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About the Urban Land Institute

The Urban Land Institute is a 501(c) (3) nonprofit research and education organization
supported by its members. Founded in 1936, the Institute now has more than 33,000
members worldwide representing the entire spectrum of land use and real estate
development disciplines, working in private enterprise and public service. As the
preeminent, multidisciplinary real estate forum, ULI facilitates the open exchange of ideas,
information, and experience among local, national, and international industry leaders and
policy makers dedicated to creating better places. The mission of the Urban Land Institute
is to provide leadership in the responsible use of land and in creating and sustaining
thriving communities worldwide.

About the ULI Center for Balanced Development in the West

The mission of the Center for Balanced Development in the West is to advance the work of
the Urban Land Institute by providing responsible leadership in ensuring more sustainable
urban growth patterns throughout the West. The Center was formed in 2005 by ULI
members from the West who wanted ULI to work more closely on improving growth
patterns in the nation’s fastest-growing region. The goals of the Center are to enhance
understanding among land use experts, advocates, and public and private practitioners
regarding the implications of development in the West and the conflicts between competing
land use demands; to identify and publicize best practices for achieving balanced growth;
and to serve as a forum for dialogue and problem solving on urban growth issues.

About ULI Arizona

ULI Arizona began in 1984 as means to expand membership resources needed to support
the Institute’s program of work in Arizona. Lee Hanley became the first Chair of the Arizona
District Gouncil in 1986 followed by Gina Trimble, Matthew Crow, Joe Blackbourn and Greg
Vogel. The current Chair is John Graham. In 2006, ULI Arizona joined a select group of
eleven other District Councils to establish an Executive Director platform in order to
support community outreach activities such as regional visioning. In addition to
membership and financial growth, ULI Arizona has benefited from a working relationship
with the Center for Balanced Development in the West due to local presence of a Center
researcher, David Stocker. The Influx/Outflux program is an example of coordinating ULI
resources to create positive impact for land use decision makers in Arizona.



Executive Summary

The Urban Land Institute’s Center for Balanced Development in the West, partnering with
ULI Arizona, organized Influx/Outflux: A Summit on Central Arizona’s Population and
Housing Trends. The summit brought together, for the first time ever, a cross section of
some 30 government researchers, utility company representatives, real estate
professionals, and scholars from around the Phoenix metropolitan area who all closely
study population trends in the region on an ongoing basis (participants listed in Appendix
A). The impetus for the summit, and the willingness of so many area experts to participate,
stems from the lack of timely and accurate information from available sources, and the
great uncertainty that now exists in the region in terms of demographic characteristics that
affect housing market conditions.

The Influx/Outflux Summit was a starting point to determine if there has been any recent
population growth in metropolitan Phoenix, if the demographic structure of the population
has changed over the past two to three years, the impact of these trends on the housing
market and the overall economy, and what the data tell us about what to expect in the near
future. This information is critical for public and private sector organizations to make well-
reasoned decisions. As such, this summit is seen as the launching point for an ongoing
process to monitor and report a range of conventional and alternative indicators of
population and housing trends.

The participants contributed a wealth of information and perspectives on the current
condition of the region’s economy and population that resulted in a better understanding of
the current situation than any single contributor could have otherwise hoped to have in
isolation.

Current Conditions

None of the indicators examined at the summit show any indication of population growth
between 2007 and 2009, nor do they provide convincing evidence of any major decline.
Rather, it seems likely that the total population of the Phoenix metropolitan area has
remained virtually unchanged, absorbing several strong negative shocks but still being
driven upward by a sound economic base, natural population increase, and continued
retirement and employment related migration.

Based on data from both local and census sources, the population of the metropolitan area
continued to increase between 2005 and 2008, though at an ever-decreasing rate. Data
show the addition of over 110,000 new housing units during the three-year period, with
population increasing by some 400,000 people. The desire to understand population trends
on a more current basis means looking to alternative data sources for evidence of recent



changes. One of the key successes of the Influx/Outflux Summit was to assemble evidence
of demographic trends from a wide variety of indicators.

According to data from the Arizona Department of Commerce Research Administration,
between September 2007 and September 2009 total nonfarm wage and salary employment
in the metropolitan area declined by 213,500



