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Where does the UGR fit into the context of Metro’s 
policy documents?

• Point-in-time collection of data and analyses to act as 
a resource, for as long as it is relevant

• The basis for a policy decision about the UGB; not a 
policy document itself

Context of the UGR



• Housing

• DEI & Justice

• Economic development

• Development barriers

• Demands on agricultural 
land

• Access to nature and 
climate adaptation

• Role of Metro and local 
governments

• Regional vision for the 
future

Critical topics and actions
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Engagement



Committee engagement



• Washington County Coordinating 
Committee

• Clackamas County Coordinating 
Committee

• Greater Portland Inc 
• Westside Economic Alliance
• Portland Metropolitan Association of 

Realtors
• Home Building Association
• NAIOP

Where have we been?

Economic and 
demographic 

trends

Draft regional 
forecast

Preliminary 
residential 

capacity

Preliminary 
housing needs 

analysis

Project and 
process 

overview

Sherwood 
West Concept 

Plan



• Land Use Technical Advisory Group 
(LUTAG)

• Regional forecast review panel of 
economists and demographers

• Metro Technical Advisory Committee 
(MTAC)

Technical review



Housing



Results – demand scenarios

More single-unit detached housing More middle housing and multifamily

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.

Strong urban markets: Housing trends 
like development of last decade; 
housing choices shift to attached 
housing based on affordability 
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Scenario key: 
1. Follow in footsteps; 

low growth
2. New normal; 
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3. Strong urban market; 
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Results

Scenario key: 
1.  Follow in footsteps; low 
  growth
2a. New normal; baseline 
  growth; baseline capacity
2b. New normal; baseline 
  growth; heavier use of 
  vacant land for single- 
  unit detached housing
3.  Strong urban market; 
  high growth



Employment land



Regional (7-county 
MSA) employment 
forecast by sector

Apply historic UGB 
capture rate by 

sector

Deduct shares of 
work from 

home/hybrid by 
sector

Assign shares of 
each sector to 6 
building types

Account for current 
excess office 

vacancies

Apply square feet 
per employee by 

building type

Apply floor-area 
ratios by building 

type
Acres demanded

Converting jobs to acres



Summarize two categories for 
results

Industrial Commercial

Gen. Industrial Office

Warehouse/Distribution Retail

Flex/Business Park Medical/Institution



Results: Commercial land gap 
analysis

Commercial land capacity gap for Metro UGB, 2024 – 2044

Capacity
(acres)

Demand
(acres)

Surplus or deficit
(acres)

Low growth forecast 480 -300 +780

Baseline growth forecast 480 800 -320

High growth forecast 480 2,300 -1,820



Results: Industrial land gap 
analysis

Industrial land capacity gap for Metro UGB, 2024 – 2044

Capacity
(acres)

Demand
(acres)

Surplus or deficit
(acres)

Low growth forecast 5,950 -1,500 +7,450

Baseline growth forecast 5,950 1,400 +4,550

High growth forecast 5,950 5,200 +750



Buildable industrial acreage – by 
tax lot size



Large site 
industrial 
needs



• Two sites of 500+ acres each to accommodate large-
scale semiconductor R&D and/or production fabrication 
operations.

• Four sites of 50-100 acres suitable for integrated device 
manufacturers or major semiconductor equipment 
manufacturers.

• At least eight sites of 15-35 acres to enable key suppliers 
to the semiconductor cluster to locate and expand.

Statewide Semiconductor Taskforce



Sherwood West has specific 
site characteristics that may 
meet a regional need.

Sherwood West employment 
land analysis

50+ acre site options

Flat sites

Relative proximity to 
existing high-tech cluster



Policy options



Policy options

1. No expansion 2. Expansion
Sufficient capacity inside the UGB Insufficient capacity inside the UGB

Conclude that there is adequate 
capacity inside the UGB for housing 
and jobs

Expand the UGB to add the Sherwood West urban 
reserve area as proposed by the City of Sherwood

Consider conditions of approval:
• to help achieve a certain housing mix or 

number of housing units
• to preserve employment land with unique site 

characteristics for industrial and flex uses that 
cannot be found elsewhere in the UGB



Next steps



Project 
timeline





July August September October November December

Council

Discussion of 
draft Urban 

Growth 
Report

released July 
9

Public comment 
survey available 
until August 22

COO 
recommendation
released August 

26

Public hearing on 
COO recommendation

Council 
direction on 

intended 
decision

Council first 
reading; 
public 

hearing

Council 
second 

reading; 
final 

decision

MPAC
Discuss COO 

recommendation; 
Recommendation to 

Council

MTAC
Discuss COO 

recommendation; 
Recommendation to 

MPAC

CORE
Discussion 

with 
Sherwood 

staff

Discuss COO 
recommendation; 

Recommendation to 
Council



Questions?
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