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From doom/bloom loops to a new word of the year…



Recession probability of 48%, this level has always predicted a recession



How well do the models predict the rapidly changing new normal?



3 county PDX metro lost 16,400 jobs, rest of state lost 1,900 in last year

18,300 jobs lost statewide in past year
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What happened to the jobs?



Known knowns &

Known unknowns



Portland grows faster and falls harder….. Until the last 9 quarters 
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Annual Job Change – U.S. vs. Portland MSA

2Q 2023

Source: BLS

U.S. Average

Portland MSA



Only 5 of the top 50 metros have lost jobs over the past year
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Current estimate of national breakeven employment is 30k annually



Known demographic change plus unknown impact to international immigration



Without international immigration, population is decreasing except in Clark

Source: Census Population Estimates Program (PEP)

Total net change Natural increase Net domestic migration Net international migration

Multnomah Washington

Clark       Clackamas
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Census changed methodology that more than doubled count of immigrants

Source: Census Population Estimates Program (PEP)

Total net change Natural increase Net domestic migration Net international migration

Portland Metro

2023 Vintage 2024 Vintage

Average annual international immigration from 2001 to 2022 = 6k

Average annual international immigration from 2023 to 2024 = 16k



Disparity within the region is unlike other metro areas
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This weird market moment



Why do we care about supply?



The ratio of housing units to households improved from 2 nd worst to 14th in past year

Ratio of housing units per household in 2024



Peak housing permitting in 2023—single family rate unchanged from pre-pandemic
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Total

97%

71%

44%



City of Portland trending to lowest apartment permitting since 2009

Trending at 

627 for 2025



Removing Portland from multifamily trends paints a different picture
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Many reasons why multifamily construction is anemic…. This is at the top of the list

ULI Emerging Trends – Development Opportunity Ranking for Portland
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Affordability Landscape 



No change in renter cost burdening rate, but change in location concentration

2023

2013

Renter Household Cost Burdening in the City of Portland



Market rate apartments are competing with affordable rent regulated

Asking rent for newly constructed apartments in the City of Portland in first year of delivery

Peak Unaffordability

Unit Type
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2019 Housing Affordability in Vancouver and Gresham

Assuming:
20% down payment
4% mortgage rates
Median Family Income of $89,700

Source: Metro RLIS, Clark County Assessor, Freddie Mac, ECOnorthwest calculations
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Housing unaffordable to purchase in most of the region

Source: Metro RLIS, Clark County Assessor, Freddie Mac, ECOnorthwest calculations

Assuming:
20% down payment
6.5% mortgage rates
Median Family Income of $116,900



Less than 20% of listings are affordable to a household earning the median income

Source: Zillow
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Takeaways



Population growth and household formation are now decoupled 

Source: PSU PRC, ECONW Calculations

+11%

+19%

+5%

Population Growth vs. Household formation in Oregon



Owner household formation has stalled, steady renter HH formation

Owners Renters
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Annual Change in Population vs. Household Formation 
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In last 4 years, PRC has reduced household forecast by 35%

PSU PRC Household Forecast through 2045

-35%

-39%

-29%

-43%



How much housing needs to be built in the Metro without any population growth?

30k units of underproduction needed as of 2023

2025 People per Household = 2.39 2045 People per Household = 2.25 

We will need 6% more housing units to accommodate demographic change over 20 years

Currently about 1 million households in the Metro x 6% = 60k units over 20 years

Demographic change requires building 3,000 units annually (plus solving underproduction)



Population growth is not a sustainable economic development strategy… now what?



Los Angeles Portland Seattle Boise

Wilkerson@econw.com 

mailto:Wilkerson@econw.com
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