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The Urban Growth Report 
(UGR) is a decision-making 
tool for the Metro Council.

A decision support tool



Back to the math equation

NEED

DEMAND

CAPACITY

How much land is in 
demand inside the UGB?

How much land is buildable 
inside the UGB?

−

=

Is more land needed because of 
household and employment 
growth?



So how do we translate the household 
forecast into land demand?

People in 
the region 

in 2044

Demand 
for land

Regional 7-county household 
forecast x capture rate

Housing 
Characteristics 

What housing types are 
needed to match the needs 
and choices of the region’s 

households? 

Single family detached

Middle housing

Multi-family

&
Household 

Characteristics

Presence of kids

Income

Age

Household size

Housing needs analysis



Preliminary 20-Year 
Housing Needs 

Projections



The housing needs analysis will include 
assessments of future and existing needs

Housing needed for those 
experiencing houselessness

&
Historic underproduction - what is 

the backlog of housing units to 
date?

Housing demand based on:
 

Regional population forecast 
&

Household forecast

EXISTINGFUTURE
20-year forecast



Future housing needs

MSA (7-
county) 
forecast

• Total growth rate

• 20-year time horizon

• Peer reviewed

UGB capture 
rate

• Metro UGB vs. other 
areas

• Based on past trends

Demographics

• Age (of householder)

• Household Size 
(number of people)

• Presence of Kids 
(<18)

• Income

Housing 
needs

• Affordability / price 
point

• Housing type
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MSA household forecast

Source: Metro regional forecast

MSA household change
2024-2044

High 323,200

Baseline 203,500

Low 83,900



UGB capture rate

How much of the 
household forecast is 
expected to fall within 
the UGB compared to 
the overall MSA?



How much of the 
forecasted growth in the 
MSA will the Metro UGB 
“capture”?

UGB capture rate

Source: Metro analysis
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UGB net additional households (in thousands)

UGB net additional households from 2024 to 2044

UGB household forecast =
(MSA forecast) X (capture rate)

UGB household change
2024-2044

High 226,200

Baseline 142,500

Low 58,700

Source: ECOnorthwest analysis of Metro regional forecast

High
MSA high forecast x 
70% capture rate

Baseline
MSA baseline forecast 
x 70% capture rate

Low
MSA low forecast x 
70% capture rate
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From 2024 to 2044, the 
millennial cohorts move 
into older age ranges 
while today’s older 
households are also living 
longer, pushing the 
demographic “wave” into 
the older age groups
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Young Households (< 25)

Adults 25-44 without kids

Families 25-44 with kids

Single adults, 45-64

Adults 45-64 in 2+ person HH

Older (65+) single adults

Older (65+) couples and multigenerational HH

2024-2044 Household Change by Life Stage (Metro UGB)

Net growth is in older households

Source: ECOnorthwest analysis of Metro regional forecast
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More retirees = lower incomes
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2024-2044 Household Change by Income Level (Metro UGB)

Source: ECOnorthwest analysis of Metro regional forecast
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Households → housing units

Add margin for healthy vacancy rate to future 
household growth

Occupied by new households V
ac

an
t



Image Credit: Google Maps

The demand methodology 
combines forecasts of 
households by 
socioeconomic 
characteristics (from Metro) 
with factors impacting 
housing choice to estimate 
housing demand by housing 
typology.

Future housing: Housing 
demand model overview

4. Housing Choice

3. Ability to Pay

2. Tenure Split

1. Household Lifestage

Distribution of households by 
housing type 

Share of income spent on housing 
varies by income and tenure

Propensity to Rent/Own by life 
stage characteristic

Households by age, size, and 
presence of kids



Housing demand scenarios

Following in footsteps: Housing 
choices at each life-stage remain 
constant – as current households age, 
their housing choices look the same as 
those of older households today.

New normal: As households age, their 
housing choices shift towards those of older 
households today, but not to same extent.

Fundamental shifts: Housing choices 
shift substantially towards attached 
housing based on affordability. 



Fundamental shifts mean more 
multifamily and middle housing

Source: ECOnorthwest analysis using U.S. Census Bureau, 2021 ACS 5-Year Estimates, PUMS, for tri-county region
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Putting it together – future 
demand by housing type
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18,000 homes 
from 

underproduction

12,300
homes for 

people 
experiencing 

houselessness

30,300 additional
homes needed today in 

total

Existing housing needs inside UGB

Source: ECOnorthwest



Existing needs are for lower 
incomes

Source: ECOnorthwest

Area Median 
Income (AMI) for a 
family of 4 in the 
Metro region: 
$114,400 (2023)



Total need
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Total Additional Housing Units Needed in Metro UGB 2024-2044
Assumes 70% capture rate

Existing Housing
Needs

Future Growth
Needs
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Total – 92,300

Total – 180,300

Total – 272,000





Fundamental shifts mean more 
multifamily and middle housing
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