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Metro respects civil rights 

Metro fully complies with Title VI of the Civil Rights Act of 1964 that requires that no person 
be excluded from the participation in, be denied the benefits of, or be otherwise subjected to 
discrimination on the basis of race, color or national origin under any program or activity for 
which Metro receives federal financial assistance.  

Metro fully complies with Title II of the Americans with Disabilities Act and Section 504 of the 
Rehabilitation Act that requires that no otherwise qualified individual with a disability be 
excluded from the participation in, be denied the benefits of, or be subjected to discrimination 
solely by reason of their disability under any program or activity for which Metro receives 
federal financial assistance. If any person believes they have been discriminated against 
regarding the receipt of benefits or services because of race, color, national origin, sex, age or 
disability, they have the right to file a complaint with Metro. For information on Metro’s civil 
rights program, or to obtain a discrimination complaint form, visit oregonmetro.gov/civilrights 
or call 503-797-1890.  

Metro provides services or accommodations upon request to persons with disabilities and 
people who need an interpreter at public meetings. If you need a sign language interpreter, 
communication aid or language assistance, call 503-797-1700 or TDD/TTY 503-797-1804 (8 
a.m. to 5 p.m. weekdays) 5 business days before the meeting. All Metro meetings are 
wheelchair accessible. For up-to-date public transportation information, visit TriMet’s website 
at trimet.org. 
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LIST OF ACRONYMS 
The following is a list of acronyms used throughout this document. 

COO: Metro Chief Operating Officer 
CORE: Committee on Racial Equity 
MPAC: Metro Policy Advisory Committee 
MTAC: Metro Technical Advisory Committee 
UGB: urban growth boundary 
UGR: Urban Growth Report
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A DELIBERATE APPROACH TO GROWTH 
Under Oregon state land use law, the Metro Regional Government (“Metro”) is charged with 
making decisions about whether to expand the urban growth boundary (UGB) in the greater 
Portland region. This communication from Metro’s Chief Operating Officer contains the staff 
recommendation to the Metro Council regarding the need for a UGB expansion and the City of 
Sherwood’s 2024 proposal to address that need.  

The urban growth boundary has long been one of Metro’s most important tools for focusing the 
development of new homes and businesses in existing downtowns, main streets, and 
employment areas. Residents of the region have told us time and again to hold this priority: 
make the most of the land inside the boundary so that outward growth on the urban edge only 
happens when it is necessary and provides benefit for the entire region. This deliberate 
approach is crucial for strengthening existing communities, protecting farms and forests, and 
reducing greenhouse gas emissions. 

According to state law, Metro is required to make a decision about whether to expand the UGB 
at least every six years. In making these decisions, Metro must provide up-to-date information 
about demographics, population and employment growth, development trends, and estimates 
of buildable land inside the UGB. This thorough assessment of whether there is a regional need 
for expanding the UGB is not only required by law – it is central to the greater Portland region’s 
identity. When new growth occurs at the edges of the urban growth boundary, it should be 
necessary, planned, and deliberate. 

Today, the greater Portland region is facing a housing shortage crisis. In addition, there is 
agreement across the region that attracting more family-wage industrial jobs will help our 
communities thrive. However, it is also clear that simply providing more land won’t necessarily 
result in jobs and housing. Experience has shown that certain conditions must be in place to 
ensure that UGB expansion areas produce housing and jobs in a near term time frame. Time 
and time again we have seen that development occurs successfully where there is a 
commitment from city leaders and community members, where there is a plan for paying for 
needed infrastructure, and where there is market demand. If these ingredients aren’t present, 
new urban growth is extremely slow if it happens at all. 

For those reasons, in 2010 the Metro Council adopted a policy to only expand the UGB into 
urban reserve areas that have been concept planned by a local government and that 
demonstrate readiness to be developed. In the current 2024 UGB cycle, the City of Sherwood is 
the only city that has prepared a concept plan and proposed a UGB expansion, and they have 
shown that these elements are in place. Sherwood’s readiness for new urban growth provides 
an opportunity to address the regional land needs identified in the draft 2024 Urban Growth 
Report (UGR). 
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Consequently, Metro staff recommend that the Metro Council consider expanding the UGB to 
include the Sherwood West urban reserve. Staff further recommend that the Council consider 
placing conditions on this expansion to ensure that the land is used efficiently and will support 
regionally identified needs. These conditions could reinforce the City of Sherwood’s concept 
plan for the expansion area by improving housing affordability and protecting industrial lands so 
that they produce well-paying jobs in the manufacturing sector.  

The information that follows sets out the reasoning behind this recommendation and lays the 
groundwork for the Metro Council to consider potential conditions of approval. 

ADAPTING AND IMPROVING OUR GROWTH MANAGEMENT 
PROCESS 
Our region’s deliberate approach to growth has paid dividends for people who call this region 
home by helping to maintain a unique connection to nature and a high quality of life. However, 
as the world changes, our approach to managing growth must change too. In response to 
evolving needs and conditions over the years, Metro and its partners have collaborated to make 
improvements to the urban growth management process such as: 

• Working with our regional partners to identify designated urban reserves and rural 
reserves that provide certainty about where the UGB may or may not be expanded over 
the coming decades. 

• Using a ‘range’ forecast to acknowledge that there is inherent uncertainty in estimating 
future growth over the next 20 years. 

• Encouraging more timely housing and business development in UGB expansion areas by 
requiring that a local jurisdiction complete a concept plan for an urban reserve before 
the area is brought into the boundary.  

• Providing grant funding to cities to support local concept planning and comprehensive 
planning efforts. 

• Adopting a fast-track expansion process for adding large industrial sites to the UGB to 
respond to near term opportunities. 

• Providing an off-cycle UGB amendment process to address unanticipated non-residential 
land needs such as those identified by school districts. 

• Creating a mid-cycle UGB process to be responsive to city proposals for addressing 
unanticipated residential land needs between the designated 6-year scheduled approval 
process. 

• Clearly specifying in Metro’s Code the factors that cities must address in UGB expansion 
proposals. 

• Completing a land exchange in 2023 that brought concept planned land within an urban 
reserve inside the UGB and removed unplanned land to ensure more of the land inside 
the UGB will produce housing. 
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• Continually improving technical analyses to reflect new practices, including how to 
forecast redevelopment potential and estimate current and future housing needs. 

• Examining regional needs for industrial lands with specific site characteristics and 
applying that information to evaluate expansion proposals. 

• As with the forecast, using a range of estimates to acknowledge the inherent uncertainty 
in predicting growth capacity within the UGB. 

• Increasing transparency by convening the 2024 Urban Growth Report Roundtable, 
comprised of diverse expertise and interests. 

• Elevating youth perspectives and building future leaders by convening a UGB Youth 
Cohort in 2024. 

One of the characteristics that makes our region unique is our ability to collaborate and work 
together to adapt and modernize our systems to respond to changing conditions. 

CITY OF SHERWOOD READINESS 
Based on the draft 2024 Urban Growth Report (UGR) in addition to discussions at the Metro 
Council, MPAC, MTAC and the Urban Growth Report Roundtable as well as comments received 
during the public comment period, Metro staff believe there is a regional need to expand the 
UGB to provide more land for housing and job growth. Staff also encourage the Metro Council 
to set clear expectations for areas added to the boundary, so the expansion addresses not just 
local interests, but regional needs. 

The City of Sherwood has completed extensive work to propose a UGB expansion for the Metro 
Council’s consideration. The expansion proposal indicates that Sherwood is ready to take 
meaningful steps toward getting homes and businesses built in the proposed UGB expansion 
area. The Sherwood West Concept Plan includes proposed land uses to support up to 
approximately 5,500 housing units and 4,500 jobs. For those reasons, staff recommend that the 
Metro Council consider expanding the region’s UGB to include the Sherwood West urban 
reserve. 

Considerable work remains if the Metro Council chooses to add this area to the UGB. As part of 
this recommendation, staff encourage the Council to identify conditions ensuring that land 
added to the UGB will address a range of housing needs and provide industrial sites likely to 
attract family wage manufacturing jobs.  
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Figure 1: Recommended UGB expansion in the Sherwood West urban reserve 
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The following pages of this report describe additional considerations that inform this staff 
recommendation. 

THE REGION NEEDS MORE HOUSING OF ALL TYPES 
It is well known that there is a national housing shortage, as well as housing shortages in 
Oregon and in the greater Portland region. This is reflected in housing prices and rents that 
remain high and in the growing number of people experiencing housing instability or 
houselessness. With the expectation that population growth will continue in our region – 
irrespective of the rate of that growth – we need more housing to be built.  

The vitality of every community depends on having a diverse range of people from all 
backgrounds doing a broad range of work: teachers, contractors, daycare providers, nurses, and 
grocery store workers to name a few. As home prices rise and demand outstrips supply, we 
need to do more to provide housing opportunities for these essential workers in every 
community. Likewise, we need to provide housing options that suit people from all life stages: 
students seeking rental housing, growing families that need an additional bedroom, retirees 
seeking to downsize but remain in their community.  

The primary question addressed by the Urban Growth Report is not just whether more housing 
is needed but whether there is enough space inside the existing UGB to meet that need. Land 
already available within the UGB provides opportunities for a diverse range of housing. The 
region’s track record, as documented in the 2024 UGR, shows that there is considerable market 
demand for urban housing close to transit, services, and amenities. Recent statewide 
allowances for ‘middle housing’ such as townhouses and duplexes are producing results, and we 
expect that more of these housing options will be provided in the future.  

The draft UGR also indicates that, depending on our assumptions about the future, there is 
potentially a need for additional land to meet the region’s need for additional housing. As we 
consider bringing new areas into the UGB, we must make sure those areas will address the 
needs of a wide variety of households. 

REGIONAL NEED FOR UGB EXPANSIONS FOR HOUSING 
Under state law, the UGB can only be expanded when there is a demonstrated regional need for 
additional capacity to accommodate the next 20 years of forecasted growth. The analysis in the 
draft 2024 UGR’s range of growth estimates shows that the Metro Council has the latitude to 
determine that a need for more land exists.  

Housing capacity 

The draft 2024 UGR describes a range of possible housing growth capacity currently available 
within the urban growth boundary. The specific amount of housing capacity available within 
that range depends on expected market conditions and development responses. Consistent 
with the recommendation to plan for the baseline forecast described in the following 
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paragraph, staff recommend capacity assumptions that fall within the middle of the ranges 
established in the draft 2024 UGR.  

For the 2024 growth management decision, staff recommend that the Metro Council base their 
decision on a finding that there is capacity inside the UGB for 175,500 additional homes. Details 
about that assumed growth capacity can be found in Attachment 1 to this recommendation and 
in the draft 2024 UGR.  

Household forecast and capture rate 

As a basis for this growth management decision, staff recommend that the Metro Council plan 
for the baseline forecast for the seven-county Metropolitan Statistical Area (MSA) for the 2024 
to 2044 period. The baseline forecast describes the most likely amount of growth for the region. 
This means planning for approximately 315,000 more people and 203,500 more households in 
the MSA.  

The UGB “capture rate” is used to describe the share of seven-county household growth that is 
expected to occur in the Metro UGB. For discussion purposes, the draft 2024 UGR scenarios 
assumed a 70 percent UGB capture rate. Staff have heard partner opinions and share optimism 
that the region will regain its reputation as an attractive place to live and work. Staff therefore 
recommend that the Metro Council consider planning to accommodate slightly more than 70 
percent of the MSA’s household growth in the Metro UGB. 

Notwithstanding recent declines after the pandemic-induced recession, this would represent a 
continuation of the historic upward trend in Metro’s UGB capture rate for household growth. 
Adding the Sherwood West urban reserve to the UGB can provide a means of achieving this 
slightly higher capture rate by attracting household growth that may otherwise occur outside of 
the Metro UGB. 

Staff recommend that the Council plan for 176,500 to 180,800 additional homes in the Metro 
UGB to meet current and future housing needs. Additional details about how those numbers 
are derived can be found in Attachment 1 and in the draft 2024 UGR. 

Housing capacity deficits 

Comparing UGB housing growth capacity (175,500 homes) and housing needs (176,500 to 
180,800 additional homes) indicates a potential deficit of capacity for 1,000 to 5,300 homes. 
Additional details about those deficits can be found in Attachment 1. 

Depending on the mix of housing it includes, the Sherwood West urban reserve could meet the 
range of identified regional housing capacity deficits. The adopted Sherwood West Concept Plan 
describes a range of 3,117 (9.2 dwelling units/acre) to 5,582 (16.4 dwelling units/acre) homes.  
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PLANNING FOR JOB GROWTH 
Future job growth requires more workers to fill those jobs. This means that our job growth 
forecast should be generally consistent with our expectations for population growth. 
Consequently, as with population and household growth, staff recommend planning for the 
baseline employment forecast, which estimates the most likely growth scenario. 

Today, there are approximately 1,261,200 jobs1 in the seven-county MSA. Staff recommend 
planning for an increase of approximately 110,000 jobs, for a total of 1,371,400 jobs in the MSA 
by the year 2044. 

Based on long-term trends, staff recommend planning for 75% of the new MSA-level jobs in the 
Metro UGB.2 Today, there are approximately 996,600 jobs in the Metro UGB. By 2044, an 
additional 82,500 new jobs are anticipated, for a total of 1,079,000 jobs within the Metro UGB. 

NEED FOR LARGE INDUSTRIAL SITES TO ACCOMMODATE HIGH-
TECH MANUFACTURING GROWTH 
Using the baseline employment forecast, the draft 2024 UGR identifies a surplus of 4,550 acres 
of industrial land in the region. However, as also explained in the draft UGR, most of the region’s 
industrial land supply consists of smaller parcels with an average lot size of 3.8 acres and a 
median lot size of 1.7 acres. Although these smaller industrial spaces are in demand, they 
cannot serve the needs of the entire industrial market. The draft UGR describes a shortage of 
larger industrial sites for the expansion of existing businesses and recruitment of companies 
from outside the region; in particular, there is a lack of unconstrained parcels with relatively flat 
slopes and proximity to transportation facilities that could be aggregated into larger 50+ acre 
industrial sites.  

The 2022 Oregon Semiconductor Taskforce Report identified a statewide need for four sites of 
50 to 100 acres suitable for high tech manufacturers. As described in the draft UGR, the greater 
Portland region is the heart of the state’s high-tech economy; however, the current regional 
inventory does not include enough industrial sites with characteristics that are suitable for 
addressing this need.  

High tech manufacturing has become a major focus of incentive programs from the federal 
government designed to increase domestic production of critical technologies. Our region has 
significant competitive advantages in designing and manufacturing technologies to help adapt 
to and mitigate climate change and improve global connectivity. Staff analysis indicates that our 
region lacks enough available and unconstrained sites of sufficient size, slope, and proximity to 

 
1 These figures are for non-farm jobs because the task of growth management decisions is to estimate land need 
for urban uses. 
2 The draft 2024 UGR employment land demand analysis incorporates different UGB capture rates for different 
sectors. 75% is the historic UGB capture rate for the 1979-2022 period across all non-farm sectors. 
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existing transportation facilities and high-tech manufacturing clusters to allow for growth of 
these critical industries over the next 20 years. A lack of available sites would be a limiting factor 
in our region’s ability to take advantage of historic incentives to support economic 
development. 

Under Statewide Planning Goal 14, Metro is authorized to expand the UGB onto land that is 
suitable to meet a particular identified need based on specific site characteristics. Staff 
recommend that, based on the necessary site characteristics described above, the Metro 
Council address a need for two 50+ acre sites by expanding the UGB to include the mixed 
employment area in the north end of the Sherwood West concept plan. Staff further 
recommend that the Metro Council consider conditions of approval to protect these important 
large sites to help ensure that they will address the identified need. 

ADDITIONAL LANDS TO SUPPORT COMMERCIAL JOB GROWTH 
The draft 2024 UGR identified a baseline deficit of 320 buildable acres to support expected 
commercial job growth. Sherwood has included at least 135 acres for commercial employment 
in its concept plan. Staff recommend that the Metro Council address the commercial land need 
described in the UGR by expanding the UGB to include the Sherwood West urban reserve. The 
remaining deficit beyond that addressed by a potential expansion is within the margin of error 
for a long-range land need analysis. To the extent that there may be additional demand for 
commercial land, staff expect that demand would be addressed through additional 
redevelopment. 

POTENTIAL UGB CONDITIONS OF APPROVAL 
With the goal of expanding housing choices and reducing housing costs, protecting industrial 
sites, and continuously improving engagement for planning efforts, staff recommend that the 
Council consider conditions on the proposed UGB expansion. The bullets below provide 
suggestions for several topics that could be addressed by conditions of approval. Generally, 
these recommended conditions reinforce the work that the City of Sherwood has done in its 
Sherwood West Concept Plan. For example: 

• In order to achieve a mix of housing types, the Metro Council could establish an 
expectation for a minimum number of homes. This could fall within the range proposed 
by the City of Sherwood’s adopted Sherwood West Concept Plan (base density of 9.2 
units per acre to a maximum density of 16.4 units per acre). The difference between 
these reflects the actualization of “missing middle” housing allowed by HB 2001 (2019). 
The city of Sherwood would determine housing mix details in their comprehensive 
planning process. 

• The greater Portland region is in an affordable housing crisis. We need more housing 
options for people who make less than the region’s median income (currently $116,900 
for a family of four). Sherwood elected officials and staff have expressed an interest in 
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creating opportunities to live and work in their community. That will require us to work 
together to ensure housing affordability and not just leave it up to the market. The 
Metro Council could set out conditions to guide this work. 

• Staff’s recommendation to create and protect large industrial sites is intended to achieve 
widely shared goals to grow our region’s high-tech manufacturing sectors. The Metro 
Council could consider specific goals or restrictions to make sure this happens.  

• Creating inclusive communities means bringing a variety of perspectives into the 
planning process. Staff recommend a broad-based approach to community engagement 
that goes beyond collecting input from those who currently live near the expansion or 
those who have typically engaged in city planning – and include community members 
and Community Based Organizations representing historically marginalized groups. Staff 
also recommend inviting interested Tribes to engage in the city’s planning processes. 

ADDITIONAL RECOMMENDATIONS 

Improve how we assess equity in growth management decisions 
For many years, Metro has had the goal of addressing racial equity in its work, including urban 
growth management decisions. We’ve tried several approaches including: 

• Using the Regional Equity Atlas to provide decision makers with contextual information. 
• Requiring cities proposing expansions to describe how they are working to advance 

racial equity. 
• When we’ve expanded the UGB, requiring and supporting cities in conducting broad-

based community engagement for their comprehensive planning. 
• Assessing equity outcomes in past UGB expansion areas. 

In keeping with our tradition of always seeking to learn and do better, staff recommend that 
Metro Council direct staff to work with its advisory committees to identify possible 
amendments to Title 11 of the Urban Growth Management Functional Plan to require local 
governments to complete equity assessments when concept planning for new urban areas. 

Consult with Tribes 
Tribes are independent sovereigns with inherent powers of self-government and relationships 
with the U.S. government that derive from treaties, federal law and executive orders. These 
Federal-Tribal relations are political and do not derive from race or ethnicity.  Treaties are listed 
among the elements that make up “the supreme law of the land” under Article VI of the U.S. 
Constitution.  

The lands now known as the greater Portland metropolitan area are part of the aboriginal 
homelands, traditional use areas and trade networks of numerous Tribes. For millennia, Indian 
people resided throughout the Willamette Valley and along the Willamette and Columbia Rivers 
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and their tributaries in traditional villages, permanent communities and seasonal 
encampments. The relationship of Tribes, their lands and interests extend from time 
immemorial to the present day and beyond. Each Tribe’s interests are distinct. These interests 
may overlap and intersect with the urban growth boundary in various ways. 

Metro and other local governments need to do a better job of consulting with Tribes on growth 
management and land use issues that have the potential to impact tribal interests and priorities 
such as treaty rights, the protection of sensitive cultural resources, or enhancing the welfare of 
tribal members residing in urban areas off reservation. For that reason, staff recommend that 
Metro Council direct staff to work with interested Tribes, Metro’s Tribal Affairs program and its 
advisory committees to identify possible amendments to Title 11 of the Urban Growth 
Management Functional Plan to require local governments to consult with Tribes when concept 
planning and comprehensive planning new urban areas. Staff also recommend that Metro 
identify opportunities to ensure and improve Metro’s Urban Growth Report technical analyses 
are inclusive of relevant tribal priorities, expertise, and data sets. 

Revise how we accounted for slopes on employment lands 
Recent discussions at the UGR Roundtable and the Metro Policy Advisory Committee (MPAC) 
have raised questions about the assumptions staff make when inventorying buildable 
employment lands. We have heard questions about our assumed thresholds for steep slopes 
and whether some of those lands are viable for development. 

Based on their professional expertise and review of other jurisdiction’s work, Oregon 
Department of Land Conservation and Development staff have recently advised Metro to use a 
10% slope threshold when inventorying buildable employment lands. Staff will revise the UGR 
analysis of employment land capacity to follow that advice. That revised analysis will be 
included in the final UGR presented for Metro Council adoption later this year. 

Using this more conservative slope threshold does not change the analysis in the draft 2024 
UGR that the baseline forecast indicates there is enough industrially-zoned land inside the UGB 
to match generally expected job growth, at least before assessing a more specific need for 
additional land with particular site characteristics.  Most importantly, it doesn’t change the fact 
that we collectively need to focus on the investments and actions necessary to make sure more 
of these employment lands are shovel-ready to capitalize on economic development 
opportunities. That includes necessary regional discussions about site aggregation, brownfield 
remediation, infrastructure financing, zoning changes, incentive programs and more. 

Update the region’s vision for its future 
Our region had the foresight 30 years ago to adopt the region’s Future Vision and 2040 Growth 
Concept. These long-range plans helped guide how greater Portland has responded to 
population growth in a way that reflects shared community values. The Growth Concept has 
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served us well and has positioned us to address the challenges of climate change and racial 
equity, but we know there’s more work to be done to prepare for these and other future issues. 

A lot has changed since the region adopted the Future Vision and the 2040 Growth Concept. 
Staff will bring a work program to Metro Council to renew the Future Vision and 2040 Growth 
Concept in Fall 2024. This work will help address many, though not all, topics and potential 
actions that came up while developing this urban growth management recommendation. 

This work program should include an assessment of how these existing plans have performed 
for the region’s residents: what has worked well or turned out as envisioned, and where there is 
still work to do or turned out differently from the vision. While we believe the fundamentals of 
the Vision and Growth Concept are still relevant, it is essential to demonstrate this through 
study. 

Planning for 25 and 50 years in the future also requires understanding where today’s trends 
may potentially take the region. The work program should include investigation of how climate 
change, demographics, technology, and other topics will change in the coming decades and how 
visioning can prepare the region to adapt to these shifts. 

The updates of these long-range plans must also capture topic areas not currently addressed in 
the 1995 versions of these documents that are of greater importance and interest today. These 
include, but are not limited to: racial equity, climate resilience and adaptation, arts and culture, 
anti-displacement strategies, and Tribal relations. Updates must also address how Metro’s 
purview has changed since 1995 to encompass major roles in the region’s housing and parks 
and natural areas. 

PUBLIC COMMENTS 
Metro held a public comment period from the release of the draft UGR on July 9 through 
August 22. 349 survey responses were received during this period. We heard a variety of 
viewpoints about the draft Urban Growth report and the City of Sherwood’s expansion 
proposal. Themes from comments about the expansion proposal include:   

• Optimism about future growth potential, including the potential for a resurgence of 
high-tech manufacturing    

• Interest in more housing and job opportunities in Sherwood, including housing 
choices for seniors, young families and other demographic groups  

• Concern about the impacts of a potential UGB expansion on traffic, with the lack of 
transit options available in Sherwood  

• Concern about impacts on farmland and agricultural activities   
• Importance of housing affordability   
• Concern about impacts on the environment and climate change   
• Concern about impacts of new development on existing public infrastructure leading 

to tax increases for current residents  
• Concern about potential impacts on schools  
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• Recommendation to use land within the UGB before expanding   
 

We also received input about the methodology of the draft UGR. Themes include: suggestions 
for different approaches to the buildable land inventory, population projections, and density 
estimates. 
  
These comments highlight the variety of issues that need to be balanced by the UGR. While this 
staff recommendation does not address every technical topic raised, it acknowledges that the 
UGR is a point-in-time document that seeks to balance interests and provide a reasonable 
range of estimates for the Metro Council to determine whether to expand the UGB and accept 
the City of Sherwood’s proposal.   
 

TIMELINE (SUBJECT TO CHANGE) 
August 26, 2024: Release COO recommendation 

August 28, 2024: MTAC discussion of COO recommendation and public comment themes  

September 5, 2024: Council work session on COO recommendations and public comment 
themes; (full public comment summary provided at Council meeting) 

September 11, 2024: MPAC discussion of COO recommendation and recommendations to 
Council; request any final MTAC advice 

September 18, 2024: MTAC advice to MPAC, if requested 

September 19, 2024: CORE recommendation to Council 

September 25, 2024: MPAC recommendation to Council 

September 26, 2024: Council holds public hearing on COO recommendations 

October 8, 2024: Council provides direction to staff at work session 

November 21, 2024: Council first reading of ordinance; public hearing 

December 5, 2024: Council second reading of ordinance; decision 
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ATTACHMENT 1: HOUSING CAPACITY, NEED, AND DEFICIT 
ASSUMPTION DETAILS 
The tables below include specific numbers, but long-term estimates cannot be expressed this 
precisely. For that reason, the final totals are rounded to the nearest hundred.  

 

Table 1: Recommended housing capacity assumptions (Metro UGB, 2024-2044) 

 

UGB Capacity Assumptions (number of homes) 
single-

detached 
middle 
housing multifamily Total 

Vacant land (larger mix of 
single-unit detached)           34,944           13,228            42,970            91,142  
Redevelopment (Baseline)           12,292            11,727            24,382            48,400  
Concept plan areas and 
planned development on 
vacant land             9,096              6,662              4,138            19,896  
Other planned 
redevelopment                135                 172              9,830            10,137  
Office-to-residential 
conversion (baseline)                    -                       -                1,000              1,000  
ADUs and middle housing 
conversion/infill (low)                    -                4,955                     -                4,955  
Total UGB capacity 
(rounded)           56,500            36,700            82,300         175,500  
Capacity housing mix 32% 21% 47% 100% 

 

Table 2: Recommended Metro region current and future housing need assumptions (2024-2044) 

7-county MSA baseline household growth 
(2024-2044) 203,530 

Future household growth in Metro UGB (70% 
to 72% Metro UGB capture) 142,500 to 146,500 

Add 5% vacancy rate (to convert future 
households to homes) 7,100 to 7,400 

Subtotal of UGB future housing needs 
(number of homes) 149,600 to 153,900 

Add current housing needs (underproduction, 
houselessness, 2nd and vacation rentals) 26,953 

Total current and future UGB housing need 
(2024-2044, rounded) 176,500 to 180,800 
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Table 3: Metro UGB current and future housing need and deficit assuming 70% UGB capture 

 

UGB Housing Need at 70% UGB Capture 
single-

detached 
middle 
housing multifamily Total 

Future need: baseline 
forecast (see Table 1)           56,846            32,911            59,838         149,594  
Units lost to 2nd and 
vacation homes             1,072              1,769                 443              3,285  
Historic underproduction                726              2,089            12,160            14,975  
Households experiencing 
houselessness                    -                     40              8,653              8,693  
Total Housing Need 
(rounded)           58,600            36,800            81,100         176,500  
Needed housing mix 33% 21% 46% 100% 
Total UGB capacity 
(rounded)           56,500            36,700            82,300         175,500  
Deficits (rounded) (2,200) (100) 1,200 (1,000) 

 

Table 4: Metro UGB current and future housing need and deficit assuming 72% UGB capture 

 

UGB Housing Need at 72% UGB Capture 
single-

detached 
middle 
housing multifamily Total 

Future need: baseline 
forecast (see Table 1)           58,470            33,851            61,547         153,868  
Units lost to 2nd and 
vacation homes             1,072              1,769                 443              3,285  
Historic underproduction                726              2,089            12,160            14,975  
Households experiencing 
houselessness                    -                     40              8,653              8,693  
Total Housing Need 
(rounded)           60,300            37,700            82,800         180,800  
Needed housing mix 33% 21% 46% 100% 
Total UGB capacity 
(rounded)           56,500            36,700            82,300         175,500  
Deficits (rounded) (3,800) (1,000) (500) (5,300) 
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If you picnic at Blue Lake or take your kids to the Oregon Zoo, enjoy symphonies at the Schnitz 
or auto shows at the convention center, put out your trash or drive your car – we’ve already 
crossed paths. 

So, hello. We’re Metro – nice to meet you. 

In a metropolitan area as big as Portland, we can do a lot of things better together. Join us to 
help the region prepare for a happy, healthy future. 

Stay in touch with news, stories, and things to do. 

oregonmetro.gov/news 

Follow oregonmetro 

     

Metro Council President 

Lynn Peterson 

Metro Councilors 

Ashton Simpson, District 1 

Christine Lewis, District 2 

Gerritt Rosenthal, District 3 

Juan Carlos González, District 4 

Mary Nolan, District 5 

Duncan Hwang, District 6 

Auditor 

Brian Evans 
600 NE Grand Ave. 
Portland, OR 97232-2736 
503-797-1700 
 

https://www.facebook.com/oregonmetro
https://www.linkedin.com/company/metro
https://www.instagram.com/oregonmetro/
https://twitter.com/oregonmetro
https://www.youtube.com/user/OregonMetroGov
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