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MARKET ANALYSIS

Demographics
Wilsonville was incorporated into a city in 1969, with an estimated 1,000 residents in the area and
it is now “one of the Portland region’s fastest growing cities” . Even during the uneasy recession,
Wilsonville’s households grew at 2.8% annually and 3.2% between the years 2000-2012, which is
over double that of the Portland region, which grew at 1.2% . The Figure 1 below illustrates how the
population has grown over the past 30 years, growing to 23,740 in the more recent surveys.
Figure 1
CENSUS YEAR

POPULATION

PERCENT GROWTH

1980

2,920

1990

7,106

143%

2000

13,991

97%

2010

19,509

39%

2012

20,515

5%

Source: Wilsonville Economic Development: Demographics

Households in Wilsonville average at 2.3 people/household and 33% of households are singleperson households . The average income is higher than other cities in the area and residents are
more likely to have a college level degree. In addition, most of Wilsonville’s population is either
young adults, or seniors . With an increase in senior population expected, and the growing trend of
smaller households (single households, single-parent households, etc.), the area could see demand
for of a variety of housing types and should consider planning that could meet a wide variety of
needs.
According to the Wilsonville Demographics website , “62.8% of the total population is in the prime
working ages of 20-64, higher than the national average of 52.9%. The median age in Wilsonville
is 36.2 compared to 47.4 in the State of Oregon. The ethnicity breakdown of Wilsonville is 79.4%
white, 12.1% Hispanic, 1.4% black, 3.8% Asian and 3.3% other.” The median household income is
$60,672, and the per capita income is $34,219 .
The City of Wilsonville is a commuter city, with most of its population (83%) commuting out of the
city for work, while 93% of the jobs in town are worked by commuters from other cities. Figure 2
illustrates how these percentages are quite normal and similar to those of neighboring cities. This is
important to understand because as new development comes to Wilsonville, there should be a lot of
emphasis on peak demand due to employment commute patterns of the region.
Figure 2: Wilsonville Commuters

Source: Wilsonville Economic Development: Demographics
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Below, Figure 3 illustrates the average pay per employee in Wilsonville in comparison to the
neighboring jurisdictions, along with the types of jobs that can be found in Wilsonville.
Figure 3: Wilsonville Income Statistics

Source: Wilsonville Economic Development: Demographics

Wilsonville has a strong economy, highlighted by tech-industry leaders and a variety of distribution
facilities including companies like Sysco, Mentor Graphics, Xerox, Flir Systems, Microsoft and
Orepac. Many of the jobs come from the manufacturing sector which also pays the most average pay
per employee.
Location
One of the reasons manufacturing is in Wilsonville is due to its convenient location just south of
Portland, with easy access from I-5, the major interstate highway. In addition, it stands as a gateway
to all directions of the Portland Metro area and south to Salem. Wilsonville is strategically located
allowing access to Beaverton/Hillsboro by highway 217; southeast Portland, Gresham and the
Portland International Airport by I-205; and Portland or Salem via I-5. This access makes Wilsonville
attractive to manufacturers and commuters, allowing them the flexibility to get to their destination
easily and with less travel time. Polygon real estate agents in the nearby sales community of Villebois
noted that the area makes an attractive alternative for families wanting to move from Portland.
Housing Supply And Demand
The housing supply in Wilsonville is and will need to be expanded upon if the city would like to
continue with its 3.2% yearly growth. According to the Wilsonville tax census, “As of 2010, there
were 8,487 households of which 7,859 (93%) were owner occupied.” Recently, Wilsonville has been
one of the hottest markets in the Portland Metro area. Wilsonville’s Villebois area is poised to create
2,700 new homes and prices have been skyrocketing in the area. A local real estate agent Andy
Green of Green Group Real Estate noted that they were on pace to double sales for the second
year in a row. Even with the new supply of housing, prices have increased 7.6% a year over the last 3
years. The median home value in Wilsonville is $384,300 and rising. This growth is a great indicator
that the market can absorb more single-family homes in the area. Figure 4 illustrates how Wilsonville
and Happy Valley are the two fastest growing suburbs that have permitted new housing stock and
maintain high median home prices.
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Figure 4: Suburb Growth within Portland Metropolitan Area
SINGLE-FAMILY HOUSING PERMITS ISSUED
CITY

SINCE 2013

SINCE 2012

2015 YTD (THROUGH
JULY)

MEDIAN HOME VALUE, JULY 31

Beaverton

424

561

106

$282,700

Gresham

263

329

127

$221,100

Happy Valley

822

1022

159

$392,200

Hillsboro

507

681

153

$251,500

Oregon City

335

628

82

$266,600

Tigard

239

383

29

$305,300

Vancouver

673

965

212

$201,100

Wilsonville

704

811

264

$384,300

Sources: Oregon Office of Economic Analysis, Zillow

Multi-Family Housing Overview
The present market has been very good for real estate development in general, and as such, it is
likely not difficult to show that numerous developments would do well in the area. The rental market
in the Portland market has also seen considerable growth in recent years and the areas all around
the given site is no exception. Based on the market values for Wilsonville and the current market
rents for the area, the best use for the proposed multi-family areas would be three- to four-story
apartments with surface level parking. Based on the location and the surrounding area, the focus
should be on building one-, two-, and three-bedroom units with a heavy emphasis on two-bedroom
units. It seems that some studio units could be added but it is unlikely that these would do well if
there were very many of this type.
Regarding unit size, most of the comparable properties in the area are larger than a majority of the
Portland MSA. The one-bedroom units are mostly around 600 to 700 square feet, but the two- and
three-bedroom units vary greatly depending on the complex. The two-bedroom units started in the
high 700’s but then went up to nearly 1,200 square feet a unit, often those come with an additional
bathroom. The three-bedroom units start in the mid 900’s and go up to around 1,300 square feet
per unit.
Based on the surrounding comparable complexes in the area, we propose that multi-family housing
would do well to provide a few amenities in at least some of the complexes that would be built.
A number of the complexes in the area have pools for the residents and a couple also have hot
tubs as well. The complexes that have pools were generally newer, larger and typically were able
to charge a higher rent. There were also a couple of complexes in the surrounding area that have
tennis courts and/or small gyms on site. If developers were able to get a large enough site to build a
larger complex, it seems the rents support providing an amenity or two for at least a few apartment
buildings.
From research of the comparable properties and market conditions in the area, there are general
prices that can be used to estimate the rents that could be achieved in the proposed reserve area.
Currently one-bedroom apartments in the area are going for around $1,300 a unit with a range of
low $900’s to over $1,500. For two-bedroom units, the average tends to be around $1,600 a unit
with a range starting around $1,300 to near $2,000. For three-bedroom units, the cost is around
$1,800 with some available locations starting around $1,400 and going up to $2,300. Figure 5
below shows a list of some of the complexes in the area with a summary of their average price
per unit and price per square foot. It is important to note that there was only one senior housing
complex in the area that had availability. Considering that there is a large aging population that
will need more senior housing, it seems it would be very beneficial to add some senior housing to
the proposed expansion area. There are traditionally four different categories of senior housing.
Providing housing to at least one of those categories would help provide diversity to the area. It
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should also be noted that the example community listed below is for senior housing but was not
a care facility, and for the one-bedrooms, they are able to achieve some of the highest rents in the
area.
Figure 5: Apartment Complexes Rent Rates
Apartment

Year

1-Bed

SF

$/SF

2-Bed

SF

$/SF

3-Bed

SF

$/SF

Portera @ The
Grove (55+)

2015

$1,500

815

$1.84

$2,000

1,230

1.63

$2,396

1,490

1.61

Bell Tower @ Old
Town Sq.

2012

$1,628

770

$2.11

$1,975

1,023

1.93

-

-

-

Jory Trial

2012

$1,150

700

$1.64

$1,626

1,063

1.53

$1,775

1716

1.03

Domaine @
Villebois

2008

$1,351

810

$1.67

$1,755

1,012

1.73

$1,965

1,425

1.38

Village @ Main St.

2007

$1,177

675

$1.74

$1,602

1,077

1.49

$1,765

1,198

1.47

Wilsonville Summit

2003

$1,315

770

$1.71

$1,552

1,040

1.49

$1,860

1,296

1.44

Canyon Creek

1998

$1,133

688

$1.65

$1,386

890

1.56

$1,800

1,040

1.73

Tualatin Heights

1989

-

-

-

$1,520

986

1.54

$1,650

1,161

1.42

Stonesthrow

1987

$1,295

720

$1.80

$1,480

868

1.71

-

-

-

Alden Apartments

1978

$1,280

598

$2.14

$1,760

798

2.21

$1,915

970

1.97

River Lofts

1972

$1,125

667

$1.69

$1,395

1,066

1.31

$1,850

1,124

1.65

Average

1998

$1,295

721

$1.80

$1,641

1,005

1.65

$1,886

1,269

1.52

Sources: Apartments.com, Forrent.com

In addition, over half of the apartment buildings researched were over 10 years old, some with few
amenities. Any new development could obtain rents on the higher end of the rent scale outlined
above.
Senior housing should be valued at around $8.5 million for a 40-unit complex based on cap rates in
the area and current rents. The non-senior apartments will have a mix of complexes that are 20, 50,
or 100 plus units depending on available lot sizes. The large complexes will be able to obtain higher
rents but will also likely include more amenities. They will all have a mix of one-, two- and threebedroom units and focus mostly on two-bedrooms. Based on expenses of 40%, an average rent of
$1,450 a unit, and a 5.5 cap, the complexes should sell at $190,000 per unit.
Single-Family Housing Overview
Wilsonville has experienced increased housing demand in the past year. Figure 6 below is an RMLS
of transactions completed in the last 12-months within the City of Wilsonville. Sales transactions for
564 homes were completed last year with the median sale price of $405,000 per research on RMLS.
Figure 6: Wilsonville RMLS Transactions
Months Back = 12 County = Clackamas Property Category = RESIDENTIAL Price = 100000…9000000 City = Wilsonville

REPORT SUMMARY
Total Listed:

725

Minimum Sold Price:

$104,000

Total Active Units:

78

Total Sold:

564

Average Sold Price:

$421,699

Units Sold/Months Back:

47.0

Median Sold Price:

$405,000

Months of Inventory:

1.7

Maximum Sold Price:

$2,400,000

NOTE: Unlisted Solds are not included in this report.
Source: RMLS
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The Villebois community located in west Wilsonville anticipates completion at the end of the year.
National Merchant Builders, Polygon Homes and Lennar are leaders in the sales within the nearby
communities. Figure 7 below is a chart of the 1st quarter 2017 sales for existing and new homes
within the City of Wilsonville; showing the median price of $410,782, with a total of 102 units sold in
the last quarter and an average 64 days on the market.
Figure 7: RMLS Quarterly Sales in Wilsonville
Bedrooms

Total
Sold

Total Volume in
1000s

Sold Price

Sold Price Ratio

DOM

CDOM

Total LP

Total SP

Avg

Med

SP/LP%

SP/
OLP%

Avg

Med

Avg

Med

2

23

$7,166

$7,132

$310,088

$275,698

98.52

99.52

44

24

80

24

3

35

$14,108

$14,009

$400,251

$400,000

99.29

98.03

68

39

77

43

4

40

$20,148

$20,030

$500,743

$460,245

99.41

96.81

78

60

89

73

5

4

$2,315

$2,278

$569,607

$551,450

98.43

98.43

24

13

56

35

Summary:

102

$43,737

$43,449

$425,970

$410,782

99.34

97.52

64

39

81

48

Source: RMLS

Researching homes currently on the market and focusing on lots located at a similar distance to
downtown Wilsonville as our proposed area, it was found that the average square footage of homes
was around 2,681 square feet with an average price of $571,270 (Figure 8).
Figure 8: Current Homes for Sale in Wilsonville
HOUSES FOR SALE

BEDS/BATHS

SQUARE FOOTAGE

COST

28579 SW Wagner St

4B/2.5B

2,052

$425,000

31060 SW Sandy Ct

4B/2.5B

3,040

$739,900

28576 SW Cascade Lp

4B/2.5B

3,548

$570,000

7908 SW Rockbridge

3B/2.5B

2,606

$540,000

31403 SW Orchard

3B/2.5B

2,303

$459,000

7350 SW Montgomery

5B/3.5B

3,849

$875,000

10808 SW Stockholm

3B/2.5B

1,372

$389,990

2,681

$571,270

AVERAGE
Sources: Zillow, Redfin

Industrial Market Overview
According to the City of Wilsonville’s Economic Opportunities Analysis Update report, during 2011,
the Portland region saw positive industrial absorption and specifically the I-5 corridor saw an overall
absorption of 761,540 SQ FT, of which, Wilsonville alone was responsible for over half. During this
time industrial vacancy rates remained relatively high in Wilsonville (Figure 9). Development projects
included three buildings in the Wilsonville Road Business Park, expansion at Rockwell Collins, a new
Coca-Cola Bottling Plant and the Mentor Graphics data center. Current other noteworthy industrial
tenants in the area include Xerox, Flir Systems, Sysco and Orepac. Wilsonville continues to attract
new industrial tenants from around the region and the world .
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Figure 9: Wilsonville and Industrial Vacancy Rates
Submarket

Rentable Area

Vacant Area

Vacancy Rate

2011 Net Absorption Area

Area Under
Construction

Asking Rental
Rate per
Square Foot

Kruse Way

428,442

11,326

2.6%

-3,028

0

$11.40

Lake Oswego –
West Linn

1,206,869

154,686

12.8%

-6,798

0

$5.08

Sherwood

1,512,830

264,054

17.5%

6,441

59,625

$4.64

Tigard

6,686,720

336,856

5.0%

109,551

0

$6.55

Tualatin

9,243,605

666,656

7.2%

239,020

165,400

$5.02

Wilsonville

8,008,619

1,154,073

14.4%

419,354

90,798

$6.62

27,087,085

2,587,651

9.6%

761,540

315,823

Sources: CoStar Industrial Report, 2011, Portland Industrial Market

A recent report produced by Cushman & Wakefield stated Wilsonville currently has a 5.4% industrial
vacancy rate, as of 2017 Q1, and with flex space averaging around $13.08/SF/year and distribution/
warehouse space averaging $7.20/SF/year, both of which are higher than the overall Portland
average , as shown in Figure 10 below.
Looking at available space on the market in Wilsonville, warehouse prices are around $8 SF/year,
however, the new construction flex space has average prices of approximately $16 SF/year, with an
average overall cost of $11.68/SF (see figure 11). This seems to be is a reasonable average estimate
for a combination of new industrial flex space and warehouse/distribution space.
Figure 10: Current Industrial Space for Lease
Industrial for Lease

Type

SF Available

Cost

27100 & 27200 SW Parkway
Ave Wilsonville, OR 97070

Flex Space

35,010

$17.50 SF/Year

27929 SW 95th Avenue
Wilsonville, OR 97070

Warehouse

5,300

$6.60-$9.60 SF/Year

27600 SW 95th Avenue
Wilsonville, OR 97070

Flex Space

8,712

$14.64 SF/Year

9325-9425 SW Commerce
Cir Wilsonville, OR 97070

Warehouse

4,200

$8 SF/Year

Average

$11.68 SF/Year

Source: Loopnet
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WILSONVILLE URBAN RESERVE SITE ANALYSIS

4E/4F/4G Urban Reserve Sites
I-5 East-Washington County (4E), Elligsen Road North (4F) and Ellisen Road South (4G), are the
three Urban Reserve areas shown below within the blue highlighted area (Figure 11). All three of
these indicated areas are located to the north east of Wilsonville, OR, which is a southern suburb of
Portland.
The zoning for these areas are Exclusive Farm and Agricultural & Farm. Based on the zoning, it is not
a surprise that there are very few businesses found in the three reserves. The current area is filled
with mostly small farms with single-family homes on a larger lot. Like the lots they are on, these
homes vary greatly in size and quality, a number have small stables for horses.
The reserve borders two different jurisdictions, Tualatin and Wilsonville. The area could be annexed
into the City of Wilsonville, however nearby services are also provided by the City of Tualatin. This
includes fire protection and schools. There are a few schools not too far from the area including
Tualatin High School (Public School) and Horizon Christian High School (Private School). The area has
many trees and a small amount of water running through some properties which come from different
creeks. There is water that flows in the area and wetlands, however this area is a distance from the
100-year floodplain.
The 4G reserve contains Boeckman Creek which meanders across the site from the southwest to
the northeast, creating a natural divide. The creek can be used beneficially in future developments,
providing an area for trails and scenic views of the creek could be an amenity and selling point.
In addition, it could separate a possible high-density area in the northwest from a single-family
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residential area in the southeast. The city is already installing large sewer lines under the main
thoroughfares that lead to both Frog Pond and Reserve (4G). The creek is a riparian habitat that had
recently undergone restoration and has trails that run along its newly restored waterway. The creek is
valued by local residents and has advocated for its preservation. If Reserve (4G) is to be developed,
then preserving Boeckman Creek will be of high priority for the neighboring residents and overall
community. This will constrain access to the southeast section of Reserve (4G), but this can be used
as a positive allowing for single-family homes to have a natural buffer from what could possibly be a
denser northwest section of the site.
Overall these areas have very few internal roadways. The main roads around the reserves are Elligsen
Road, which connects to the I-5 freeway, SW 6th Ave, SW Stafford Rd and Boeckman Road to the
south, which divides Reserve (4G) from Frog Pond. The location of these reserves and the main
roads around them provide quick access to I-5 and are not far from I-205. Stafford Road is being
developed to the south in Frog Pond and is poised to carry the main sewer lines for these new
developments. There are no roads or street lights located on the site and major infrastructure would
need to be built prior to developing.
To the west, past I-5, are schools, a couple small parks and single-family housing. To the north there
is a larger park with tennis courts, a baseball field, a basketball court and playground. There is also
housing north of the reserve, both single-family and multi-family.
Frog Pond Area Plan Boundary and Sub-Areas
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The City of Wilsonville has already made comprehensive plans to develop the Urban Reserve Areas
that lie to the east of its borders. The City of Wilsonville has identified and is working on annexing
the above east, west and south neighborhoods of Frog Pond. Frog Pond is currently undergoing
comprehensive planning and is set to develop 2,700 homes in the coming 15-20 years. This
development was approved by the City of Wilsonville to be a single-family community with a grange
hall, a school and trails to the neighboring parks.
Reserve (4G) to the north is planned to be developed after the other neighborhoods and would
benefit from their infrastructure. As you can see by the map the lower southwest quadrant of the
map is already developed and is where the City of Wilsonville is located. The expansion into the
west, east and south neighborhoods will integrate with the current infrastructure and alleviate a
lot of obstacles (e.g. sewer line access and roads). According to the Frog Pond Plan set by the
City of Wilsonville, the west and east neighborhoods will be single-family homes while the south
neighborhood will incorporate higher densities (e.g. apartments and shopping areas).
One of the difficulties of improving these reserves, especially the northern one (4E) will be how much
of it has already been built without a master plan. There are many houses already built in some parts
and some of them are larger homes. Most of this area seems like a perfect fit for combined industrial
and housing (both multi-family and single-family), unfortunately this land use does not go well with
the numerous existing rural residential lots. For the areas that already have large homes it seems
likely that single-family homes will start to emerge as the lots get subdivided but even this could
be a slow process. Lots that are more a traditional small farm with a small older home will be much
easier to transition and increase density.
Overall, these reserves have potential for growth and should be analyzed further to create a master
plan. The largest obstacles for this area will be transitioning the existing uses to a denser area and
improving the current infrastructure to support the large amount of growth that could happen.
Wilsonville has grown over the last few years and improving an area just north of the city would be a
great alternative for those who want to be near Portland for a relatively easy commute or trip but still
not too close to Portland’s core, as well as for those who want to live and work in the city.
4H – Advance Urban Reserve Site
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The 4H urban reserve located off Advance Road in Wilsonville, Oregon is zoned as Residential
Agricultural Holding (RAH), which is designated to preserve the future urban development potential
and is applied to those properties and areas which are planned for development .
The city has developed a master plan for development of this area, along with additional
surrounding areas, called the “Frog Pond Development”. Specifically, the 4H reserve is the east and
south neighborhoods of the Frog Pond Development, as shown below. Based on the city’s master
plan, the 4H reserve is approximately 280 acres. The city’s goal is to develop this area by 2035 into a
walkable community with public trails, parks and open space.
Figure 13: 4H Urban Reserve

Much of the area is open farmland, with some single-family homes, the majority of which appear
older, but not necessarily deteriorated. Not much of the farmland appears to be actively used for
anything other than private use/private farming. The primary goal of the city is to develop primarily
single-family housing in the area.
A cutout of the 4H reserve is an area that has been designated to build a primary and middle school,
and a public park. The remaining boundaries are well defined by existing streets, or natural features.
A BPA Powerline easement runs through the northern half of the reserve (shown on maps above),
which could prove to be a difficult area to develop around. Newland Creek also runs through the
northeast portion of the reserve, near the BPA easement, where the land slopes slightly towards the
creek. The southwest boundary is flanked by Willow Creek, and remaining areas are surrounded by
UGB or other rural area tax lots.
According to Metromap, the 4H reserve does not contain any wetlands and is located outside of the
100-year floodplain. Being flanked on two sides by creeks with a slight slope towards the creeks, it
does not appear to have any drainage issues. The remaining land appears to be very flat and open.
The City of Wilsonville plans to have the same service providers and jurisdiction for the 4H reserve
as the rest of the city. It is located within the West Linn-Wilsonville School District, Tualatin Valley Fire
and Rescue District and the Clackamas County Sheriff’s district (potential to contract law enforcement
work from the Wilsonville Police). PGE provides power service to the area and would continue to
do so after development. Transportation and public works current falls under the jurisdiction of
Clackamas County, but would be transferred to the City of Wilsonville.
The area around the urban reserve consists of mostly farmland and rural open spaces and is roughly
one mile from the Willamette River. It is very close to I-5 access in both south and north Wilsonville,
and is surrounded by Stafford Road and Advance Road, with close access to Boeckman and
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Wilsonville Road, all of which are two lanes, well used roads. Stafford Road is very busy for a rural
area. Developing the area would likely call for a need to update the roads, or at a minimum, install
some turn lanes and/or stoplights at some of the central intersections, particularly Stafford Road
at Advance Road. The east side of Wilsonville has a very large development of new homes which
include single-family and condominium units in the Villebois community.
5G – Grahams Ferry Urban Reserve Site

Grahams Ferry Urban Reserve, highlighted in orange above, is located near the City of Wilsonville.
The boundaries of the site are as follows: West of I-5 running along Coffee Lake Creek, north of
Boeckman Road and east of SW Graham’s Ferry Road. The urban reserve is approximately 63 acres
in Clackamas County, which is a requirement for annexation into the City of Wilsonville. The current
zoning is Rural Community composed of 21 tax lots.1
The USGS 7.5-minute topography map provided two contours at an elevation of 200’.2 The hill
slopes down from the west to the east to meet Coffee Creek and then rises at a gradual slope back
to 200’. Due to the gradual slope, this would not be feasible for industrial development but highly
desirable for residential development.
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Currently, there is a 36” sewer line interceptor that runs north reducing down to 21”, figure on the
left, at the north end of the urban reserve.4 The proposed urban reserve would tie into the lateral
shown on the right in the picture below.
Figure 15: Utility Extension Maps

The sewer line can handle the additional residential units if the parcel is transferred out of the Urban
Reserve and annexed into the City of Wilsonville. Any proposed development needs to calculate for
the extension and connection fees. The City of Wilsonville’s Public Works Department has planned
for the urban reserve to be a residential community with water service provided from a proposed 48”
line that will be extended eventually to Sherwood.
Existing power and gas lines are located in Boeckman Road. The existing transmission lines and
gas lines have the capacity to service residential units within the area. Streetlights would need to be
considered on both sides of SW Tooze Road along with the sprinkler main to maintain the common
community areas.
Infrastructure improvements are a requirement for SW Grahams Ferry Road. The existing small
country two lane roadway would be upgraded to an arterial street that could provide emergency
access to the planned unit development. Furthermore, costs will need to be included in the pro
forma to cover these infrastructure costs.
In an interview with City of Wilsonville’s Planning Director, Chris Neamtzu, he stated that WestLinn-Wilsonville is a dual district for education. A new elementary school has been constructed in
Villebois in the early stage of development. The City of Wilsonville had purchased a school site
across Boeckman Road, adjacent to the urban reserves for a new middle school.5 However, in
anticipation of getting the urban reserve on the east side of I-5, the parcel was sold and a larger
parcel was acquired. Trying to balance the dual system has been challenging for the school district
and Wilsonville residents are receiving funding for new schools due to population growth.
Research on the City of Wilsonville website shows that Wilsonville has an active work area. Data
provided on the website indicates the increase of individuals entering the city daily for employment.
Microsoft’s, Oregon Tech, Kaiser Permanente, are just a few of the employers in the community.
Tri-met does provide rail and bus service to the area. The Wilsonville Transit Center is approximately
one mile from the urban reserve. The train currently has three morning and evening times that go
into Beaverton. The trip to Portland is approximately an one-hour commute.
The site provides a superb development opportunity, extension of the Villebois community.
Currently, the City of Wilsonville is not intending to submit the urban reserve since a concept plan
requires approval before submission. The City of Wilsonville is an established municipal agency with
several departments to help facilitate the development process. The constraint will be identifying
the time to present to Metro. One should plan a year for the concept plan overall and then present
to Metro in 2019. The timing of obtaining Metro approval could be one to two years. A developer
could work with the current owners to get an option on the parcels.
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The City of Wilsonville’s planning, public works, building departments and county officials have the
necessary workforce to process a proposed project. The topography of the site is not a challenge
for a residential community. Soils reports can be obtained from the adjacent planned community of
Villebois for the pro forma assumptions. No easements from utility companies are evident through
the urban reserve. The Coffee Creek Reserve can be designed as an amenity to the community and
used as a detention basin to capture storm water runoff.
5H – South West Urban Reserve Site

The 5H reserve is located to the southwest of the city of Wilsonville. The reserve nears the
Willamette River but does not quite reach it. To the east the border is Willamette Way West, to
the north it is SW Wilsonville Road, and to the south and west is the Coral Creek Natural Area. It is
one of the smaller reserves that can be found in the Portland MSA but does provide some strong
opportunities.
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Figure 16: 5H Urban Reserve

Currently, the reserve is relatively plain and has a slight slope down toward the Willamette River and
can be found in the Ladd Hill neighborhood. Though this reserve is not very large (2430 SQ FT),
historically the land has been mostly filled with trees and been used for farming. Currently, there is
very little business inside the reserve and just one creek, Coral Creek. One potential downside of the
reserve is that the southwest side of the reserve is located within the 100-year floodplain.
There are many parks just a short distance away from the site which include River Fox City Park, Walt
Morey Park, Park at Merryfield, Tranquil City Park and Graham Oaks Nature Park. The Graham Oaks
Nature Park is very close to the site and provides an excellent amenity to the reserve with its many
trails.
This area is part of the West Linn-Wilsonville school district. The schools include CREST Public
K-12 (0.61mi), Boones Ferry Primary Public P-5 (0.68mi), Inza R Wood Middle Public 6-8 (0.85mi),
Northwest Montessori School Private P-K (1.51mi) and Lowrie Primary Public P-5 (1.81mi). As for
other public services, Tualatin Valley Fire and Rescue service the area and it is part of the Clackamas
County Sheriff’s district.
As mentioned earlier SW Wilsonville Road borders the property, this road provides excellent
immediate access to I-5 and is not too far from the core of the city. If this reserve were built up to its
full potential, this area would need additional infrastructure, both within the reserve and around it.
Presently, there are no roads within the reserve and though SW Wilsonville Road is good now, with
the added stress of more residents, it would likely need to be widened.
The only development near the reserve is to the east. This is a mostly single-family community
with some multi-family housing. It is very likely that this reserve would serve as an extension of
this community due to its location and surroundings. The city of Wilsonville is very interested in
increasing its supply of single-family housing and this site would make for a great addition. The
properties to the east have done well and continuing that pattern west is a logical next step. This
new community would likely be solely single-family homes, but including a multi-family component is
not entirely out of the question. One of the great elements of this reserve is that there are only four
separate tax lots with very few homes, so it should be relatively easy to develop almost the entire
area as the city wants.
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Infrastructure Assumptions
Key infrastructure costs for expansion had been estimated for water, sanitary sewer, storm water,
parks and recreation and transportation facilities in 2010. The overall task taken on by the Mackenzie
Group for Metro involved the analysis and general cost estimating of public infrastructure needed to
serve designated urban reserve properties. Costs have been broken out by each reserve area. The
following text and tables summarize these costs for each reserve area from the 2010 report. These
estimated values would need adjusted for inflation over the last six to seven years and be compared
to recent construction pricing within the market.
Urban Reserve 4E/4F/4G

Source: Group Mackenzie Assessment of Potential Urban Growth Boundary Expansion Areas August 3, 2010

146

WILSONVILLE URBAN RESERVES ANALYSIS
Urban Reserve 4H

Source: Group Mackenzie Assessment of Potential Urban Growth Boundary Expansion Areas August 3, 2010
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Urban Reserve 5G

Source: Group Mackenzie Assessment of Potential Urban Growth Boundary Expansion Areas August 3, 2010

Urban Reserve 5H
No infrastructure study is available for urban reserve site 5H.

148

WILSONVILLE URBAN RESERVES ANALYSIS

RECOMMENDATIONS
URBAN RESERVE 4E/4F/4G Specific Recommendations

The Urban Reserves located to the northeast of Wilsonville are the focus of this recommendation.
This section of Urban Reserves has been identified as a great opportunity to further development in
Wilsonville and increase the Portland Metro housing supply. The section has natural boundaries with
I-5 to the west, SW Frobase Road to the north, Stafford Road to the east and Homesteader Road
to the south. There are advantages to having the site encapsulated with these main arterials. The
primary advantages are access to the site has already been established and key infrastructure can be
easily added to accommodate the site. The site is roughly 1,080 acres and many of the tax lots are
currently zoned Exclusive Farm and Forest. The terrain is primarily flat with forest to the northwest
adjacent to the freeway, moving east into flat farm land. In the southern section there is a small, trail
aligned creek, Newland Creek, which many of the residents would prefer to conserve. This area is in
a great position to foster a growing community and economy. With proper planning and placement,
this site can hold flex commercial space, multifamily units and single-family homes. The coming
years will prove to be an important time for the development of this area. Along Stafford Road, the
buying of acres and conversion into single-family multimillion dollar homes has already begun. It
is imperative that sections be zoned off for development to enable a community directed plan to
guide future growth.
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Figure 18: Density Mix

Figure 18 illustrates a density overlay for future zoning uses and how they can be implemented in the
area. Recommendations include to extend the infrastructure already in place and provide continuity
with the surrounding industries along with the Frog Pond development to the south. This will create
a cohesive feel throughout the new communities and enable for a stronger industrial core. The
different Sections were divided by their proximity to the freeway and commercial core. Below is an
explanation for each section and recommendations of possible uses for the space.
Sections A, B and E
These sections are located to the Northeast of Wilsonville and are surrounded by single-family
homes along Stafford Road and Frobase Road. The recommendation is to dedicate these three plots
for single-family housing. It would provide space for starter homes and a community for people
who want to live at the edge of a growing city. Based upon the Frog Pond Plan, an estimated 1,600
homes can be added to these designated areas. Key notes: create multiple arterials to support the
new development and prevent congestion to and from the single-family homes.
Section C
This section is unique due to its proximity to the Mercedes Benz dealership and the surrounding
flex industrial space. Our recommendation is to continue SW Parkway Avenue to the north and
extend the flex industrial space along the freeway. This section can hold various types of industrial/
commercial use buildings with easy access to the freeway. There is a large forest in the section that
can be utilized as a natural buffer between the industrial/commercial buildings and the multi-family
units in section D.
Section D
This section is in the center of the Urban Reserve, it is the hardest to access with no roads or
infrastructure in its vicinity. This section is in a pivotal location because of its access to the proposed
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single-family homes to the north and east, and the proposed industrial/flex to the south and west.
If planned correctly, this section can accommodate high-density multi-family, while providing key
infrastructure components to the adjacent sections. Streets and sewage lines can be implemented in
this section to connect the established lines with the proposed single-family homes in section A and
B. Key notes: create arterials that relieve congestion and provide access to sections A, B and E.
Section F
The development of this section of the Urban Reserve can go in many directions due to its
proximity to the freeway and SW Elligsen Road. The recommendation is to extend the industrial
flex that is already established to the southwest, while also providing arterials to proposed housing
developments to the north. Extending the established industrial/commercial uses will create
continuity and a gradual buffer into the housing units to the north. Given the surrounding businesses
and retail shops, this section can provide space for industry, employment, and growth. This section
would be one of the easiest to develop due to its proximity to established sewer lines and freeway
access. Developing this section first would allow for key infrastructure to be put into place that could
later be extended to the northern housing units, allowing for a natural progression of creating jobs
first then housing to support development.
Sections G
This section is located south of Elligsen Road and has an established multi-family community to
the east. The recommendation for this area is to expand the multi-family units while also providing
housing for seniors. As the baby boomers become older, it will become important to provide
housing for an aging generation. This section would work best as senior housing because of its
proximity to the retail core of Wilsonville and to the freeway. Families can feel relieved by the
accessibility to the housing by freeway and the community’s accessibility to local amenities. There
is a small creek that runs diagonally between section G and H. This could provide for a scenic
corridor, attractive to seniors and providing space to enjoy the outdoors. Key notes: develop around
Boeckman Creek, it is a great natural feature that can provide natural accessibility for the future
developments. Bike lanes can be built along the creek to allow for bikers to commute from their
community into the Downtown core.
Section H
This section is located north of Homesteader Road and sits adjacent to the proposed Frog Pond
development to the south. After reading residents’ testimonies, their preference would be to make
this area single-family homes. The recommendation would be to extend the single-family homes of
the Frog Pond Plan into this section. It would allow for continuity of the community and provide a
gradual buffer into the denser section G to the north. As mentioned above in section G, Boeckman
Creek runs through this section and would be an important feature to include in the development
of this section. Many residents spoke of wanting the creek accentuated and preserved. Key notes:
develop this section to extend the Frog Pond development and allow for natural buffers to be
preserved and enhanced.
General Recommendations
The City of Wilsonville’s urban reserves would provide a variety of housing and commercial needs
for future residents to meet the continued growth. The scale, density and type of housing and
commercial space would include a combination of executive, low-density, medium-density, highdensity and mid-rise residential uses, as well as mixed-use residential/commercial areas, consistent
with current and future market demand in the area in related to average densities, likely pricing and
other Wilsonville market trends.
The City should continue to work on the comprehensive plan amendment opportunities to develop a
mix of housing types and price ranges for Wilsonville’s growing workforce, especially for the number
of employees within professional and business, retail, leisure, hospitality and health services. Housing
densities that reduce land costs and increase housing affordability within Portland MSA are needed.
These housing forms may include suggestions as mention from single-family homes on small lots or
in cluster housing development; row houses or townhouses; or multi-family apartments.
The City of Wilsonville should consider financing the infrastructure for the urban renewal areas
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through system development charges, property taxes, general obligation bonds and local
improvement districts. In Oregon, jurisdictions can impose system development charges (SDCs) for
water, wastewater, storm drainage, transportation, parks and schools. Both the City of Wilsonville
and Clackamas County have the authority to levy property taxes with double majority voter approval.
It is unknown whether the city or county has the ability to increases its local option levy due to
statutory limitations.
General obligation bonds, in contrast, are not subject to the same limits other than double majority
voter approval. These must be used for capital projects; a criterion which infrastructure investment
should meet. While a city or county-wide property tax has the potential to generate significant funds,
one disadvantage is the perceived fairness of who pays versus who benefits from growth. A property
tax spreads the unmet costs of growth across the entire community. However, this wide base also
offers the potential of a relatively lower per property burden.
Local Improvement Districts (LIDs) are similar to SDCs in that they charge only those who will
benefit from the infrastructure investment. A LID is a semi-voluntary charge against property values
requiring the support of 51% of landowners within the district; the boundaries of a district are
flexible. Property owners can opt to pay over as many as 20 years and funds can be used for capital
improvements or maintenance.
In Oregon, LIDs have been used for small-scale projects such as local street improvement and for
larger transportation improvements, such as the Portland downtown transit mall light rail extension
and streetcar development. A key consideration in Wilsonville’s potential use of a LID is landowners’
willingness and ability to contribute and the risk associated with possible future real estate
downturns.
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