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Charge

Metro is currently in the process of collecting input and information to provide context for a Metro
Council decision about the urban growth boundary (UGB). This is a process that occurs every six years
and helps ensure that the region has enough buildable land to accommodate anticipated growth for the
next twenty years.

This group will meet to share thoughts and contribute perspectives to the content of the 2024 Urban
Growth Report. Metro staff will convene and facilitate meetings and will bring to this body summaries of
activities which contribute to the 2024 Urban Growth Report, including ongoing data collection around
growth trends and requests from cities for boundary expansions. In 2024, Metro Chief Operating Officer
Marissa Madrigal will consider the group’s feedback when preparing recommendations for the Metro
Council.

Schedule

e This group will meet approximately ten times in 2023 and 2024.
e Monthly meetings will be 2 hours long and will be in person at the Metro Regional Center.

Membership

e 29 members

e Appointed by the Metro Chief Operating Officer

e Represents a broad range of regional perspectives from business, real estate and housing to
environmental justice and farming

e Metro Councilors may attend meetings to listen to discussion

e Some committee representatives may be asked to summarize the group’s discussions at Metro
Policy Advisory Committee (MPAC) and Metro Council meetings.

Perspectives represented

1. Single-family residential development 7. Environmental justice

2. Commercial, mixed-use 8. Business advocacy

3. Multifamily residential development 9. Economic development

4. Affordable housing 10. Community-based organizations
5. Industrial development 11. Farming / Landowners / Renters
6. Land use advocacy 12. Labor
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Potential discussion topics:

1. Buildable land inventory
2. Development outcomes
3. Redevelopment and infill in mixed-use centers
4. Regional forecast outlook: population, households, employment
5. Employment trends and economic development aspirations
6. Displacement trends and risk
7. City proposals for urban growth boundary expansions
Name Affiliation
1 | Justin Wood Fish Construction NW
2 | Preston Korst Home Building Association of Metropolitan Portland (HBA)
3 | Elin Michel-Midelfort Metropolitan Land Group
4 | Jill Miles Industrial and commercial site location experience
5 | Javier Mena Beaverton Housing Department
6 | Ashley Miller Gresham Housing Department
7 | Kirk Olsen Trammell Crow
8 | Michele Gila Portland Metropolitan Area Realtors (PMAR)
9 | Sam Diaz 1,000 Friends of Oregon
10 | Jon Legarza Healthy Sustainable Communities
11 | Elizabeth Mazzara Myers Westside Economic Alliance
12 | Eric Peterson Washington County Chamber nominee, Brookfield Properties
13 | Matt Craigie Washington County Economic Development Director
14 | Jeff Stone Oregon Association of Nurseries
15 | Lauren Poor Oregon Farm Bureau
16 | Willy Myers Columbia Pacific Building and Construction Trades Council
17 | Duncan Wyse Oregon Business Council (OBC)
18 | Kevin Cavenaugh Guerrilla Development
19 | Mayor Steve Callaway City of Hillsboro
20 | Mayor Tim Rosener City of Sherwood
22 | Mayor Lisa Batey City of Milwaukie
23 | Teresa Carr/Emerald Bogue Port of Portland
24 | Shae Flaherty-Betin Prosper Portland
25 | C.N.E Corbin Portland State University
26 | Indi Namkoong Verde NW
27 | Commissioner Mike Mitchell City of Oregon City
28 | Tristan Penn Former CORE chair
29 | Joseph Sullivan CORE




UGR Roundtable

Tentative Meeting Schedule

Draft - 11/17/23

Meeting topics and dates are subject to change.

Date Location Topic(s)

September 29, 2023 | Metro Regional Center e Group introductions

e Process & purpose of roundtable

e Intro to growth management & decision-

making
e Discussion: “Your perspective on the UGB”
October 20, 2023 Metro Regional Center e The process for estimating capacity for

growth inside the UGB Part |
e Group discussion

November 17,2023 | Metro Regional Center e The process for estimating capacity for
growth inside the UGB Part Il
e Group discussion

December 15,2023 | Metro Regional Center e Estimating housing need
e Group discussion
January 12, 2024 Metro Regional Center e Economic conditions and trends

e The process for developing the regional
growth forecast

February 23, 2024 Metro Regional Center e Historic regional development trends
e Group discussion
March 15, 2024 Metro Regional Center e Preliminary regional growth forecast
results
e Group discussion
April 26, 2024 Metro Regional Center e Preliminary capacity estimate
e Overview of employment land analysis
May 17, 2024 Metro Regional Center e City UGB expansion proposals
e Group discussion
June 28, 2024 Metro Regional Center e Employment land analysis results (costs/

benefits of city proposals)
e Group discussion

July 26, 2024 Metro Regional Center e Draft UGR presented
e Next steps




Urban Growth Management:
frequently used terms and concepts

2040 Growth Concept

The 2040 Growth Concept is a 50-year plan for growth in greater Portland that the Metro Council

adopted in 1995. The Growth Concept Map identifies urban locations as the focal points for growth: the

central city, regional centers, town centers, main streets, regional centers, station communities,
corridors, and industrial areas. The map shows the region’s urban growth boundary, which defines

where urban development may occur, and urban reserves, which are the locations that may be added to

the boundary if there is a demonstrated regional need for more land. Parks, natural areas, and rural
reserves depicted in green are to remain undeveloped.

.........

2040 Growth Concept Map

Way 2023

Urban growth boundary (UGB)

Every city in Oregon is required to adopt an urban growth boundary that defines where urban
development and uses may occur. Outside of boundaries, provision of urban services like sewer is



prohibited and zoning codes are geared towards rural uses. Inside boundaries, zoning codes should
encourage efficient development of housing and jobs.

State laws require that Metro manage a regional boundary. This is in recognition of the regional nature
of our economy, housing market, commute sheds, and environment. Metro may only expand the
boundary upon demonstration of a regional need for more land. The urban growth report is Metro’s
periodic analysis of regional land needs.

Under state law, Metro can only expand the boundary onto adopted urban reserves. Metro has an
additional policy to only expand onto urban reserves that have been concept planned by a city. This is to
ensure that any expansion results in intended development.

Bringing land into the urban growth boundary

State law defines the criteria that are used to determine the order in which lands are included within the
urban growth boundary.

First priority - Urban reserve land: Urban reserves are designated areas outside the current urban
growth boundary as the only locations where Metro can expand the boundary to accommodate growth.
Metro can only add lower priority lands (listed below) to the UGB if the identified land need cannot be
met with urban reserves. In no case can Metro add rural reserves to the UGB.

Second priority - Exception land (also known as non-resource land): Exception land is land next to the
urban growth boundary that is not farm or forestland and is not designated as either urban or rural
reserve. Second priority also could include farm or forestland that is completely surrounded by exception
land but that is not "high value" farm or forest land.

Third priority - Marginal land: Marginal land is a classification of non-resource (exception) land outside of
designated urban and rural reserves that allows dwelling units on exclusive farm use land. Marginal lands
are unique to Washington County.

Fourth priority - Farm or forest land: Within this category, soil class or forest productivity further sets
priorities. Priority is given to the area of lower productivity. In other words, the best, most productive
farm or forestland outside of designated urban and rural reserves is the last land to be considered for
inclusion in the urban growth boundary.

Concept plan

A document that describes how a city plans to urbanize an urban reserve, including the desired
community vision, the broad location of proposed land uses, and conceptual transportation and utility
infrastructure. The concept plan is a required component of an urban growth boundary expansion
proposal, meant to demonstrate a city’s readiness. Metro code describes what a city must address in a
concept plan. Metro also provides grant funding for these local planning efforts.

Urban and rural reserves

Urban and rural reserves are lands that are outside the Metro urban growth boundary. In 2010, after a
multiyear regional process enabled under state law, Metro and the three counties designated urban and



rural reserves to provide long-term certainty for cities, counties, property owners, Metro, farm and
forest operators, and others.

Urban reserves are suitable for urbanization and are the only locations where Metro can expand the
boundary.

Rural reserves are lands that are high value working farms or forests, or have important natural features
like rivers, wetlands, buttes and floodplains. Per state law, rural reserves are off limits for urbanization
until the year 2065 at the earliest. This is intended to provide certainty.

“Undesignated” areas are neither urban nor rural reserve and effectively cannot be added to the
boundary.
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Note: some of the originally designated urban reserves have already been added to the UGB and are no longer
depicted here as urban reserves. These areas include areas added to Cornelius, Forest Grove, Hillsboro, Beaverton,
King City, Wilsonville, and Tigard. The above map has not yet been updated to reflect the 2023 addition of the River
Terrace (Tigard) urban reserve to the UGB.

House Bill 4078 — “The Grand Bargain”

After the adoption of urban and rural reserves, a 2014 Court of Appeals ruling introduced new
uncertainty and caused a variety of mayors, legislators and interested parties to negotiate a legislative



compromise to ongoing disagreements about urban and rural reserve designations in Washington

County. HB 4078, also referred to as the Land Use Grand Bargain, placed into statute several urban
growth boundary expansions and urban and rural reserve designations in Washington County. Today,

urban and rural reserve designations in Washington County remain codified in statute.
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Urban growth report (UGR)

The urban growth report or UGR is a required periodic (at least every six years) assessment of whether
there is a regional need to expand the urban growth boundary for the next 20 years of growth. The UGR
provides the Metro Council with information when making its growth management decision. A UGR is

not intended as an aspirational vision statement or economic development strategy.

The UGR contains several analyses, including a buildable land inventory, estimations of growth capacity
on those lands, assessments of development trends, a regional population, household, and employment

forecast, and a regional housing needs analysis.



Metro is currently working to complete a 2024 UGR, which will be released in draft form in summer
2024. Perspectives from a variety of advisory groups will be reflected in the UGR. The Metro Council will
consider adopting a final UGR in December 2024 as part of its growth management decision.

Regional forecast

Following state law, Metro completes a regional forecast for population, household, and employment
growth. The regional forecast is included in the UGR. It is for the 7-county Metropolitan Statistical Area,
which includes Clackamas, Clark, Columbia, Multnomah, Skamania, Washington, and Yamhill counties.

Metro has a strong track record with the accuracy of its regional forecast. This is the result of using
reliable data sources such as the Census, the Bureau of Labor Statistics, the Bureau of Economic Analysis,
IHS Markit, the PSU Population Research Center, and the Oregon and Washington health authorities.
These forecasts are further validated through expert panel reviews with external economists and
demographers.

Though Metro’s forecasts have proven reliable, we also recognize that there is uncertainty when looking
forward 20 years. To reflect this uncertainty, Metro uses a range forecast with a baseline and high and
low growth forecasts.

The population forecast includes details on age, gender, and — new for the 2024 forecast—race, ethnicity,
and disability status.

The household forecast includes details on household size, income, and age (of the householder).
“Household” describes the people, not the home.

The employment forecast includes details on different economic sectors such as manufacturing, retail,
professional services, health, and education.

Regional Housing Demand/Needs Analysis

Another core part of an urban growth report is a Regional Housing Needs Analysis. This statutorily
required analysis assesses the existing and future (20-year) housing needs of a variety of household
income groups. Existing housing needs arise from houselessness and historic underproduction of
housing. Future needs are a product of the regional household forecast. These housing needs are also
linked to housing types (e.g., duplexes, townhouses, or apartments) so that housing needs can be
translated into demand for space/land. The analysis geography is the current urban growth boundary.

House Bill 2001 and middle housing

In 2019, the Oregon Legislature passed HB 2001 to increase housing choice and supply. This bill allows
for a range of middle housing types (duplexes, triplexes, fourplexes, townhouses, and cottage clusters)
to be built on residential land that has been traditionally zoned solely for single-family detached homes.
Cities across the state have now adopted their own zoning code amendments to implement this bill. The
2024 Urban Growth Report will include an assessment of demand and capacity for middle housing.



UGB growth capacity

Determining whether there is a regional need for UGB expansion requires an understanding of how
much room there is for the next 20 years of housing and job growth inside the current boundary. That
determination depends on several factors, including:

e Buildable land — Defined in more detail below, buildable land is land inside the UGB that may
provide room for long-term housing and business growth.

e Zoning allowances — Local zoning codes describe what is allowed on land and are factored into
Metro’s capacity analysis. For instance, denser developments such as midrise apartments
require less land than single-family homes. Because there are hundreds of zone types in the
region, Metro consolidates these codes into a regional classification for analytic purposes.

e Likelihood of development — Development, redevelopment, and infill will not necessarily happen
simply because zoning allows high-density uses. Metro assesses the likelihood the market will
build different building types using a real estate development pro forma model.

Buildable land

Buildable land is land inside a UGB that can provide space for additional homes or businesses. Buildable
land includes vacant land as well as already-developed land that may be available for redevelopment or
infill over a 20-year planning period. Though Metro’s land inventory methods and results undergo
extensive review by local government partners and development experts, the inventory is intended to
provide a long-range regional estimate, not definitive determinations at the parcel level.

Accounted for in the inventory:
e Environmental constraints like steep slopes, wetlands, and floodways.
e Space that will be needed for future roads and sidewalks, particularly on larger vacant lands that
would require more rights-of-way to serve development.
e Properties that are not available for housing or business development because they have a
different intended use. Examples include park lands, open spaces, church properties, Tribal
lands, and government-owned lands.

Vacant or partially vacant lands are a type of buildable land. They include parcels that have no buildings
or surface parking lots, or that have a significant portion without such improvements. State law instructs

Metro to count vacant land as buildable. The vacant land inventory entails careful review of aerial
photos.

Redevelopment land is a type of buildable land and refers to a net increase in the number of homes on a
parcel because of the removal of an existing building and replacement with a new building with more

housing units than were removed. For instance, if a single-family home were demolished and replaced
with a triplex, this redevelopment would provide a net increase of two housing units.

Infill land is a type of buildable land and refers to a net increase in the number of homes on a parcel
when an existing building is retained. For instance, if a single-family home were divided into a duplex or
if an accessory dwelling unit were built in the backyard, this infill would provide a net increase of one
housing unit.



Pro forma model

For the 2024 Urban Growth Report, Metro has engaged consultants to develop a regional financial
model that can be used to estimate development capacity on buildable lands — both vacant and already-
developed — over the next 20 years. The pro forma model determines the highest-and-best use for each
parcel by identifying a building prototype that is most feasible. There are dozens of possible building
prototypes, such as manufacturing, office, retail, apartments, single-family homes, or triplexes. Because
the model is sensitive to assumptions such as interest rates or construction costs, regional capacity
results will be reported as a range that recognizes analytic uncertainty. These capacity estimates are not
intended to be definitive feasibility determinations at the parcel level. Instead, they provide the building
blocks for a regional estimate.

Proforma model
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Senate Bill 4 —the Oregon CHIPS Act

Senate Bill 4 dedicates $190 million to develop a grant and loan program to support semiconductor
businesses looking to expand in Oregon. This provides the opportunity for significant federal funding
provided by the U.S. CHIPS and Science Act of August 2022. It also funds $10 million to help
communities prepare land for manufacturing sites and $10 million for a University Innovation Research
fund that will help public universities secure federal research grants.

The bill also granted a new authority — through 2024 — to the Governor to expand urban growth
boundaries, if it is determined that doing so is the only way a semiconductor project can move forward.
Boundary changes can be made for up to eight sites — six of no more than 500 acres and two of any
size. This authority is sometimes referred to as super-siting.

Annexation

Urban growth boundary expansion is just a first step in the development timeline. A city must then
approve an annexation application to bring property into city limits. Annexation provides urbanizing



areas with city services and voting privileges and brings the property under the regulatory and taxing
authority of the city’s government.

Comprehensive plan

All Oregon cities and counties must adopt a comprehensive plan to implement a broad, long-term vision
for their community, typically set over a planning horizon of 20 years. The plan describes future land
uses and accompanying components of the built environment — transportation networks, bicycle and
pedestrian infrastructure, utilities, parks, natural resources, housing, economic development, and
schools. Local jurisdictions periodically review their comprehensive plans to address local planning
needs, regional regulations, and new state requirements.

The comprehensive plan provides more detail than a concept plan. After Metro expands the urban
growth boundary, cities must update their comprehensive plans and zoning designations to incorporate
the new urban area. Metro provides grant funding for these plan updates.

Land Use Technical Advisory Group (LUTAG)

This group advises staff on the technical analyses included in the Urban Growth Report, particularly the
buildable land inventory (BLI) and growth capacity estimation (the pro forma model) methods and
results. Membership includes local jurisdiction planning staff, Metro research staff, and additional
development professionals. All cities and counties in the region were invited to participate.

Exclusive Farm Use (EFU)

The purpose of the EFU (exclusive farm use) zone is to provide areas for continued practice of
commercial agriculture. It is intended to be applied in areas composed of land with high-value farm soils.
EFU zones are typically applied by counties, outside of urban growth boundaries. These zones limit uses
that conflict with farming and ranching and restrict division of properties into smaller parcels.

Exclusive farm use zones are regulated by zoning and planning statutes and local zoning ordinances.
Allowable and conditional uses in an EFU zone are defined in ORS 215.213 or 215.283.



“Parking Lot” - Items for Later Discussion

Meeting #1
(] Time from UGB to development - how can we speed this up?
O Need a document that defines all the terms (who, what, why): UGB, UGR, urban/rural reserves, etc.
[l Changing workforce needs nimbleness —how does this fit into “readiness” approach
O Cities aren’t the only entity involved in planning for readiness (like special districts)
O Make sure we are thinking about modern agriculture techniques and needs

O Understand housing as critical infrastructure (not just an output of expansion)
Meeting #2

0  Affordability for whom?

0 Office conversion and measuring the capacity of downtown

O Correcting historic injustice when considering need - how does restorative justice play a role?

0 Land Use Technical Advisory Group (membership, charge, etc.)

O Regional level vs requirements for specific sites (e.g. EFUs)

O Define “need” - who decides?

0 Describe what happens with a disagreement in capacity analysis and results

O Development assumptions (typologies) in different locations

[J  Green space/tree space/reforestation within densification

Meeting #3

[l Add more definitions about types of buildable and non-buildable land into the terms glossary
(farm/forest, resource lands, industrial land, exception lands)

O Restorative justice — reparations and land back

0 How do we think about the impact of development on the environment and residents? Impacts like
new heat islands, loss of tree canopy, loss of green space, loss of public open space for gathering

[ Whatis the comparison of housing development in cities vs. counties in urban unincorporated areas?

O More detailed development timeline that includes requirements from state laws and state agencies
(additional constraints for developers beyond market factors) — DSL, Army Corps of Engineers, Goal 5
and Goal 10 compliance, etc.

[ Whatis the balance between densifying the land that we have to maximize its use and the

preservation and prioritization of open space?
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