2000 170         175         2000 820         815         
2001 182         184         2001 820         862         
2002 196         195         2002 827         916         
2003 211         208         2003 928         976         
2004 222         222         2004 990         1,042      
2005 237         237         2005 1,240      1,114      
2006 222         255         259         2006 1,067      1,193      1,359      
2007 228         274         282         2007 1,102      1,278      1,577      
2008 234         294         308         2008 1,136      1,369      1,842      
2009 240         316         336         2009 1,171      1,467      2,161      
2010 246         340         368         2010 1,205      1,571      2,537      
2011 252         366         403         2011 1,240      1,681      2,975      
2012 258         393         441         2012 1,275      1,797      3,481      
2013 264         421         483         2013 1,309      1,920      4,059      
2014 270         452         528         2014 1,344      2,049      4,714      
2015 276         483         577         2015 1,379      2,185      5,451      
2016 282         517         630         2016 1,413      2,326      6,275      
2017 288         552         688         2017 1,448      2,474      7,191      
2018 294         589         749         2018 1,482      2,628      8,203      
2019 300         627         815         2019 1,517      2,789      9,317      
2020 306         667         885         2020 1,552      2,956      10,538    
2021 312         709         960         2021 1,586      3,129      11,869    
2022 318         752         1,040      2022 1,621      3,308      13,317    
2023 324         797         1,124      2023 1,656      3,494      14,886    
2024 330         843         1,214      2024 1,690      3,686      16,581    
2025 336         892         1,309      2025 1,725      3,885      18,407    
2026 342         941         1,409      2026 1,759      4,089      20,368    
2027 348         993         1,515      2027 1,794      4,300      22,470    
2028 354         1,046      1,626      2028 1,829      4,517      24,718    
2029 360         1,100      1,743      2029 1,863      4,741      27,116    
2030 366         1,156      1,866      2030 1,898      4,971      29,669    
2031 372         1,214      1,995      2031 1,933      5,207      32,383    
2032 378         1,274      2,130      2032 1,967      5,449      35,261    
2033 384         1,335      2,272      2033 2,002      5,698      38,309    
2034 390         1,397      2,420      2034 2,036      5,953      41,532    
2035 396         1,462      2,574      2035 2,071      6,214      44,935    
2036 402         1,528      2,736      2036 2,106      6,482      48,523    
2037 408         1,595      2,904      2037 2,140      6,756      52,300    
2038 414         1,664      3,079      2038 2,175      7,036      56,271    
2039 420         1,735      3,262      2039 2,210      7,322      60,441    
2040 426         1,807      3,451      2040 2,244      7,615      64,816    

Correlation: 0.8035    0.9916    0.9934    Correlation: 0.8055    0.8907    0.9593    
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Table A-5: Housing Regressions -- Gainesville 1992-2005 Table A-6: Housing Regressions -- Gillsville (pt) 1992-2005

Historic Line Parabola Ess Curve
Historic Line Parabola Ess Curve 1992 40           44           

1992 7,532      7,475      1993 44           47           
1993 7,486      7,485      1994 48           50           
1994 7,650      7,543      1995 53           54           
1995 7,667      7,650      1996 57           57           
1996 7,649      7,805      1997 63           60           
1997 7,857      8,010      1998 66           64           
1998 8,133      8,262      1999 72           67           
1999 8,405      8,564      2000 77           70           
2000 9,076      8,914      2001 78           73           
2001 9,648      9,313      2002 78           77           
2002 9,795      9,761      2003 78           80           
2003 10,342    10,257    2004 78           83           
2004 10,763    10,802    2005 81           87           
2005 11,233    11,395    2006 90           81           76           
2006 11,064    12,038    11,691    2007 93           80           72           
2007 11,366    12,728    12,105    2008 97           79           67           
2008 11,667    13,468    12,481    2009 100         78           59           
2009 11,969    14,256    12,809    2010 103         76           50           
2010 12,270    15,093    13,079    2011 107         74           39           
2011 12,572    15,979    13,280    2012 110         71           26           
2012 12,874    16,913    13,402    2013 113         68           10           
2013 13,175    17,896    13,436    2014 116         64           
2014 13,477    18,927    13,371    2015 120         60           
2015 13,778    20,007    13,196    2016 123         55           
2016 14,080    21,136    12,902    2017 126         50           
2017 14,381    22,314    12,479    2018 130         44           
2018 14,683    23,540    11,916    2019 133         38           
2019 14,984    24,815    11,202    2020 136         32           
2020 15,286    26,138    10,329    2021 140         25           
2021 15,588    27,510    9,286      2022 143         17           
2022 15,889    28,931    8,062      2023 146         9            
2023 16,191    30,401    6,647      2024 150         1            
2024 16,492    31,919    5,031      2025 153         
2025 16,794    33,486    3,205      2026 156         
2026 17,095    35,101    1,157      2027 159         
2027 17,397    36,766    2028 163         
2028 17,698    38,478    2029 166         
2029 18,000    40,240    2030 169         
2030 18,302    42,050    2031 173         
2031 18,603    43,909    2032 176         
2032 18,905    45,816    2033 179         
2033 19,206    47,773    2034 183         
2034 19,508    49,777    2035 186         
2035 19,809    51,831    2036 189         
2036 20,111    53,933    2037 193         
2037 20,412    56,084    2038 196         
2038 20,714    58,283    2039 199         
2039 21,016    60,531    2040 202         
2040 21,317    62,828    

Correlation: 0.9245    0.9842    0.9903    
Correlation: 0.9117    0.9877    0.9921    

Table A-7: Housing Regressions -- Lula (pt) 1992-2005 Table A-8: Housing Regressions -- Oakwood 1992-2005

Historic Line Parabola Ess Curve Historic Line Parabola Ess Curve
1992 456         462         1992 730         702         
1993 469         468         1993 752         743         
1994 481         477         1994 771         786         
1995 491         488         1995 791         830         
1996 500         502         1996 862         876         
1997 515         517         1997 898         924         
1998 537         536         1998 982         973         
1999 563         556         1999 1,074      1,024      
2000 585         579         2000 1,098      1,076      
2001 607         604         2001 1,108      1,130      
2002 619         632         2002 1,189      1,185      
2003 653         661         2003 1,257      1,242      
2004 680         693         2004 1,293      1,301      
2005 747         728         2005 1,349      1,362      
2006 718         765         781         2006 1,391      1,424      1,369      
2007 739         804         832         2007 1,442      1,487      1,389      
2008 759         845         891         2008 1,493      1,552      1,397      
2009 780         889         956         2009 1,544      1,619      1,391      
2010 800         935         1,028      2010 1,594      1,687      1,370      
2011 821         983         1,108      2011 1,645      1,757      1,333      
2012 841         1,034      1,196      2012 1,696      1,829      1,276      
2013 861         1,087      1,293      2013 1,747      1,902      1,200      
2014 882         1,143      1,399      2014 1,797      1,977      1,102      
2015 902         1,200      1,514      2015 1,848      2,053      981         
2016 923         1,261      1,640      2016 1,899      2,131      835         
2017 943         1,323      1,776      2017 1,949      2,211      663         
2018 964         1,388      1,923      2018 2,000      2,292      462         
2019 984         1,455      2,081      2019 2,051      2,375      232         
2020 1,005      1,524      2,252      2020 2,102      2,459      
2021 1,025      1,596      2,435      2021 2,152      2,545      
2022 1,046      1,670      2,631      2022 2,203      2,633      
2023 1,066      1,746      2,840      2023 2,254      2,722      
2024 1,087      1,825      3,063      2024 2,304      2,813      
2025 1,107      1,906      3,300      2025 2,355      2,906      
2026 1,128      1,989      3,552      2026 2,406      3,000      
2027 1,148      2,075      3,819      2027 2,457      3,095      
2028 1,169      2,163      4,102      2028 2,507      3,192      
2029 1,189      2,253      4,401      2029 2,558      3,291      
2030 1,210      2,346      4,717      2030 2,609      3,392      
2031 1,230      2,441      5,049      2031 2,660      3,494      
2032 1,251      2,538      5,400      2032 2,710      3,598      
2033 1,271      2,638      5,768      2033 2,761      3,703      
2034 1,292      2,740      6,155      2034 2,812      3,810      
2035 1,312      2,844      6,561      2035 2,862      3,918      
2036 1,333      2,951      6,986      2036 2,913      4,028      
2037 1,353      3,060      7,431      2037 2,964      4,140      
2038 1,374      3,171      7,897      2038 3,015      4,253      
2039 1,394      3,285      8,383      2039 3,065      4,368      
2040 1,414      3,401      8,891      2040 3,116      4,485      

Correlation: 0.9514    0.9907    0.9928    Correlation: 0.9842    0.9873    0.9916    
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Table A-9: Housing Regressions -- Rest Haven (pt) 1992-2005 Table A-10: Housing Regressions -- Unincorporated Area 1992-2005

Historic Line Parabola Ess Curve Historic Line Parabola Ess Curve
1992 13           13           1992 29,763    29,516    
1993 14           14           1993 30,478    30,537    
1994 14           14           1994 31,330    31,605    
1995 14           14           1995 32,283    32,720    
1996 15           15           1996 33,278    33,881    
1997 15           15           1997 34,537    35,089    
1998 16           16           1998 35,935    36,344    
1999 16           16           1999 37,403    37,645    
2000 17           16           2000 39,026    38,993    
2001 17           17           2001 40,526    40,388    
2002 17           17           2002 41,965    41,830    
2003 17           17           2003 43,216    43,318    
2004 17           18           2004 44,457    44,853    
2005 18           18           2005 45,562    46,434    
2006 18           18           18           2006 47,129    48,062    46,903    
2007 19           18           18           2007 48,430    49,737    47,651    
2008 19           18           17           2008 49,731    51,459    48,155    
2009 19           18           17           2009 51,033    53,227    48,383    
2010 20           18           17           2010 52,334    55,042    48,299    
2011 20           18           16           2011 53,636    56,904    47,870    
2012 21           18           16           2012 54,937    58,812    47,061    
2013 21           18           15           2013 56,239    60,767    45,839    
2014 21           18           14           2014 57,540    62,769    44,169    
2015 22           18           13           2015 58,841    64,817    42,017    
2016 22           18           12           2016 60,143    66,912    39,350    
2017 22           18           11           2017 61,444    69,054    36,132    
2018 23           18           10           2018 62,746    71,243    32,331    
2019 23           17           8            2019 64,047    73,478    27,912    
2020 23           17           6            2020 65,348    75,760    22,840    
2021 24           17           4            2021 66,650    78,088    17,082    
2022 24           17           2            2022 67,951    80,463    10,604    
2023 24           16           2023 69,253    82,885    3,371      
2024 25           16           2024 70,554    85,354    
2025 25           16           2025 71,856    87,869    
2026 26           15           2026 73,157    90,431    
2027 26           15           2027 74,458    93,040    
2028 26           14           2028 75,760    95,695    
2029 27           14           2029 77,061    98,397    
2030 27           14           2030 78,363    101,146  
2031 27           13           2031 79,664    103,941  
2032 28           12           2032 80,965    106,783  
2033 28           12           2033 82,267    109,672  
2034 28           11           2034 83,568    112,607  
2035 29           11           2035 84,870    115,590  
2036 29           10           2036 86,171    118,618  
2037 29           9            2037 87,472    121,694  
2038 30           9            2038 88,774    124,816  
2039 30           8            2039 90,075    127,985  
2040 30           7            2040 91,377    131,201  

Correlation: 0.9346    0.9524    0.9540    Correlation: 0.9928    0.9969    0.9998    
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Table B-1: Housing Regressions -- Hall County 1992-2007 Table B-2: Housing Regressions -- Buford (pt) 1992-2007

Historic Line Parabola Ess Curve Historic Line Parabola Ess Curve
1992 39,385    38,772    1992 71           71           
1993 40,119    39,945    1993 75           76           
1994 41,199    41,206    1994 79           81           
1995 42,235    42,554    1995 85           86           
1996 43,331    43,990    1996 91           91           
1997 44,889    45,512    1997 96           95           
1998 46,704    47,122    1998 102         100         
1999 48,601    48,818    1999 106         104         
2000 51,046    50,602    2000 112         109         
2001 53,167    52,473    2001 114         113         
2002 54,873    54,431    2002 118         118         
2003 56,893    56,476    2003 121         122         
2004 58,693    58,609    2004 121         126         
2005 60,773    60,828    2005 124         130         
2006 63,121    63,135    2006 130         134         
2007 64,975    65,529    2007 146         137         
2008 65,788    68,010    66,572    2008 143         141         146         
2009 67,572    70,578    68,125    2009 148         145         154         
2010 69,355    73,233    69,483    2010 152         148         162         
2011 71,139    75,976    70,617    2011 157         151         172         
2012 72,923    78,805    71,496    2012 161         155         182         
2013 74,707    81,722    72,092    2013 166         158         194         
2014 76,491    84,726    72,374    2014 170         161         208         
2015 78,275    87,817    72,313    2015 175         164         223         
2016 80,058    90,995    71,879    2016 179         167         240         
2017 81,842    94,260    71,042    2017 183         170         258         
2018 83,626    97,612    69,773    2018 188         172         278         
2019 85,410    101,052  68,042    2019 192         175         301         
2020 87,194    104,578  65,819    2020 197         177         325         
2021 88,977    108,192  63,076    2021 201         180         352         
2022 90,761    111,893  59,781    2022 206         182         380         
2023 92,545    115,681  55,905    2023 210         184         412         
2024 94,329    119,557  51,419    2024 215         186         446         
2025 96,113    123,519  46,293    2025 219         188         482         
2026 97,897    127,568  40,498    2026 223         190         522         
2027 99,680    131,705  34,002    2027 228         192         564         
2028 101,464  135,929  26,778    2028 232         194         609         
2029 103,248  140,240  18,795    2029 237         195         658         
2030 105,032  144,638  10,024    2030 241         197         710         
2031 106,816  149,123  2031 246         198         765         
2032 108,600  153,696  2032 250         200         823         
2033 110,383  158,355  2033 255         201         885         
2034 112,167  163,102  2034 259         202         951         
2035 113,951  167,936  2035 263         203         1,020      
2036 115,735  172,856  2036 268         204         1,094      
2037 117,519  177,865  2037 272         205         1,171      
2038 119,302  182,960  2038 277         205         1,253      
2039 121,086  188,142  2039 281         206         1,339      
2040 122,870  193,412  2040 286         207         1,429      

Correlation: 0.9874    0.9973    0.9994    Correlation: 0.9740    0.9760    0.9807    

Table B-3: Housing Regressions -- Clermont 1992-2007 Table B-4: Housing Regressions -- Flowery Branch 1992-2007

Historic Line Parabola Ess Curve Historic Line Parabola Ess Curve
1992 157         158         1992 623         418         
1993 155         155         1993 647         489         
1994 155         154         1994 671         561         
1995 155         154         1995 696         632         
1996 157         155         1996 722         703         
1997 161         158         1997 748         774         
1998 160         163         1998 773         845         
1999 165         169         1999 797         916         
2000 170         176         2000 820         988         
2001 182         184         2001 820         1,059      
2002 196         194         2002 827         1,130      
2003 211         206         2003 928         1,201      
2004 222         219         2004 990         1,272      
2005 237         233         2005 1,240      1,343      
2006 250         249         2006 1,849      1,414      
2007 260         266         2007 2,080      1,486      
2008 248         285         281         2008 1,557      2,091      2,591      
2009 256         305         298         2009 1,628      2,351      3,203      
2010 263         326         316         2010 1,699      2,631      3,934      
2011 270         349         335         2011 1,770      2,933      4,795      
2012 277         373         354         2012 1,841      3,256      5,795      
2013 285         399         374         2013 1,913      3,599      6,945      
2014 292         426         394         2014 1,984      3,964      8,255      
2015 299         454         414         2015 2,055      4,349      9,736      
2016 306         484         435         2016 2,126      4,755      11,397    
2017 313         516         455         2017 2,197      5,183      13,250    
2018 321         548         476         2018 2,268      5,631      15,304    
2019 328         582         497         2019 2,340      6,100      17,570    
2020 335         618         517         2020 2,411      6,590      20,057    
2021 342         655         538         2021 2,482      7,101      22,778    
2022 349         693         558         2022 2,553      7,634      25,740    
2023 357         733         578         2023 2,624      8,187      28,956    
2024 364         775         597         2024 2,695      8,761      32,435    
2025 371         817         617         2025 2,766      9,355      36,188    
2026 378         861         635         2026 2,838      9,971      40,225    
2027 386         907         653         2027 2,909      10,608    44,556    
2028 393         954         670         2028 2,980      11,266    49,191    
2029 400         1,002      687         2029 3,051      11,945    54,142    
2030 407         1,052      702         2030 3,122      12,644    59,417    
2031 414         1,103      717         2031 3,193      13,365    65,028    
2032 422         1,156      730         2032 3,265      14,107    70,985    
2033 429         1,210      743         2033 3,336      14,869    77,298    
2034 436         1,265      754         2034 3,407      15,653    83,977    
2035 443         1,322      764         2035 3,478      16,457    91,034    
2036 451         1,380      773         2036 3,549      17,282    98,477    
2037 458         1,440      780         2037 3,620      18,129    106,317  
2038 465         1,501      786         2038 3,691      18,996    114,566  
2039 472         1,564      791         2039 3,763      19,884    123,232  
2040 479         1,628      793         2040 3,834      20,793    132,326  

Correlation: 0.8537    0.9922    0.9929    Correlation: 0.6355    0.8669    0.9659    
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Table B-5: Housing Regressions -- Gainesville 1992-2007 Table B-6: Housing Regressions -- Gillsville (pt) 1992-2007

Historic Line Parabola Ess Curve
Historic Line Parabola Ess Curve 1992 40           45           

1992 7,532      7,357      1993 44           48           
1993 7,486      7,436      1994 48           51           
1994 7,650      7,550      1995 53           54           
1995 7,667      7,699      1996 57           57           
1996 7,649      7,883      1997 63           60           
1997 7,857      8,101      1998 66           63           
1998 8,133      8,354      1999 72           66           
1999 8,405      8,642      2000 77           69           
2000 9,076      8,964      2001 78           72           
2001 9,648      9,321      2002 78           75           
2002 9,795      9,714      2003 78           78           
2003 10,342    10,140    2004 78           81           
2004 10,763    10,602    2005 81           84           
2005 11,233    11,098    2006 82           87           
2006 11,585    11,629    2007 84           90           
2007 11,865    12,195    2008 93           82           81           
2008 11,909    12,796    12,188    2009 95           81           80           
2009 12,232    13,431    12,394    2010 98           80           78           
2010 12,554    14,101    12,516    2011 101         78           76           
2011 12,877    14,806    12,541    2012 104         76           73           
2012 13,199    15,545    12,456    2013 107         74           70           
2013 13,522    16,320    12,250    2014 110         71           66           
2014 13,844    17,129    11,908    2015 113         68           61           
2015 14,167    17,973    11,420    2016 116         64           56           
2016 14,490    18,851    10,772    2017 119         60           50           
2017 14,812    19,765    9,952      2018 122         56           43           
2018 15,135    20,713    8,947      2019 125         51           36           
2019 15,457    21,696    7,744      2020 128         46           28           
2020 15,780    22,713    6,332      2021 131         40           19           
2021 16,102    23,766    4,697      2022 134         34           10           
2022 16,425    24,853    2,828      2023 137         27           0            
2023 16,747    25,975    711         2024 140         20           
2024 17,070    27,132    2025 143         13           
2025 17,392    28,323    2026 146         5            
2026 17,715    29,549    2027 149         
2027 18,037    30,810    2028 151         
2028 18,360    32,106    2029 154         
2029 18,682    33,436    2030 157         
2030 19,005    34,802    2031 160         
2031 19,327    36,202    2032 163         
2032 19,650    37,636    2033 166         
2033 19,972    39,106    2034 169         
2034 20,295    40,610    2035 172         
2035 20,617    42,149    2036 175         
2036 20,940    43,723    2037 178         
2037 21,263    45,331    2038 181         
2038 21,585    46,975    2039 184         
2039 21,908    48,653    2040 187         
2040 22,230    50,365    

Correlation: 0.9101    0.9850    0.9852    
Correlation: 0.9387    0.9845    0.9950    

Table B-7: Housing Regressions -- Lula (pt) 1992-2007 Table B-8: Housing Regressions -- Oakwood 1992-2007

Historic Line Parabola Ess Curve Historic Line Parabola Ess Curve
1992 456         406         1992 730         696         
1993 469         432         1993 752         741         
1994 481         458         1994 771         786         
1995 491         484         1995 791         833         
1996 500         510         1996 862         880         
1997 515         537         1997 898         928         
1998 537         563         1998 982         977         
1999 563         589         1999 1,074      1,027      
2000 585         615         2000 1,098      1,078      
2001 607         641         2001 1,108      1,130      
2002 619         667         2002 1,189      1,183      
2003 653         693         2003 1,257      1,237      
2004 680         719         2004 1,293      1,292      
2005 747         745         2005 1,349      1,348      
2006 823         771         2006 1,409      1,404      
2007 899         797         2007 1,441      1,462      
2008 823         923         978         2008 1,497      1,520      1,469      
2009 849         984         1,079      2009 1,548      1,580      1,492      
2010 875         1,049      1,194      2010 1,599      1,640      1,506      
2011 901         1,119      1,326      2011 1,650      1,701      1,510      
2012 927         1,192      1,474      2012 1,701      1,764      1,502      
2013 953         1,269      1,641      2013 1,752      1,827      1,483      
2014 979         1,350      1,827      2014 1,803      1,891      1,449      
2015 1,005      1,435      2,033      2015 1,854      1,956      1,402      
2016 1,031      1,523      2,262      2016 1,905      2,022      1,338      
2017 1,057      1,616      2,513      2017 1,956      2,089      1,259      
2018 1,083      1,713      2,788      2018 2,007      2,157      1,161      
2019 1,109      1,813      3,088      2019 2,058      2,225      1,045      
2020 1,135      1,918      3,415      2020 2,109      2,295      909         
2021 1,161      2,026      3,768      2021 2,160      2,366      753         
2022 1,187      2,139      4,151      2022 2,211      2,437      574         
2023 1,213      2,255      4,563      2023 2,262      2,510      373         
2024 1,239      2,375      5,006      2024 2,313      2,583      147         
2025 1,265      2,499      5,481      2025 2,364      2,658      
2026 1,291      2,627      5,989      2026 2,415      2,733      
2027 1,317      2,759      6,532      2027 2,466      2,809      
2028 1,343      2,895      7,110      2028 2,517      2,886      
2029 1,369      3,035      7,724      2029 2,568      2,964      
2030 1,395      3,179      8,377      2030 2,619      3,043      
2031 1,421      3,326      9,068      2031 2,670      3,123      
2032 1,447      3,478      9,799      2032 2,721      3,204      
2033 1,473      3,634      10,571    2033 2,772      3,286      
2034 1,499      3,793      11,386    2034 2,823      3,369      
2035 1,525      3,956      12,244    2035 2,875      3,452      
2036 1,551      4,124      13,147    2036 2,926      3,537      
2037 1,578      4,295      14,095    2037 2,977      3,623      
2038 1,604      4,470      15,091    2038 3,028      3,709      
2039 1,630      4,649      16,134    2039 3,079      3,796      
2040 1,656      4,832      17,227    2040 3,130      3,885      

Correlation: 0.8959    0.9814    0.9943    Correlation: 0.9892    0.9906    0.9938    
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Table B-9: Housing Regressions -- Rest Haven (pt) 1992-2007 Table B-10: Housing Regressions -- Unincorporated Area 1992-2007

Historic Line Parabola Ess Curve Historic Line Parabola Ess Curve
1992 13           14           1992 29,763    29,149    
1993 14           14           1993 30,478    30,288    
1994 14           14           1994 31,330    31,447    
1995 14           15           1995 32,283    32,626    
1996 15           15           1996 33,278    33,825    
1997 15           15           1997 34,537    35,044    
1998 16           16           1998 35,935    36,283    
1999 16           16           1999 37,403    37,542    
2000 17           16           2000 39,026    38,820    
2001 17           16           2001 40,526    40,119    
2002 17           17           2002 41,965    41,437    
2003 17           17           2003 43,216    42,775    
2004 17           17           2004 44,457    44,133    
2005 18           18           2005 45,562    45,511    
2006 18           18           2006 46,654    46,909    
2007 18           18           2007 47,822    48,327    
2008 19           18           18           2008 49,257    49,764    48,341    
2009 19           18           18           2009 50,536    51,222    48,793    
2010 19           18           18           2010 51,814    52,699    48,986    
2011 20           18           18           2011 53,093    54,196    48,891    
2012 20           18           18           2012 54,371    55,713    48,478    
2013 20           18           18           2013 55,650    57,250    47,717    
2014 21           18           17           2014 56,928    58,807    46,579    
2015 21           18           17           2015 58,207    60,384    45,036    
2016 21           18           17           2016 59,485    61,981    43,056    
2017 22           18           16           2017 60,764    63,597    40,612    
2018 22           18           16           2018 62,042    65,234    37,674    
2019 22           18           15           2019 63,321    66,890    34,211    
2020 23           18           15           2020 64,599    68,566    30,196    
2021 23           17           14           2021 65,878    70,262    25,598    
2022 23           17           13           2022 67,156    71,978    20,389    
2023 24           17           13           2023 68,435    73,714    14,538    
2024 24           17           12           2024 69,713    75,470    8,016      
2025 24           16           11           2025 70,992    77,246    795         
2026 25           16           10           2026 72,270    79,041    
2027 25           16           9            2027 73,549    80,857    
2028 25           15           7            2028 74,827    82,692    
2029 26           15           6            2029 76,106    84,547    
2030 26           14           5            2030 77,385    86,422    
2031 26           14           3            2031 78,663    88,317    
2032 27           13           2            2032 79,942    90,232    
2033 27           13           2033 81,220    92,167    
2034 27           12           2034 82,499    94,121    
2035 28           12           2035 83,777    96,096    
2036 28           11           2036 85,056    98,090    
2037 28           11           2037 86,334    100,104  
2038 29           10           2038 87,613    102,139  
2039 29           9            2039 88,891    104,193  
2040 29           8            2040 90,170    106,266  

Correlation: 0.9389    0.9629    0.9632    Correlation: 0.9948    0.9958    0.9997    
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Appendix B: The Data Regression Process 

The term ‘regression’ when used in projecting historical data into the future is a mathematical expres-
sion for a method of finding trends in the known data on which the projections can be based. 

Some refer to this as ‘curve-fitting’ because the process attempts to find the mathematical line14 that 
‘best fits’ the known data points; continuing this line into the future produces the projection. The ‘best 
fit’ line is the line that has the highest correlation to the data—that is, the line with data points that are, 
collectively, the closest to reproducing the historic data points. In some cases, of course, the ‘best fit’ is 
not the most realistic projection, as discussed below. 

Demographic data is highly complex and rarely fits neatly along a simple line. On the other hand, 
demographic data regarding population and employment most often reflect a progression from the past 
into the future as change occurs. Some years may show a much greater change than others, but trends in 
these changes over time are usually evident. Regression analysis, then, attempts to ‘fit’ a straight line (1st 
order regression), a parabolic line (2nd order, which assumes a steady change that is constantly increas-
ing or decreasing), and an ‘ess’ curved line (3rd order, which assumes that the trend is to go up for 
awhile and then down, or vice versa) to best define the trend in the data. 

Ultimately, fitting trend lines to historic data must be viewed as an approximation at best, and extending 
these lines into the future is useful as an analytical tool, an indicator of the future, but not necessarily a 
‘prediction’ of reality.   

‘Best Fit’ Regressions 

To illustrate the regression analysis process, particu-
larly when the historic data is relatively ‘continuous’ 
such as population counts, the Data Table on the right 
has been created for use as an example. The table 
shows the historic data that has been created, as well as 
the 1st, 2nd and 3rd order regressions that have been cal-
culated against the historic data (the ‘straight line,’ the 
‘parabola’ and the ‘ess’ curve, respectively). The corre-
lations indicate the ‘fit’ to the data, with a ‘1.0’ being a 
perfect fit and ‘0.0’ being no fit at all. 

First, we’ll look at how a regression might treat appar-
ently unrelated, ‘non-continuous’ data, in contrast to 
the example considered here. Then, we’ll discuss how 
well the regressions in the Example Data Table fit the 
historic data itself to illustrate our example. 

                                                 
14 In mathematical terms, a ‘line’ may be straight or curved. A curved line usually traces a mathematical formula, such as a 
parabola or ‘ess’ curve function, when used in regression analyses. 

Historic
Straight 

Line Parabola
"Ess" 
Curve

1970 30,021     22,357     28,976     30,828     
1975 31,998     31,200     32,146     30,823     
1980 36,524     40,043     37,206     35,354     
1985 42,105     48,886     44,158     43,364     
1990 51,876     57,729     53,001     53,795     
1995 66,520     66,572     63,735     65,588     
2000 79,361     75,415     76,361     77,684     
2005 88,056     84,258     90,878     89,025     
2010 93,102     107,286   98,554     
2015 101,945   125,585   105,210   
2020 110,788   145,775   107,937   
2025 119,631   167,856   105,675   
2030 128,474   191,829   97,366     

Correlations: 0.9475 0.9908 0.9962

EXAMPLE DATA TABLE
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Sometimes, data can seem to be quite scattered, with no apparent relationship between one year and the 
next, as shown on the graph on the left, below. A regression line, however, may reveal a trend, such as 
shown on the graph on the right where an overall increase ‘on average’ is indicated by the rise in the 
trend line. In this case, however, the correlation between the trend line and the data is very low, suggest-
ing that conclusions drawn strictly on this trend alone would be relatively unreliable. 

 

The following graphs are based on the data shown in the Example Data Table on the previous page, 
which is more ‘continuous’ in nature and more illustrative of population trends. 

 

The first graph shows the historic data points for this example (in this case, data between 1970 and 2005 
in 5-year increments). In the second graph, a 1st order (straight line) regression has been run against the 
historic data points, producing a line that ‘fits’ the data on average as best it can. Still, the eye tells one 
that the points on the first graph look more like some kind of a curve, and that the straight line doesn’t 
‘fit’ the data very well. In the third graph, all three regressions from the Data Table are shown. Examin-
ing the graph, the ‘ess’ curve seems to be the ‘best fit’ because that line actually comes closer to hitting 
each of the historic data points than the other lines. In fact, the ‘ess’ curve has the highest mathematical 
correlation to the historic data and does provide, therefore, the ‘best fit’ of the three lines. 
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Continuing the regression lines into the future provides trend-line projections—that is, if the trend indi-
cated by the past data continues into the future, what would be the result?  

Trend Line Projections 

The graph below illustrates the results of projecting the regression lines shown in the example on the 
previous graphs into the future. This is done by using the formula calculated for each regression, and 
extending the results out to the forecast horizon year (in this case, extending out from 2005 to 2030). 

As shown on the Example Data Table and the 
historic trend graph above, the ‘ess’ curve had 
the best fit (that is, the highest correlation) to 
the actual historic data. This is very much a 
function of the historic data itself, which shows 
an ‘up-swing’ in the rate of change between 
1970 and 1990, followed by a slight ‘down-
swing’ after 1995. By imposing an ‘ess’ curve, 
the ‘down-swing’ is continued into the future. 
(The extent to which the ‘dots’ on the ‘ess’ 
curve line fit in the circles for the historic data 
points indicates how well the line fits the data.) 
This curve, projected into the future on the 
graph to the left, however, turns into a negative 
growth rate—a population loss—in this exam-
ple. While this is mathematically the best fit 
curve to the actual past data, the result of pro-
jecting this curve into the future is very sus-
pect. 

The parabola, not having the ‘down-swings’ as 
well as the ‘up-swings’ of an ‘ess’ curve, pro-
jects forward as a steady curve reflecting the 
overall change of the past. In our example, the 
parabola fits the historic data almost as well as 
the ‘ess’ curve, however, and shows continued 
growth into the future because of the general 
‘up-swing’ of the historic data overall. 

Lastly, the straight line regression, which had the lowest correlation to the historic data, produces a 
higher result than the ‘ess’ curve in this example, but less than the parabola. 

 
 

Data Projections
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