'I\H) WILSONVILLE

WORK SESSION & EXECUTIVE SESSION AGENDA
July 13, 2026 at 1:00 PM
Wilsonville City Hall & Remote Video Conferencing

PARTICIPANTS MAY ATTEND THE MEETING AT:
City Hall, 29799 SW Town Center Loop East, Wilsonville, Oregon
YouTube: https://youtube.com/c/cityofwilsonvilleor
Zoom: https://us02web.zoom.us/j/81536056468

CITY COUNCIL MISSION STATEMENT
To protect and enhance Wilsonville’s livability by providing quality service to ensure a safe, attractive,
economically vital community while preserving our natural environment and heritage.

COUNCILORS’ CONCERNS [1:00 PM]
PRE-COUNCIL WORK SESSION [1:05 PM]

A. Frog Pond East and South - West Hills Legislative Request (Guile-Hinman) [60 min]

ADJOURN [2:00 PM]
Break to switch Zoom accounts [5 min.]

EXECUTIVE SESSION [2:05 PM]
1. ORS 192.660(2)(f) Exempt Public Records
To consider information or records that are exempt by law from public inspection.
2. ORS 192.660(2)(h) Legal Counsel/Litigation

To consult with counsel concerning the legal rights and duties of a public body with regard to
current litigation or litigation likely to be filed.

ADJOURN [3:00 PM]

AN EXECUTIVE SESSION WILL
IMMEDIATELY FOLLOW THE WORK SESSION

Time frames for agenda items are not time certain (i.e. agenda items may be considered earlier than
indicated). The City will endeavor to provide the following services, without cost, if requested at least 48
hours prior to the meeting by contacting Kimberly Veliz, City Recorder at 503-570-1506 or
cityrecorder@wilsonvilleoregon.gov: assistive listening devices (ALD), sign language interpreter, and/or
bilingual interpreter. Those who need accessibility assistance can contact the City by phone through the
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https://youtube.com/c/cityofwilsonvilleor
https://us02web.zoom.us/j/81536056468

Federal Information Relay Service at 1-800-877-8339 for TTY/Voice communication. Habrd intérpretes
disponibles para aquéllas personas que no hablan Inglés, previo acuerdo. Comuniquese al 503-570-1506.
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CITY COUNCIL MEETING

STAFF REPORT

(]

WILSONVILLE

Item A.

Meeting Date: July 13, 2026

Subject: Frog Pond East and South — West Hills
Legislative Request

Staff Member: Amanda Guile-Hinman, City Attorney

Department: Legal

Action Required

Advisory Board/Commission Recommendation

Motion
Public Hearing Date:

Resolution

Information Only
Council Direction

OO0xODOoOooOoOO™

Consent Agenda

Ordinance 1°t Reading Date:
Ordinance 2" Reading Date: Not Applicable

Information or Direction

0  Approval
O Denial
O None Forwarded

Comments: N/A

Staff Recommendation: N/A

Recommended Language for Motion: N/A

Project / Issue Relates To:

OCouncil Goals/Priorities:

XAdopted Master Plan(s): | OONot Applicable
Frog Pond East and South
Master Plan

ISSUE BEFORE COUNCIL:

Request from West Hills Land Development for legislative and/or policy revisions relating to Frog

Pond East and South.
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EXECUTIVE SUMMARY:

During the June 15, 2026 work session, the City Council heard from West Hills Land Development
regarding its request for certain legislative and/or policy revisions relating to Frog Pond East and
South.

During the discussion, West Hills mentioned some economic analysis that had been performed,
which Councilmembers requested to review so long as there were no concerns regarding the
pending land use application. Attached hereto as Attachment 1 is the Johnson Economics study
provided by West Hills Land Development to the City.

The Frog Pond East and South Master Plan can be viewed here:
https://www.wilsonvilleoregon.gov/sites/default/files/fileattachments/planning/page/129010/
frog pond east and south master plan - final.pdf.

The appendices to the Master Plan, including various technical analyses and City Development
Code updates, can be viewed here:
https://www.wilsonvilleoregon.gov/sites/default/files/fileattachments/planning/page/129010/
frog pond east and south master plan appendices- final.pdf.

ATTACHMENTS:
Attachment 1 — Johnson Economics Study
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JOHNSON
Economics
MEMORANDUM
DATE: January 6, 2026
To: Daniel Grimberg

Director of Land Development
WEST HILLS DEVELOPMENT

FROM: Jon Spikkeland
JOHNSON ECONOMICS, LLC

SUBJECT: Wilsonville Attached Housing Market Share

JOHNSON EconoMICS was asked by West Hills Development to analyze the market for attached homes in Wilsonville,
comparing trends to other nearby communities and the overall region. The analysis has a particular focus on the share
of attached homes relative to all single-family homes. Based on transaction volume, attached homes have accounted
for 20% of all single-family sales in Wilsonville over the past 10 years. However, the market has exhibited clear signs
of oversupply over parts of this period, with price declines and excessive market time for listed homes. Our analysis
indicates that the appropriate share for new attached homes in Wilsonville is 9-11% of all new single-family homes.

REGIONAL MARKET SHARE TREND

Regionally, attached homes have represented 8.2% of all single-family home sales over the past 10 years. The market
share fluctuates from year to year, but the long-term trend indicates an increase in the market share of 0.1 percentage
points annually. The share was 9.1% in 2025.

FIGURE 1: REGIONAL SINGLE-FAMILY HOME SALES BY TYPE, PORTLAND METRO OREGON PORTION (2006-25)
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WILSONVILLE AND METRO SOUTH

In Wilsonville, sales of attached homes have made up a relatively large share of the single-family market. This is due
to large number of attached homes in Charbonneau and Villebois. Over the past 10 years, attached homes have
accounted for 20% of all single-family sales in the city, both in the new home and existing home markets. In the market
for new homes, attached homes represented as much as 38% in 2018, and as little as 2% in 2025. These extremes
reflect the buildout of Villebois.

FIGURE 2: SINGLE-FAMILY HOME SALES BY TYPE, ATTACHED-HOME MARKET SHARE, WILSONVILLE (2016-25)
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The market share of attached homes has been significantly lower in other cities around Wilsonville. The following
charts present combined numbers for Tualatin, West Linn, and Oregon City. According to RMLS, very few new
attached homes were sold between 2016 and 2023, but 24 and 37 new attached homes were built in 2024 and 2025,
respectively, representing 18 and 21% of all new home sales in those years. In the existing home market, the market
share for attached homes has declined from 6% to 4% over the past 10 years.

FIGURE 3: SINGLE-FAMILY HOME SALES BY TYPE, ATTACHED-HOME MARKET SHARE, TUALATIN-WEST LINN-OREGON CITY (2016-25)
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The following chart compares market shares for attached homes across these cities for the 2016-25 period, both as a
percentage of all home sales and a percentage of new home sales. Wilsonville is well above the regional shares, while
Tualatin is close to the regional numbers, and West Linn and Oregon City have lower shares for attached homes.
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FIGURE 4: ATTACHED HOME MARKET SHARE, GEOGRAPHIC COMPARISON (2016-25)
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INDICATIONS OF OVER-/UNDER-SUPPLY

Market share calculated from transaction volume does not necessarily reflect underlying demand, as high transaction
volumes can also occur in times of oversupply — as sellers discount their prices and thus attract buyers that would
otherwise buy detached homes. In Wilsonville, the unusually large supply of new attached homes in 2017 and 2018
caused the median price of attached homes to decline 10% in 2018-19, while the surrounding area and the region
experienced price gains of 11-15%, and detached homes in Wilsonville gained 8%. This is a clear indication of
oversupply. Conversely, Wilsonville experienced an unusual price increase in 2025, when the supply of new attached
homes was unusually low. The price trend followed the regional trajectory most closely over the 2019-23 period,
when the supply of new attached homes was 11%. Note that attached homes in Wilsonville have generally been priced
relatively high due to Charbonneau and Villebois.

FIGURE 5: MEDIAN SALES PRICE (ALL ATTACHED HOMES) AND ATTACHED SHARE OF NEW SINGLE-FAMILY HOMES (2016-25)
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A similar pattern is reflected in market time data, which measures the days between original listing and sale. The
median market time for attached homes in Wilsonville was out of line with the surrounding area and the region over
the 2016-19 period, indicating oversupply. Wilsonville has generally tracked the regional median over the 2020-25

period, when attached homes have represented 9% of all new home sales. Note that the recent increase in market
time — which is much more dramatic than in the detached home market — suggests relative oversupply of attached

homes across the region.

FIGURE 6: MEDIAN DAYS ON THE MARKET (ALL ATTACHED HOMES) AND ATTACHED SHARE OF NEW SINGLE-FAMILY HOMES (2016-25)
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