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Oregon
Home of the Tualatin River National Wildlife Refuge

ORDINANCE 2012-010

AN ORDINANCE APPROVING A PLAN MAP AMENDMENT (PA) FROM INSTITUTIONAL PUBLIC (IP) TO
MEDIUM DENSITY RESIDENTIAL LOW (MRDL) ON TAX LOT 2S130CA0100 AND APPROVING A
CONCURRENT TWENTY-SIX LOT SUBDIVISION TO BE KNOWN AS RENAISSANCE AT RYCHLICK
FARMS

WHEREAS, The applicant, Renaissance Development, requested a plan map amendment and subdivision and
approval with the ultimate goal of developing an twenty-six lot residential development in the southeast area of
Sherwood; and

WHEREAS, the subdivision would dedicate right of way and three tracts (two open space area and a
vegetated corridor); and

WHEREAS, the plan map amendment approval would allow the applicant to change the zoning of a portion of
the lot from Institutional Public (IP) to Medium Density Residential Low (MDRL); and

WHEREAS, the decision is a quasi-judicial land use decision subject to the following criteria: Zoning and
Community Development Code Sections 16.12 (MDRL), 16.36 (Institutional and Public), 16.58 (Clear Vision),
Division Ill Administrative Procedures, 16.80 (Plan Amendments) Division V (Community Design), Division VI -
16.104 -16.118 (Public Infrastructure), Division VII - 16.120 Subdivisions, 16.128 Land Division Design
Standards, and Division VIII (Environmental Resources — 16.144 — 16.15616.40 (PUD), 16.96 (on-site
circulation), Division VI (public improvements), 16.122 (Subdivision preliminary plat), 16.126 (subdivision
design standards), 16.142 (Parks and Open Space); and

WHEREAS, the Planning Commission held a public hearing on June 26, 2012 to take testimony and consider
the proposed plan map amendment and subdivision and made a recommendation of approval with conditions;
and

WHEREAS, the Sherwood City Council has received the proposal materials, the Planning Commission
recommendation including all exhibits entered into the record (PA 12-02/ SUB 12-01), and after considering the
applicable criteria, the Planning Commission recommendation, applicant testimony, public testimony and all
documents in the land use record, the City Council determined that the Plan Amendment as conditioned meets
the applicable criteria.

NOW, THEREFORE, THE CITY OF SHERWOOD ORDAINS AS FOLLOWS:

Section 1. Commission Review & Public Hearings. The application for a plan text amendment and subdivision
of one parcel specifically identified as Tax Map 2S130CA Tax Lot 100 was subject to full and proper review
and public hearings were held before the Planning Commission on June 26, 2012 and the City Council on July
17, 2012,

Section 2. Findings. After full and due consideration of the proposal, the Planning Commission
recommendation, applicant testimony, public testimony, applicant rebuttal and all documents included in the
land use record, the City Council finds that the proposed Plan Amendment as conditioned meets the applicable
criteria including all local, regional and state requirements. The findings of fact and evidence relied upon by
the City are attached to this Ordinance as Exhibit 1.
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criteria including all local, regional and state requirements. The findings of fact and evidence relied upon by
the City are attached to this Ordinance as Exhibit 1.

Section 3. Approval. The Plan Amendment and subdivision is approved as described and conditioned in the
Planning Commission Recommendation attached as Exhibit 1.

Section 4. Manager Authorized. The Planning Manager is hereby directed to take such action as may be
necessary to document and implement this ordinance.

Section 5. Effective Date. This ordinance shall become effective the 30" day after its final adoption by the City
Council and signature of the Mayor.

Duly approved by the City Council and signed by the Mayor this 17" day of July 2012.

i,

eith S. Mays, Mayor

Attest:

j;/ : ////é%

SyViaMurphy, CMC, City Recbrder

AYE NAY
Clark -
Langer <
Butterfield _— _
Folsom v
Henderson
Grant E&{
Mays g

Ordinance 2012-010
July 17, 2012
Page 2 of 2, with Exhibit 1, PC Recommendation (353 pgs)



Ordinance 2012-010, Notice of Decision
July 17, 2012, Page 1 of 35

CITY OF SHERWOOD

Date: July 19, 2012

NOTICE OF DECISION

Renaissance at Rychlick Farm (SUB 12-01/ PA 12-02)

Pre-App. Meeting: December 12, 2011

App. Submitted: March 30, 2012
App. Withdrawn May 31, 2012
App. Resubmitted May 31, 2012
App. Complete: June 1, 2012
120-Day Deadline: September 29, 2012
Hearing Date: July 17, 2012
Proposal: The applicant has requested subdivision approval in order to divide a 6.57 acre

site into 26 lots and four tracts. The proposed lots range in size from 5,000 square feet up to
12,013 square feet. Tract A is set aside for water quality and detention. Tract B is set aside for
the protection of the vegetated corridor. Tracts C and D are intended to be common open
space. The applicant is also requesting a zone change in order to make the whole site Medium
Density Residential Low (MDRL). The site is currently zoned Medium Density Residential Low
(MDRL) and Institutional Public (IP). The applicant’s submittal packet is attached as Exhibit A
and the applicant’s tree materials are attached as Exhibit B.

A

BACKGROUND
Applicant: Owner: Applicant’s

Representative:
AKS Engineering & Forestry
13910 SW Galbreath Drive
Suite 100
Sherwood, OR 97140

Renaissance Development  Frank J. Rychlick Revocable Trust
16771 Boones Ferry Road 17806 SW Edy Road
Lake Oswego, OR 97035 Sherwood, OR 97140

Location: The property is located on the south side of SW Edy Road. The property address
is 17806 SW Edy Road and the property is identified as tax lot 100 on Washington County
Assessor Map 2S130CA.

Parcel Size: The subject property is approximately 286,189 square feet or about
6.57acres.

Existing Development and Site Characteristics:

The site has an existing home and it is heavily treed, and gained the Metro
designations of Class A Upland Habitat and Riparian Class 1 Habitat because it
is located within the Chicken Creek sub basin. The topography of the site is
relatively flat on the southern portion of the site and bisected by a creek and deep ravine
along the north and west portion of the site. The tree survey indicates that there are 397
existing trees, over 5-inches at diameter breast height (DBH) on the site.

Site History: The site has been owned by the Rychlich — Rupprecht family since 1941.
The existing house was built on the property in 1952.This site was brought into the
Urban Growth Boundary by Metro in 2002. The City prepared the Area 59 concept plan
which was adopted in 2007. The Area 59 Concept Plan included maps that designated
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portions of this site as Open Space and/or Natural Area. The implementing codes were
adopted at the same time as the Concept Plan. The adopted ordinance zoned the
majority of the property MDRL however the southern portion of the lot was given the IP
zoning. It was thought at that time that the IP portion of the site would be a part of the
anticipated school project adjacent to the south side of the lot.

F. Zoning Classification and Comprehensive Plan Designation: The existing zone for the
majority of the site is Medium Density Residential Low (MDRL). Per section 16.12, the
purpose of the MDRL zone is to provide for single-family and two-family housing,
manufactured housing and other related uses with a density of 5.6 to 8 dwelling units per
acre. About a fourth of the site is currently zoned Institutional Public. Per section 16.36
the zone provides for major institutional and governmental activities such as schools,
public parks, churches, government offices, utility structures, hospitals, correctional
facilities and other similar public and quasi-public uses.

G. Adjacent Zoning and Land Use: The subject site is located on the south side of SW Edy
Road which is located on the northwest portion of the City. Surrounding uses include
Edy Ridge Elementary School and Laurel Ridge Middle School which are both zoned
Institutional Public (IP) and located to the south of the subject site. There is an existing
subdivision zoned Low Density Residential (LDR) that is part of a planned unit
development to the east. The lots that are adjacent to this site are between 4,000 and
6,000 Square feet in size. There is a 5.08 acre lot to the west of the subject property,
with one house, which is zoned Medium Density residential Low (MDRL) and currently in
agricultural uses. SW Edy Road is located north of the site. The north side of SW Edy
Road include properties located within unincorporated Washington County.

H. Review Type: The subdivision requires a Type Il review; however the plan map
amendment requires a Type V review with a public hearing and decision made by the
City Council after review by the Sherwood Planning Commission and consideration of
public comments therefore both will be processed concurrently as a Type V. An appeal
would be heard by the Land Use Board of Appeals (LUBA).

. Public Notice and Hearing: Notice of the application was mailed to property owners
within 1,000 feet of the site, posted on the property and in five locations throughout the
City on June 5, 2012. The notice was published in The Times on June 14, 2012 and the
June edition of the Gazette in accordance with Section 16.72.020 of the SZCDC.

J. Review Criteria: Review of the application will be based on the following chapters and
applicable sections of the Sherwood Zoning and Community Development Code,
16.12(Medium Density Residential Low - MDRL), 16.58.010 (Clear Vision), 16.58.030
(Fences, Walls and Hedges), 16.80 (Plan Amendments), 16.94 (Off-Street Parking),
16.96 (On-Site Circulation), 16.98 (On-Site Storage), Division VI - 16.104-16.118 (Public
Improvements), 16.120 (Subdivisions), 16.128 (Land Division Design Standards), 16.142
(Parks and Open Space),16.144 (Wetland, Habitat and Natural Areas),16.148
(Vibrations), 16.150 (Air Quality), 16.52 (Odors), 16.154 (Heat and Glare) and 16.156
(Energy Conservation).
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Il PUBLIC COMMENTS

Public notice was mailed, posted on the property and in five locations throughout the City on
June 5, 2012. Notice was published in The Times on June 14, 2012. Staff has received no
written comments as of the date of this report.

. AGENCY COMMENTS

Staff sent e-notice to affected agencies on April 30, 2012. The following is a summary of the
comments received. Copies of full comments are included in the record unless otherwise noted.

Sherwood Engineering Department: The Sherwood Engineering Department have provided
comments that have been summarized below, are incorporated by reference into the record of
this report, and are discussed throughout the report. The applicant will be responsible for
satisfying all construction and design standards in the final construction design of the
application.

Grading and Erosion Control:

Retaining walls within public easements or the public right-of-way shall require
engineering approval. Retaining walls with a height of 4 feet or higher located on private
property will require a permit from the building department.

City policy requires that prior to grading, a permit is obtained from the Building
Department for all grading on the private portion of the site.

The Engineering Department requires a grading permit for all areas graded as part of the
public improvements. The Engineering permit for grading of the public improvements is
reviewed, approved and released as part of the public improvement plans.

Other Engineering Issues:

Public easements are required over all public utilities outside the public right-of-way.
Easements dedicated to the City of Sherwood are exclusive easements unless
otherwise authorized by the City Engineer.

An eight-foot wide public utility easement is required adjacent to the right-of-way of all
street frontage. (Reference code 16.118.020.B).

All existing and proposed utilities shall be placed underground.

Obtain a right-of-way permit for any work required in the public right-of-way, (reference
City Ordinance 2006-20).

All public easements must be in submitted to the City for review, signed by the City and
Applicant, recorded by the Applicant with the original recorded easements on file at the
City prior to the release of public improvement plans.

Washington County: Washington County provided comments related to the development that
basically requires dedication and half-street improvements along SW Edy Road. The County is
also requesting that site distance certification for the intersection with the new public road be
provided, along with a motor vehicle access restriction along the site’s frontage with SW Edy
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Road. Their comments are incorporated into the record for the proposed subdivision and
recommended conditions of approval are incorporated into this staff report.

Clean Water Services: Clean Water Services did not provide comments on the proposal, but the
applicant is required to satisfy their requirements for plat approval.

Tualatin Valley Fire and Rescue: Tualatin Valley Fire and Rescue provided comments listing the
minimum requirements for fire protection. Their comments have been incorporated into the
record, and the applicant will be required to satisfy their minimum standards for fire protection in
designing and constructing the subdivision.

Kinder Morgan Energy, ODOT, Pride Disposal, Tualatin Valley Water District, NW Natural Gas,
and Portland General Electric were all provided with an opportunity to comment, but provided no
comments as of the date of this staff report.

Iv. PRELIMINARY PLAT- REQUIRED FINDINGS (SECTION 16.120)

A. Streets and roads conform to plats approved for adjoining properties as to widths,
alignments, grades, and other standards, unless the City determines that the
public interest is served by modifying streets or road patterns.

FINDING: As proposed, the applicant will be constructing SW Nursery Way and Rychlick
Court to comply with widths, alignments, grades and other standards. The applicant did
not request a modification to the streets or road patterns with this application. This
standard is met.

B. Streets and roads held for private use are clearly indicated on the plat and all
reservations or restrictions relating to such private roads and streets are set forth
thereon.

FINDING: This criterion is not applicable as the applicant has not proposed any private
roads or streets.

C. The plat complies with applicable zoning district standards and design standards
in Division Il, and all provisions of Divisions IV, VI, VlIl and IX. The subdivision
complies with Chapter 16.128 (Land Division Design Standards).

FINDING: This standard is met as discussed in Divisions IV (Planning Procedures), VI
(Public Infrastructure) and VII (Environmental Resources) of this report. Section IX
(Historic Resources) is not addressed as it is not applicable.

D. Adequate water, sanitary sewer, and other public facilities exist to support the
use of land proposed in the plat.

FINDING: As discussed in sections 16.110 — 16.118 of this report there are adequate
services to support the proposed subdivision. This standard is met.
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E.

Development of additional, contiguous property under the same ownership can be
accomplished in accordance with this Code.

The property owner only owns the property which is under review. The subdivision will
result in the creation of 26 new lots which may be sold to different property owners.
Although, the property owner does not own the undeveloped piece of property to the
west, the proposed alignment of SW Nursery Way is consistent with the alignment of the
street that would be extended past the school development which is on the other side of
the western adjacent property. The properties to the east and south are already
developed.

FINDING: This standard is met as described above.

Adjoining land can either be developed independently or is provided access that
will allow development in accordance with this Code.

FINDING: The undeveloped property to the west will have the opportunity to develop
independently with access from SW Edy Road or the extension of SW Nursery Way.
This standard is met.

Tree and woodland inventories have been submitted and approved as per Section
16.142.060.

FINDING: A woodland inventory has been submitted and complies with the street tree
requirement as well as the trees on private property standard as discussed in section
16.142 of this report. This standard is met.

H. The plat clearly shows the proposed lot numbers, setbacks, dedications and
easements.

FINDING: This standard is met since the plat clearly shows the proposed lot numbers,
street names, easements, and dedications. The applicant has provided a preliminary
setback plan as well as the lot sizes for each lot which will be discussed in further detail
in this report. As conditioned, the plat can feasibly satisfy the requirements for the MDRL
zoning district.

A minimum of five percent (5%) open space has been provided per § 16.44.B.8
(Townhome- Standards) or §16.142.020 (Parks, Open Spaces and Trees-Single-
Family Residential Subdivisions), if applicable.

FINDING: The applicant is required to provide a minimum of approximately 9,640
square feet (5%) of open space. There is a discrepancy on sheet 3 of 15 of the plan set;
however, the applicant has proposed a minimum of 10,088 square feet in tracts C and D.
The preliminary plat, Sheet 3 of 15, of the project plan set also suggests that Tract C is
12,313 square feet. Regardless, the 10,088 square feet does exceed the minimum
requirement; therefore, this standard is met.

Page 5 of 35

SUB 12-01/ PA 12-02 Renaissance at Rychlick Farm Subdivision



Ordinance 2012-010, Notice of Decision

July 17, 2012, Page 6 of 35

V. APPLICABLE CODE PROVISIONS

The applicable zoning district standards are identified in Chapter 16.12 below.

A. Division llI- Land Use and Development

The applicable provisions of Division Il include: 16.12 (Medium Density
Residential Low) and 16.58 (Visual Clearance). Compliance with the standards in
these sections is discussed below:

16.12.010 Purpose

Zoning district description

The MDRL zoning district provides for single-family and two-family
housing, manufactured housing and other related uses with a density of 5.6
to 8 dwelling units per acre. Minor land partitions shall be exempt from the
minimum density requirements.

FINDING: This site is 286,084 square feet of area which would yield a minimum
density of 24 units and a maximum density of 35 units if all the property is zoned
MDRL. As discussed further, they have demonstrated that they meet the criteria
for a zone change from IP to MDRL and approval is recommended, therefore the
analysis assumes this. As proposed, the proposed density is 26 units which is
within the acceptable density range for this site if the zone change is approved.
This standard is met if the zone change is approved .

16.12.020 Allowed Residential Land Use

Single Family Attached or Detached Dwellings

FINDING: The applicant is proposing a 26-lot subdivision for single family
dwellings which is a permitted use in the medium density residential low zone.
This standard is met.

16.12.030.C. Dimensional Standards

No lot area, setback, yard, landscaped area, open space, off-street parking
or loading area, or other site dimension or requirement, existing on, or
after, the effective date of this Code shall be reduced below the minimum
required by this Code. Nor shall the conveyance of any portion of a lot, for
other than a public use or right-of-way, leave a lot or structure on the
remainder of said lot with less than minimum Code dimensions, area,
setbacks or other requirements, except as permitted by Chapter 16.84.

Lot Dimensions
Except as otherwise provided, required minimum lot areas and dimensions

shall be:
1. Lot area: 5,000 sq. ft.
2. Lot width at front property line: 25 feet
3. |Lot width at building line: 50 feet
4 Lot Depth 80 feet
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The lots meet the lot area requirements. The smallest lot, Lot 7, is 5, 000 square
feet while the largest lot, Lot 11, is 12,013 square feet. As proposed, all 26 lots
can achieve a lot width at building line at 50 feet, a building width at front
property line of 25 feet and an average lot depth of 80 feet.

FINDING: This standard is met as discussed above.

16.12.030.C. Setbacks
Except as otherwise provided, required minimum setbacks shall be:

1.  Front yard: Twenty (20) feet

2. |Side yard: Five (5) feet

3. |Rearyard: Twenty (20) feet

4. Corner side Fifteen (15) feet
yard:

FINDING: As proposed, it appears that the setbacks can be achieved. The actual
building envelopes will be reviewed when the lots are individually reviewed prior to
issuance of building permits. However, the lots are large enough for the structures to
meet the setbacks.

16.12.030.C. Height
Except as otherwise provided, the maximum height shall be 30 feet or 2 stories.

FINDING: At this time it is unclear how tall the homes will be. The actual height of the
homes will be reviewed when the lots are individually reviewed prior to issuance of
building permits.

16.58.010 Clear Vision Areas

A. A clear vision area shall be maintained on the corners of all property at the
intersection of two (2) streets, intersection of a street with a railroad, or
intersection of a street with an alley or private driveway.

B. A clear vision area shall consist of a triangular area, two (2) sides of which
are lot lines measured from the corner intersection of the street lot lines for
a distance specified in this regulation; or, where the lot lines have rounded
corners, the lot lines extended in a straight line to a point of intersection,
and so measured, and the third side of which is a line across the corner of
the lot joining the non-intersecting ends of the other two (2) sides.

C. A clear vision area shall contain no planting, sight obscuring fence, wall,
structure, or temporary or permanent obstruction exceeding two and one-
half (2 1/2) feet in height, measured from the top of the curb, or where no
curb exists, from the established street center line grade, except that trees
exceeding this height may be located in this area, provided all branches
and foliage are removed to the height of seven (7) feet above the ground on
the sidewalk side and ten (10) feet on the street side.

The following requirements shall govern clear vision areas:
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1. In all zones, the minimum distance shall be twenty (20) feet.

2. In all zones, the minimum distance from corner curb to any driveway shall
be twenty-five (25) feet.

3. Where no setbacks are required, buildings may be constructed within the
clear vision area.

FINDING: The applicant is not proposing any new improvements that would interfere
with the Clear Vision area, and has proposed grading that will improve the sites
intersection with SW Edy Road. Washington County provided comments that are
provided as Exhibit F to this report. The comments include a condition of approval
that requires that the applicant certify site distance along SW Edy Road for the
intersection. Clear Vision areas do not appear to be problematic in this
development, and it is feasible for the development to comply with this standard.

B. Division IV — Planning Procedures

16.80.030.B. Map Amendment

An amendment to the City Zoning Map may be granted, provided that the proposal
satisfies all applicable requirements of the adopted Sherwood Comprehensive
Plan, the Transportation System Plan and this Code, and that:

1.

The proposed amendment is consistent with the goals and policies of
the Comprehensive Plan and the Transportation System Plan.

The Sherwood Comprehensive Plan identified two goals and associated
policy objectives for the Area 59 concept plan. The focus of the goals is to
encourage development, provide contiguous development, and preserve
natural areas and other similar policies. By changing the zone from IP to
MDRL the site will continue to meet the goals and policies of the
Comprehensive Plan and the intent of the Area 59 concept plan. The
extension of SW Nursery Way will be feasible as shown on the proposed
development plan and it will be consistent with the Transportation System
Plan.

FINDING: This proposal complies with the intent of the concept plan by
developing in a manner that preserves the drainage way, slopes, and
accompanying buffer, and meeting the dimensional and use requirements of the
MDRL Zone.

2. There is an existing and demonstrable need for the particular uses and

zoning proposed, taking into account the importance of such uses to
the economy of the City, the existing market demand for any goods or
services which such uses will provide, the presence or absence and
location of other such uses or similar uses in the area, and the general
public good.
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Within the City of Sherwood, there are approximately 22 lots available for
single family construction at this time. This clearly demonstrates that there is
a need for this use. In addition, as will be discussed below, there is not a
need for the IP zone to remain on the subject property.

This site is located within an area, identified as Area 59, which was brought
into the urban growth boundary in 2002. The City started concept planning
the area in 2004. During that process it was clear that there was a need for
land to be identified for a new elementary and middle school to accommodate
an increase in school enrollment. After reviewing traffic analysis and citizen
advisory review it was determined that a 29 acre site was adequate to
support the two facilities and recreational fields. There were parties that
believed that more land was needed for a school while others thought that
less land was needed for the school.

The 29 acre site was identified as Institutional Public (IP) prior to establishing
the zoning of the remaining buildable land. Residential, open space and
mixed use areas were also identified on the adopted plan in February 2007.
It is not uncommon to adopt a concept plan with zoning that does not follow
property lines. In this case, a small portion of the Rychlick property, which is
located to the north of the school property, was designated IP in order to
provide 29 acres for the school district’'s development. Shortly after the
adoption of the concept plan the school district moved forward with the
development of the new schools and associated recreational areas. Through
that review it was clarified that the boundry line between the IP and MDRL
zone was the new street, “Nursery Way”. This clarification (see Exhibit G)
excerpt from Area 59 schools decision established the remainder of the IP
zoning, a small portion of which was on the subject parcel. The IP portion of
the Rychlick property was not developed as a part of that project.

As the intent to provide school land has been achieved, the demand for a
school on this land has ended. Additionally, there are limited buildable
residential lots left in Sherwood while there is still a demand for families to
live in the City. As the rest of this site is zoned residential and it is adjacent to
residentially zoned land changing the IP piece of the Rychlick property to
MDRL would make it consistent with neighboring land to the north, east and
west.

FINDING: This standard is met as discussed above.

3. The proposed amendment is timely, considering the pattern of

development in the area, surrounding land uses, any changes which
may have occurred in the neighborhood or community to warrant the
proposed amendment, and the availability of utilities and services to
serve all potential uses in the proposed zoning district.

Sherwood has not seen a lot of residential subdivision development over the
past five years which is attributed to the slow economy and decreasing
number of buildable residential lots in the City. Since there is still demand to
live in Sherwood and live close to schools the proposed map amendment
would allow the whole Rychlick site to develop with single family homes, as
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proposed, and provides additional housing opportunities to current and future
residents. The site is adjacent to residentially zoned land. The land to the
east is already developed with a Low Density Residential Planned Unit
Development subdivision. The land to the west is zoned MDRL with an
existing home. Finally, to the south, the school district site is developed in the
IP zone consistent with their development plan. The school district in their
development, identified room for expansion of their site when needed and it
does not include utilizing any portion of the Rychlick property. There are
services available which will be extended to the proposed lots as a part of this
development. This is discussed further the public improvement section of this
report. The proposed amendment is timely.

FINDING: This criterion is met as discussed above.

4. Other lands in the City already zoned for the proposed uses are either

unavailable or unsuitable for immediate development due to location,
size or other factors.

As previously mentioned, the City does not have many undeveloped
residential lots left. When Area 59 was concept planned it was clear that the
school and residential zones would be the overwhelming majority of this area.
Since three — fourths of this site is ready to develop and is zoned residential
(with some open space) it provides additional housing opportunities to the
Sherwood community.

There is additional residentially zoned land within Area 59 although it is
unclear when the land owners will be interested in development. There are
also some larger parcels on the southeast side of the city which could be
developed into residential lots although these sites are zoned lower density
and have additional constraints due to the topography and some
contamination. This is a small piece of land attached to an already existing lot
that is zoned MDRL. This proposed amendment is timely and justifiable
given the circumstances for its current designation as land for a school that
has already been constructed.

FINDING: This standard is met as discussed above.

C. Transportation Planning Rule Consistency

1. Review of plan and text amendment applications for effect on

transportation facilities. Proposals shall be reviewed to determine
whether it significantly affects a transportation facility, in accordance
with OAR 660-12-0060 (the TPR). Review is required when a development
application includes a proposed amendment to the Comprehensive Plan
or changes to land use regulations.

The change in zoning will not affect transportation facilities. The rest of the
property is zoned residential as well as the neighboring properties to the east
and west. As this application is concurrent with a subdivision review it is clear
that the land will be developed into single family residences. The extension of
SW Nursery Way, a local street, is also included with application which will
increase the transportation facilities in this area. The proposed development
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and subsequent amendment do not change the classification of any of the
existing streets as a result of the development or plan map amendment. In
addition, the zone change only provides 1 additional lot. If the IP zoning were
to remain it would be developable with a church or other public use which
would almost certainly generate more trips than the 10 attributed to single
family residences.

FINDING: The standard is met as discussed above.

2. "Significant" means that the transportation facility would change the

functional classification of an existing or planned transportation facility,
change the standards implementing a functional classification, allow
types of land use, allow types or levels of land use that would result in
levels of travel or access that are inconsistent with the functional
classification of a transportation facility, or would reduce the level of
service of the facility below the minimum level identified on the
Transportation System Plan.

The applicant is proposing to change the zoning from IP to MDRL. It appears
that the zone change will allow for the creation of one additional lot and it will
allow the applicant to increase the size of 2-3 lots. One additional residential
lot, as a result of the zone change, will not impact the functional classification
of any existing or planned transportation facilities or impact the level of service
of SW Edy Road or SW Nursery Way.

FINDING: This standard is met as discussed above.

3. Per OAR 660-12-0060, Amendments to the Comprehensive Plan or

changes to land use regulations which significantly affect a
transportation facility shall assure that allowed land uses are consistent
with the function, capacity, and level of service of the facility identified in
the Transportation System Plan. This shall be accomplished by one of
the following:

a. Limiting allowed uses to be consistent with the planned function
of the transportation facility.

b. Amending the Transportation System Plan to ensure that existing,
improved, or new transportation facilities are adequate to support
the proposed land uses.

c. Altering land use designations, densities or design requirements
to reduce demand for automobile travel and meet travel needs
through other modes.

FINDING: As discussed in section 16.80.030.C.1 and 16.80.030.C.2 above,
this map amendment will not significantly affect transportation facilities,
therefore this standard is met.

C. Division V — Community Design

16.96.020 - Minimum Residential Standards
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Minimum standards for private, on-site circulation improvements in residential
developments:

16.96.020.A. Driveways
1. Single-Family: One (1) driveway improved with hard surface pavement
with a minimum width of ten (10) feet, not to exceed a grade of 14%.
Permeable surfaces and planting strips between driveway ramps are
encouraged in order to reduce stormwater runoff.

FINDING:It appears that each lot will be able to meet this standard when each lot is
reviewed for building permits. This standard applies citywide and can be verified
prior to issuance of building permits.

D. Division VI - Public Improvements

16.106 — Transportation Facilities

16.106.120.A. Generally
Except as otherwise provided, all developments containing or abutting an
existing or proposed street, that is either unimproved or substandard in
right-of-way width or improvement, shall dedicate the necessary right-of-
way prior to the issuance of building permits and/or complete acceptable
improvements prior to issuance of occupancy permits. The following figure
provides the depiction of the functional classification of the street network
as found in the Transportation System Plan, Figure 8-1.

The applicant is proposing to dedicate 52-feet of right of way for the creation of
SW Nursery Way and SW Rychlick Court. These streets were proposed by the
applicant in order to serve the new lots created by this subdivision. These streets
will be improved prior to issuance of building permits.

The site abuts SW Edy Road, a collector street. The applicant is proposing to
dedicate seven feet of right of way along the frontage of Tract C consistent with
Washington County standards. The applicant will also dedicate seven feet of
frontage along the intersection of SW Nursery Way and Lot 1. This will bring the
total right of way on each end of the site to 37 feet. Although 50 feet of right of
way is generally required for collector streets, the County and City Engineering
staff prefers to match the existing improvements, and have accepted the
proposed 37-foot right of way.

FINDING: As discussed above this standard is met.

16.106.020.B. Street Connectivity and Future Street Systems
1. Future Street Systems. The arrangement of public streets shall provide
for the continuation and establishment of future street systems as
shown on the Local Street Connectivity Map contained in the adopted
Transportation System Plan (Figure 8-8).
2. Connectivity Map Required. New residential, commercial, and mixed
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use development involving the construction of new streets shall be

submitted with a site plan that implements, responds to and expands on

the Local Street Connectivity map contained in the TSP.

a. A project is deemed to be consistent with the Local Street
Connectivity map when it provides a street connection in the general
vicinity of the connection(s) shown on the map, or where such
connection is not practicable due to topography or other physical
constraints; it shall provide an alternate connection approved by the
decision-maker.

b.Where a developer does not control all of the land that is necessary
to complete a planned street connection, the development shall
provide for as much of the designated connection as practicable and
not prevent the street from continuing in the future.

c. Where a development is disproportionately impacted by a required
street connection, or it provides more than its proportionate share of
street improvements along property line (i.e., by building more than
3/4 width street), the developer shall be entitled to System
Development charge credits, as determined by the City Engineer.

. Block Length. For new streets except arterials, block length shall not

exceed 530 feet. The length of blocks adjacent to arterials shall not
exceed 1,800 feet.

. Where streets must cross water features identified in Title 3 of the

Urban Growth Management Functional Plan (UGMFP), provide
crossings at an average spacing of 800 to 1,200 feet, unless habitat
quality or length of crossing prevents a full street connection.

. Where full street connections over water features identified in Title 3 of

the UGMFP cannot be constructed in centers, main streets and station

communities (including direct connections from adjacent

neighborhoods), or spacing of full street crossings exceeds 1,200 feet,

provide bicycle and pedestrian crossings at an average spacing of 530

feet, unless exceptional habitat quality or length of crossing prevents a

connection.

Pedestrian and Bicycle Connectivity. Paved bike and pedestrian

accessways consistent with cross section standards in Figure 8-6 of the

TSP shall be provided on public easements or right- of-way when full

street connections are not possible, with spacing between connections

of no more than 300 feet. Multi-use paths shall be built according to the

Pedestrian and Bike Master Plans in the adopted TSP.

Exceptions. Streets, bike, and pedestrian connections need not be

constructed when any of the following conditions exists:

a. Physical or topographic conditions make a street or accessway
connection impracticable. Such conditions include but are not
limited to freeways, railroads, steep slopes, wetlands or other
bodies of water where a connection could not reasonably be
provided.

b. Buildings or other existing development on adjacent lands
physically preclude a connection now or in the future considering
the potential for redevelopment; or

c. Where streets or accessways would violate provisions of leases,
easements, covenants, restrictions or other agreements existing as
of May 1, 1995, which preclude a required street or accessway
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connection.

FINDING: As discussed in the previous standard, the applicant has provided the
necessary right of way. The applicant is proposing a six foot sidewalk along SW
Nursery way, SW Rychlick Court and SW Edy Road to provide pedestrian access
to the site. The applicant is also proposing a pedestrian access from Tract D to the
school property. The proposal has designed the most efficient transportation
connections, and cannot form a typical block because of existing topography,
surrounding development patterns, and the presence of the on-site resource area
dedicated to the preservation of the Chicken Creek drainage. This standard is met.

16.106.020.C. Underground Utilities

All public and private underground utilities, including sanitary sewers and
storm water drains, shall be constructed prior to the surfacing of streets.
Stubs for service connections shall be long enough to avoid disturbing the
street improvements when service connections are made.

The applicant is proposing underground water, sanitary and sewer facilities.
These will be stubbed to the individual lots prior to issuance of building permits.
The proposed plans show overhead power lines along the frontage of Edy Road.

FINDING: There is a portion of existing overhead utilities that will need to be
undergrounded with future improvements. PGE, the service provider did not provide
any comments on the development to suggest that the line couldn’'t be placed
underground, therefore, the following condition is warranted.

RECOMMENDED CONDITION: Prior to issuance of building permits, all public and
private utilities shall be underground unless the utility provider has determined that
the lines are too large to place underground.

16.106.020. D. Additional Setbacks

Generally additional setbacks apply when the width of a street right-of-way
abutting a development is less than the standard width under the
functional classifications in Section VI of the Community Development
Plan. Additional setbacks are intended to provide unobstructed area for
future street right-of-way dedication and improvements, in conformance
with Section VI. Additional setbacks shall be measured at right angles from
the centerline of the street.

Classification Additional Setback
1. Principle Arterial 61 feet
(99W)
2. Arterial 37 feet
3. Collector 32 feet
4 Neighborhood 32 feet
Route
5. Local 26 feet

FINDING: SW Edy Road is a collector and therefore, the lots fronting on to this
right-of-way could be subject to this standard. Lot one is the only lot that would be
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subject to this provision, and the County and City staff have indicated that the
additional setback is not warranted since the prescribed amount of right-of-way is
proposed to be dedicated. This criterion is not applicable to the proposed
development.

16.106.040 Design

Standard cross sections showing street design and pavement dimensions are
located in the City of Sherwood Transportation System Plan, and City of
Sherwood's Engineering Design Manual.

FINDING: The applicant shows the proposed street cross sections. The applicant shall
provide street design and pavement dimension to the Engineering Department prior to
public improvement plan approval as conditioned below.

RECOMMENDED CONDITION: Prior to public improvement plan approval, submit
standard cross sections showing street design and pavement dimensions to the
Engineering Department per the City of Sherwood Transportation System Plan, and City
of Sherwood's Engineering Design Manual

16.106.040.A. Reserve Strips

Reserve strips or street plugs controlling access or extensions to streets are not
allowed unless necessary for the protection of the public welfare or of substantial
property rights. All reserve strips shall be dedicated to the appropriate jurisdiction
that maintains the street.

FINDING: Washington County has requested that a reserve strip be provided
along SW Edy Road to manage access onto SW Edy Road. Compliance with
the proposed conditions of approval will satisfy this criteria.

16.106.040.B. Alignment

All proposed streets shall, as far as practicable, be in alignment with
existing streets. In no case shall the staggering of streets create a "T"
intersection or a dangerous condition. Street offsets of less than one
hundred (100) feet are not allowed.

FINDING: The proposed street access is located over 150 from the nearest
street intersection. Street offsets of less than 100 feet are not proposed;
therefore, this standard is met.

16.106.040.C. Future Extension
Where necessary to access or permit future subdivision or development of
adjoining land, streets shall extend to the boundary of the proposed
development and provide the required roadway width. Dead-end streets
less than 100’ in length shall comply with the Engineering Design Manual.

A durable sign shall be installed at the applicant's expense. The sign shall
notify the public of the intent to construct future streets. The sign shall
read as follows: "This road will be extended with future development. For
more information contact the City of Sherwood at 503-625-4202."
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Nursery Way connects to SW Edy Road. The street will dead end at the
southwest corner of the site, south of lot 18. The site to the west (tax lot 100) has
not been developed although there is another connection of SW Nursery Way to
the west of the adjacent parcel (tax lot 100). It is intended that SW Nursery Way
will provide a full connection between local and collector streets when tax lot 100
develops in the future. The applicant has acknowledged the need for a sign
although a sign has not been installed notifying the public that the road could
extend in the future.

FINDING: As discussed above the standard has not been met but it can be as
conditioned below.

RECOMMENDED CONDITION: Prior to Public Improvement Plans approval, show
that the sign will be installed.

RECOMMENDED CONDITION: Prior to issuance of building permits, install a
sign (at the applicant’s expense), notifying the public of the intent to construct the
future street extension of SW Nursery Way. The sign shall read as follows: "This
road will be extended with future development. For more information contact the
City of Sherwood at 503-625-4202."

16.106.040.D. Intersection Angles

Streets shall intersect as near to ninety (90) degree angles as practical,
except where topography requires a lesser angle. In all cases, the applicant
shall comply with the Engineering Design Manual.

FINDING: The proposed streets intersect as near to ninety (90) degree angles as
practical given the topography. This standard is met.

16.106.040.E. Cul-de-sacs

1. All cul-de-sacs shall be used only when exceptional topographical
constraints, existing development patterns, or compliance with other
standards in this code preclude a street extension and circulation. A
cul-de-sac shall not be more than two hundred (200) feet in length and
shall not provide access to more than 25 dwelling units.

2. All cul-de-sacs shall terminate with a turnaround in accordance with the
specifications in the Engineering Design Manual. The radius of circular
turnarounds may be larger when they contain a landscaped island,
parking bay in their center, Tualatin Valley Fire and Rescue submits a
written request, or an industrial use requires a larger turnaround for
truck access.

3. Public easements, tracts, or right-of-way shall provide paved pedestrian
and bicycle access ways at least 6 feet wide where a cul-de-sac or dead-
end street is planned, to connect the ends of the streets together,
connect to other streets, or connect to other existing or planned
developments in accordance with the standards of this Chapter, the
TSP, the Engineering Design Manual or other provisions identified in
this Code for the preservation of trees.
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The site is surrounded by an existing residential development to the east and
schools to the south which precludes the ability of the development to extend SW
Rychlick Court to the east or south. Additionally, there is not an ability to develop
a street extension to the northwest due to environmental constraints.

SW Rychlick Court is approximately 195 feet from centerline within SW Nursery
Way. The cul-de-sac will serve seven lots and will provide a secondary access to
two additional lots with frontage along Nursery Way. The applicant has provided
a six foot pedestrian sidewalk along the perimeter of the cul-de-sac which
connects to the proposed sidewalk along Nursery Way. Access to the school site
from the cul-de-sac is not needed since there is already an existing access to the
school from SW Copper Terrace. Additionally, the portion of the school site to the
south is used as sports fields and there is not a street for this subdivision to
connect to.

FINDING: This standard is met as discussed above.

16.106.040.F. Grades and Curves

Grades shall be evaluated by the City Engineer and comply with the
Engineering Design Manual.

FINDING: The proposed street grades comply with the Engineering Design
Manual. This standard is met.

16.106.040.G.Streets Adjacent to Railroads

Streets adjacent to railroads shall run approximately parallel to the railroad
and be separated by a distance suitable to allow landscaping and buffering
between the street and railroad. Due consideration shall be given at cross
streets for the minimum distance required for future grade separations and
to provide sufficient depth to allow screening of the railroad.

FINDING: The proposed development is not located adjacent to a railroad;
therefore, this standard is not applicable.

16.106.040.H. Buffering of Major Streets

Where a development abuts Highway 99W, or an existing or proposed
principal arterial, arterial or collector street, or neighborhood route,
adequate protection for residential properties shall be provided and
through and local traffic shall be separated and traffic conflicts minimized.
In addition, visual corridors pursuant to Section 16.142.030, and all
applicable access provisions of Chapter 16.96, shall be met. Buffering may
be achieved by: parallel access streets, lots of extra depth abutting the
major street with frontage along another street, or other treatment suitable
to meet the objectives of this Code.

The applicant has provided a ten foot visual corridor along SW Edy Road.
Additionally, the applicant has provided open space in Tract C and a vegetated
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corridor in Tract B which provide an additional buffer to the residential lots
created by this development.

FINDING: This standard is met as discussed above.

16.106.040 .J. Transit Facilities

Development along an existing or proposed transit route, as illustrated in

Figure 7-2 in the TSP, is required to provide areas and facilities for bus

turnouts, shelters, and other transit-related facilities to Tri-Met

specifications. Transit facilities shall also meet the following requirements:

1. Locate buildings within 20 feet of or provide a pedestrian plaza at major
transit stops.

2. Provide reasonably direct pedestrian connections between the transit
stop and building entrances on the site.

3. Provide a transit passenger landing pad accessible to disabled persons
(if not already existing to transit agency standards).

4. Provide an easement or dedication for a passenger shelter and
underground utility connection from the new development to the transit
amenity if requested by the public transit provider.

5. Provide lighting at a transit stop (if not already existing to transit
agency standards).

FINDING: The proposed development is not along an existing or proposed transit
facility; therefore, this standard is not applicable.

16.106.040.K. Traffic Controls

1. An application for a proposed residential development that will
generate more than an estimated 200 average daily vehicle trips (ADT)
must include a traffic impact analysis to determine the number and
types of traffic controls necessary to accommodate anticipated traffic
flow.

2. For all other proposed developments including commercial, industrial
or institutional uses with over an estimated 400 ADT, or as otherwise
required by the City Engineer, the application must include a traffic
impact analysis to determine the number and types of traffic controls
necessary to accommodate anticipated traffic flow.

The applicant has provided a traffic impact analysis from a qualified professional,
Todd Mobley, PE, at Lancaster Engineering. The proposed development is
expected to generate approximately 312 additional weekday trips. Therefore, the
analysis was justified. The report did not indicate that the proposed development
would trigger the need for any additional mitigation beyond what was being
proposed.

FINDING: Since a traffic study was provided, this criterion is satisfied by the
applicant.
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16.106.040 .M.2. Roadway Access

No use will be permitted to have direct access to a street or road except as
specified below. Access spacing shall be measured from existing or
approved accesses on either side of a street or road. The lowest functional
classification street available to the legal lot, including alleys within a
public easement, shall take precedence for new access points.

a. Local Streets:

Minimum right-of-way radius is fifteen (15) feet. Access will not be
permitted within ten (10) feet of Point "B," if no radius exists, access will
not be permitted within twenty-five (25) feet of Point "A." Access points
near an intersection with a Neighborhood Route, Collector or Arterial shall
be located beyond the influence of standing queues of the intersection in
accordance with AASHTO standards. This requirement may result in
access spacing greater than ten (10) feet.

c. Collectors:

All commercial, industrial and institutional uses with one-hundred-fifty
(150) feet or more of frontage will be permitted direct access to a Collector.
Uses with less than one-hundred-fifty (150) feet of frontage shall not be
permitted direct access to Collectors unless no other alternative exists.

Where joint access is available it shall be used, provided that such use is
consistent with Section 16.96.040, Joint Access. No use will be permitted
direct access to a Collector within one- hundred (100) feet of any present
Point "A." Minimum spacing between driveways (Point "C" to Point "C")
shall be one-hundred (100) feet. In all instances, access points near an
intersection with a Collector or Arterial shall be located beyond the
influence of standing queues of the intersection in accordance with
AASHTO standards. This requirement may result in access spacing greater
than one hundred (100) feet.

Access spacing is illustrated on the proposed plans, and has been discussed and
justified in the Traffic Impact Analysis from Lancaster Engineering. Both the City
and County Engineering Divisions have reviewed the report, the proposed
development, and the proposed dedications and frontage improvements, and
concur that the development does comply with the above standards.

FINDING: The proposed development complies with these standards.

16.110 - Sanitary Sewers

Sanitary sewers shall be installed to serve all new developments and shall
connect to existing sanitary sewer mains. Sanitary Sewers shall be
constructed, located, sized and installed at standards consistent 16.110.

The applicant is proposing to tie into an existing 15-inch sanitary sewer line that
is located in SW Edy Road, and extend it to the proposed termination of SW
Nursery Way. The applicant can feasibly comply with this standard as proposed.

FINDING: This criterion is satisfied.
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16.112— Water Supply

Water lines and fire hydrants conforming to City and Fire District standards
shall be installed to serve all building sites in a proposed development in
compliance with 16.112.

The applicant is proposing to tie into an existing 15-inch water line that is located
in SW Edy Road, and extend it to the proposed termination of SW Nursery Way.
The applicant can feasibly comply with this standard as proposed.

FINDING: This criterion is satisfied.

16.114 - Storm Water

Storm water facilities, including appropriate source control and
conveyance facilities, shall be installed in new developments and shall
connect to the existing downstream drainage system consistent with the
Comprehensive Plan, the requirements of the Clean Water Services water
quality regulations and section 16.114.

The applicant is proposing to capture the stormwater in a series of pipes and
convey the water to a treatment facility located in Tract A, and discharge the
water into the existing drainageway. Clean Water Services (CWS) and the City
of Sherwood Engineering division have indicated that this is acceptable provided
the final design satisfies the design and construction standards of CWS.

FINDING: The applicant must comply with the CWS service provider letter 12-
000392 and design and construct the facilities in compliance with CWS design
and construction standards. Since CWS will not sign off on the plat unless the
engineering and construction comply with these standards, an additional
condition is not warranted. The application can feasibly comply with this
standard.

16.116.010 - Fire Protection

When land is developed so that any commercial or industrial structure is
further than 250 feet or any residential structure is further than 500 feet
from an adequate water supply for fire protection, as determined by the
Fire District, the developer shall provide fire protection facilities necessary
to provide adequate water supply and fire safety. In addition capacity, fire
flow, access to facilities and number of hydrants shall be consistent with
16.116.020 and fire district standards.

16.116.020 Standards

A. Capacity

All fire protection facilities shall be approved by and meet the
specifications of the Fire District, and shall be sized, constructed, located,
and installed consistent with this Code, Chapter 7 of the Community
Development Plan, and other applicable City standards, in order to
adequately protect life and property in the proposed development.

B. Fire Flow
Standards published by the Insurance Services Office, entitled "Guide for
Determination of Required Fire Flows" shall determine the capacity of
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facilities required to furnish an adequate fire flow. Fire protection facilities
shall be adequate to convey quantities of water, as determined by ISO
standards, to any outlet in the system, at no less than twenty (20) pounds
per square inch residual pressure. Water supply for fire protection
purposes shall be restricted to that available from the City water system.
The location of hydrants shall be taken into account in determining
whether an adequate water supply exists.

C. Access to Facilities

Whenever any hydrant or other appurtenance for use by the Fire District is
required by this Chapter, adequate ingress and egress shall be provided.
Access shall be in the form of an improved, permanently maintained
roadway or open paved area, or any combination thereof, designed,
constructed, and at all times maintained, to be clear and unobstructed.
Widths, height clearances, ingress and egress shall be adequate for
District firefighting equipment. The Fire District, may further prohibit
vehicular parking along private accessways in order to keep them clear and
unobstructed, and cause notice to that effect to be posted.

D. Hydrants

Hydrants located along private, accessways shall either have curbs painted
yellow or otherwise marked prohibiting parking for a distance of at least
fifteen (15) feet in either direction, or where curbs do not exist, markings
shall be painted on the pavement, or signs erected, or both, given notice
that parking is prohibited for at least fifteen (15) feet in either direction.

TVFR has reviewed this application for compliance with their standards, and
provided written comments to ensure that the development complies with the
applicable standards of the Fire Code. The applicant must satisfy these
standards in order to obtain final plat approval. Upon review, it doesn’t appear
compliance will result in changes to the plat and the proposal is feasible.

FINDING: The districts comments do not point out any deficiencies with the
proposed development. The applicant will be required to satisfy the districts
standards for final plat approval.

RECOMMENDED CONDITION: Prior to final plat approval, the applicant shall
provide the City a set of engineered construction plans that demonstrate
compliance with the TVFR district standards for fire protection.

16.118.020 — Public and Private Utilities Standard

A. Installation of utilities shall be provided in public utility easements and
shall be sized, constructed, located and installed consistent with this
Code, Chapter 7 of the Community Development Code, and applicable
utility company and City standards.

B. Public utility easements shall be a minimum of eight feet in width
unless a reduced width is specifically exempted by the City Engineer.

C. Where necessary, in the judgment of the City Manager or his designee,
to provide for orderly development of adjacent properties, public and
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franchise utilities shall be extended through the site to the edge of
adjacent property (ies).

. Franchise utility conduits shall be installed per the utility design and

specification standards of the utility agency.

. Public Telecommunication conduits and appurtenances shall be

installed per the City of Sherwood telecommunication design
standards.

. Exceptions: Installation shall not be required if the development does

not require any other street improvements. In those instances, the
developer shall pay a fee in lieu that will finance installation when street

or utility improvements in that location occur.

The applicants preliminary development plans provide the utility easements as
required. It is feasible for the proposed development to satisfy the above criteria

provided the development constructs according to plan.

FINDING: As proposed, the application complies with the above standards.

16.128.010 - Blocks

A. Connectivity

1. Block Size

The length, width, and shape of blocks shall be designed to provide
adequate building sites for the uses proposed, and for convenient access,
circulation, traffic control and safety.

This preliminary subdivision request includes two new streets. SW Nursery Way
will connect to SW Edy Road to the north and dead end at the southwest corner.
When the adjacent property to the west develops, SW Nursery Way will extend
from east to west. SW Rychlick Court is a cul-de-sac which will connect to SW

Nursery Way. The two roads are adequate to serve this subdivision.
FINDING: This standard is met as discussed above.

2. Block Length

Block length standards shall be in accordance with Section_16.108.040.
Generally, blocks shall not exceed five-hundred thirty (530) feet in length,
except blocks adjacent to principal arterial, which shall not exceed one
thousand eight hundred (1,800) feet. The extension of streets and the
formation of blocks shall conform to the Local Street Network map
contained in the Transportation System Plan.

The block length of SW Rychlick Court is 200 feet while the block length of SW
Nursery Way is about 710 feet. This development is constrained by an existing
residential development to the east, an existing school development to the south
and a vegetated corridor to the northeast. The location of SW Nursery Way was
established when the Area 59 schools were developed. The proposed extension
of SW Nursery Way will allow for a full connection of SW Nursery Way to SW

Copper Terrace in the future.
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FINDING: As discussed above, due to the constraints of this site, there is not
an ability to continue SW Nursery Way extension from the east and create a
block length less than 530 feet. This standard is satisfied.

4. Pedestrian and Bicycle Connectivity. Paved bike and pedestrian
accessways shall be provided on public easements or right-of-way
consistent with Figure 7.401.

FINDING: Paved sidewalks will be provided along SW Nursery Way and SW
Rychlick Court. In addition, the proposed plans show multi-use path connections
within Tract D which will provide a connection to the school property to the south.
This standard is met.

B. Utilities Easements for sewers, drainage, water mains, electric lines, or other
utilities shall be dedicated or provided for by deed. Easements shall be a
minimum of ten (10) feet in width and centered on rear or side lot lines; except for
tie-back easements, which shall be six (6) feet wide by twenty (20) feet long on
side lot lines at the change of direction.

FINDING: The applicant has provided all required utilities, easements and dedications
needed in order to serve the site and meet this standard. This standard is met.

C. Drainages

Where a subdivision is traversed by a watercourse, drainage way, channel or
street, drainage easements or rights-of-way shall be provided conforming
substantially to the alignment and size of the drainage.

FINDING: The applicant has proposed a vegetated corridor (Tract B) and open space
(Tract C) which will allow for drainage. It will be dedicated to the City or an easement will
be provided. The applicant has met this standard.

16.128.020 - Pedestrian and Bicycle Ways

Pedestrian or bicycle ways may be required to connect cul-de-sacs, divide
through an unusually long or oddly shaped block, or to otherwise provide
adequate circulation.

The applicant has proposed sidewalks throughout the subdivision along the proposed
streets. The applicant has also proposed a multi-use path connection from the
subdivision to the school property to south of the development. There is adequate
circulation around the subdivision. The applicant has provided an e-mail indicating that
the School District will allow the connection as proposed.

FINDING: This standard is met as discussed above.

16.128.030 - Lots
A. Size and Shape
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Lot size, width, shape, and orientation shall be appropriate for the location and
topography of the subdivision or partition, and shall comply with applicable
zoning district requirements, with the following exception:

1. Lots in areas not served by public sewer or water supply shall conform
to any special County Health Department standards.

The lots appear to be appropriate for their location. As discussed in the
zoning section of this report the dimensions standards have been met. The
orientation and shape are acceptable. As proposed, there will be sewer,
sanitary and water services available to each new lot created by this
subdivision.

FINDING: This standard is met as discussed above.

B. Access

All lots in a subdivision shall abut a public street, except as allowed for infill
development under Chapter 16.68.

FINDING: All 26 lots abut one of the two proposed public streets. This criterion is met.

C. Double Frontage

Double frontage and reversed frontage lots are prohibited except where essential
to provide separation of residential development from railroads, traffic arteries,
adjacent nonresidential uses, or to overcome specific topographical or orientation
problems. A five (5) foot wide or greater easement for planting and screening may
be required.

FINDING: Double frontage lots are not being proposed therefore this criterion is not
applicable.

D. Side lot lines shall, as far as practicable, run at right angles to the street upon
which the lots face, except that on curved streets side lot lines shall be radial
to the curve of the street.

FINDING: Given the slope and topography of the site and accommodating the density
requirement of the medium density residential zone the lot lines are acceptable. This
criterion is met.

E. Grading

Grading of building sites shall conform to the following standards, except when
topography of physical conditions warrants special exceptions:

1. Cut slopes shall not exceed one (1) and one-half (1 1/2) feet horizontally
to one (1) foot vertically.

2. Fill slopes shall not exceed two (2) feet horizontally to one (1) foot
vertically.

As proposed, it appears that the lots will conform to these standards. The northwestern
lots adjacent to Tract B slope to the west. There appears to be plenty of space to
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construct future homes on these lots. Lot 25 in particular would be allowed

approximately

19 feet of vertical change if needed due to the width of the lot.

FINDING: This standard is met as discussed above.

E. Division VIl -

Environmental Resources

16.142 — Parks and Open Space

16.142
A.

.030 Single-Family or Duplex Residential Subdivisions

A minimum of five percent (5%) of the net buildable site (after
exclusion of public right-of-way and environmentally constrained
areas) shall be maintained as "open space". Open space must
include usable areas such as public parks, swimming and wading
pools, grass areas for picnics and recreational play, walking paths,
and other like space. The following may not be used to calculate
open space:

1. Required yards or setbacks.

2. Required visual corridors.

3. Required sensitive areas and buffers.

4. Any area required to meet a standard found elsewhere in this
code.

Enhanced streetscapes such as "boulevard treatments” in excess of
the minimum public street requirements may count toward a
maximum of 10,000 square feet of the open space requirement.

1. Example: if a 52-foot-wide right-of-way [ROW] is required for
a 1,000 foot-long street and a 62-foot wide ROW with 5-foot
additional plantings/meandering pathway is provided on each
side of the street, the additional 10-foot-wide area x 1,000
linear feet, or 10,000 square feet, counts toward the open
space requirement.

The open space shall be conveyed in accordance with one of the

following methods:

1. By dedication to the City as public open space (if acceptable
to the City). Open space proposed for dedication to the City
must be acceptable to the City Manager or the Manager's
designee with regard to the size, shape, location,
improvement, environmental condition, and budgetary and
maintenance abilities;

2, By leasing or conveying title (including beneficial ownership)
to a corporation, homeowners' association or other legal
entity, with the City retaining the development rights to the
open space. The terms of such lease or other instrument of
conveyance must include provisions (e.g., maintenance,
property tax payment, etc.) suitable to the City.

The density of a single-family residential subdivision shall be

calculated based on the net buildable site prior to exclusion of open

space per this Section.

1. Example: a 40,000 square foot net buildable site would be
required to maintain 2,000 square feet (5%) of open space but

Page 25 of 35

SUB 12-01/ PA 12-02 Renaissance at Rychlick Farm Subdivision



Ordinance 2012-010, Notice of Decision
July 17, 2012, Page 26 of 35

would calculate density based on 40,000 square feet.
If a proposed residential subdivision contains or is adjacent to a site
identified as "parks" on the Acquisition Map of the Parks Master
Plan (2006) or has been identified for acquisition by the Sherwood
Parks and Recreation Board, establishment of open space shall
occur in the designated areas if the subdivision contains the park
site, or immediately adjacent to the parks site if the subdivision is
adjacent to it.
If the proposed residential subdivision does not contain or is not
adjacent to a site identified on the Parks Master Plan map or
otherwise identified for acquisition by the Parks and Recreation
Board, the applicant may elect to convey off-site park/open space.
This standard does not apply to a residential partition provided that
a development may not use phasing or series partitions to avoid the
minimum open space requirement. A partition of land that was part
of an approved partition within the previous five (5) years shall be
required to provide the minimum five percent (5%) open space in
accordance with subsection (A) above.
The value of the open space conveyed under Subsection (A) above
may be eligible for Parks System Development Charges (SDCs)
credits based on the methodology identified in the most current
Parks and Recreation System Development Charges Methodology
Report.

The site was brought into the city limits as a part of the Area 59 concept plan
area. This plan established that there should be a fair amount of open space on
this site by showing an undefined parks and open space zone. The applicant has
honored the intent of the parks and open space zone by proposing Tract C and
Tract D. Together these two tracts are about 10,088 square feet which is a little
over 5%. The applicant is proposing to dedicate this land to the City of
Sherwood.

FINDING: As discussed above, this standard can be met as conditioned

below.

RECOMMENDED CONDITION: Prior to final plat approval, provide
documentation, to be recorded with the plat, dedicating Tract C and D to the
Homeowner’s Association.

16.142.030.A Visual Corridors

A. Corridors Required

New developments with frontage on Highway 99W, or arterial or collector
streets designated on the Transportation Plan Map, attached as Appendix
C, or in Section 5 of the Community Development Plan Part 2, shall be
required to establish a landscaped visual corridor according to the
following standards:

Category Width

Highway 99W 25 feet

Arterial 15 feet
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3. Collector 10 feet

In residential developments where fences are typically desired adjoining
the above described major street the corridor may be placed in the road
right-of-way between the property line and the sidewalk. (Ord. 2006-021)
B. Landscape Materials

The required visual corridor areas shall be planted as specified by the
review authority to provide a continuous visual and/or acoustical buffer
between major streets and developed uses. Except as provided for above,
fences and walls shall not be substituted for landscaping within the visual
corridor. Uniformly planted, drought resistant street trees and ground
cover, as specified in Section 16.142.050, shall be planted in the corridor by
the developer. The improvements shall be included in the subdivision
compliance agreement. (Ord. 2006-021)

C. Establishment and Maintenance

Designated visual corridors shall be established as a portion of
landscaping requirements pursuant to Chapter 16.92. To assure
continuous maintenance of the visual corridors, the review authority may
require that the development rights to the corridor areas be dedicated to
the City or that restrictive covenants be recorded prior to the issuance of a
building permit. (Ord. 2006-021)

D. Required Yard

Visual corridors may be established in required yards, except that where
the required visual corridor width exceeds the required yard width, the
visual corridor requirement shall take precedence. In no case shall
buildings be sited or trees be removed from within the required visual
corridor, with the exception of front porches on townhomes, as permitted
in Section 16.44.010(E)(4)(c). (Ord. 2006-021)

The applicant has proposed a ten foot visual corridor along Edy road which
provides a visual and acoustic buffer. In addition to the meandering sidewalk,
the applicant has proposed Red Sunset Maple street trees and Kinnikinnick
groundcover.

FINDING: This standard can be met as conditioned below.
RECOMMENDED CONDITION: Prior to issuance of building permits, consistent

with the preliminary landscape plan, plant the visual corridor landscape materials to
be maintained by the Homeowner’s Association.

16.142.060. Street Trees

A. Installation of Street Trees on New or Redeveloped Property.
Trees are required to be planted to the following specifications along
public streets abutting or within any new development or re-development.
Planting of such trees shall be a condition of development approval. The
City shall be subject to the same standards for any developments involving
City-owned property, or when constructing or reconstructing City streets.
After installing street trees, the property owner shall be responsible for
maintaining the street trees on the owner's property or within the right-of-
way adjacent to the owner's property.

1. Location: Trees shall be planted within the planter strip along a newly
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created or improved streets. In the event that a planter strip is not
required or available, the trees shall be planted on private property
within the front yard setback area or within public street right-of-way
between front property lines and street curb lines or as required by the

City.

2. Size: Trees shall have a minimum trunk diameter of two (2) caliper
inches which is measured six inches above the soil line and a

minimum of six feet tall when planted.

3.

Types: Developments shall include a variety of street trees. The trees
planted shall be chosen from those listed in 16.142.080 of this Code.

4. Required Street Trees and Spacing:

a. The minimum spacing is based on the maximum canopy spread

identified in the recommended street tree list in section 16.142.080
with the intent of providing a continuous canopy without openings
between the trees. For example, if a tree has a canopy of forty (40)
feet, the spacing between trees is forty (40) feet. If the tree is not on
the list, the mature canopy width must be provided to the planning
department by a certified arborist.

. All new developments shall provide adequate tree planting along all

public streets. The number and spacing of trees shall be
determined based on the type of tree and the spacing standards
described in a. above and considering driveways, street light
locations and utility connections. Unless exempt per c. below, trees
shall not be spaced more than forty (40) feet apart in any
development.

. A new development may exceed the forty-foot spacing requirement

under section b. above, under the following circumstances:

(1) Installing the tree would interfere with existing utility lines
and no substitute tree is appropriate for the site; or

(2) There is not adequate space in which to plant a street tree
due to driveway or street light locations, vision clearance or
utility connections, provided the driveways, street light or
utilities could not be reasonably located elsewhere so as to
accommodate adequate room for street trees; and

(3) The street trees are spaced as close as possible given the
site limitations in (1) and (2) above.

(4) The location of street trees in an ODOT or Washington
County right-of-way may require approval, respectively, by
ODOT or Washington County and are subject to the relevant
state or county standards.

(5) For arterial and collector streets, the City may require planted
medians in lieu of paved twelve-foot wide center turning
lanes, planted with trees to the specifications of this
subsection.

The proposed tree plan shows eleven Red Sunset Maple trees along SW Edy
Road and ten Little Leaf Linden trees along SW Rychlich Court. The SZCDC
requires that root barriers be installed around Red Sunset Maple trees which are
planted as street trees. These trees have an anticipated mature canopy of 40
feet and the applicant has demonstrated how the trees can be spaced per their
expected mature canopy. The applicant has also shown forty Cleveland Norway
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Maple trees with along SW Nursery Way. These trees have a mature canopy
spread of 30 feet. The applicant has demonstrated that the trees can be spaced
appropriately based on the expected mature canopy spread.

The code allows for the spacing of street trees to exceed the expected mature
canopy of the street trees to accommodate driveways, street lights and other
utilities when there are no other reasonable locations. As these lots develop, the
street tree spacing may change. The final street tree spacing can be evaluated
by the planning department prior to occupancy of each lot.

FINDING: The applicant has shown that the spacing requirement can be
achieved. It is not clear if the spacing will be possible once driveways are
installed during construction of the lots. This standard can be met as conditioned
below.

RECOMMENDED CONDITION: Prior to occupancy, provide an updated street
tree plan showing all of the street trees meeting the spacing requirement after
determining the location of the driveways in the subdivision.

RECOMMENDED CONDITION: Prior to occupancy, plant the approved street
trees with a minimum trunk diameter of two (2) caliper inches which is measured
six inches above the soil line and a minimum of six feet tall.

RECOMMENDED CONDITION: Prior to occupancy, install a root barrier around
all Red Sunset Maple trees which are planted as street trees.

16.142.070.D.2. - Trees on Property Subject to Certain Land Use Applications
Required Tree Canopy - Residential Developments (Single Family Attached,
Single Family Detached and Two — Family)

Each net development site shall provide a variety of trees to achieve a
minimum total tree canopy of 40 percent. The canopy percentage is based
on the expected mature canopy of each tree by using the equation 1rr? to
calculate the expected square footage of canopy for each tree. The
expected mature canopy is counted for each tree regardless of an overlap
of multiple tree canopies.

The canopy requirement can be achieved by retaining existing trees or
planting new trees. Required street trees can be used toward the total on
site canopy required to meet this standard. The expected mature canopy
spread of the new trees will be counted toward the needed canopy cover. A
certified arborist or other qualified professional shall provide the estimated
tree canopy of the proposed trees to the planning department for review.

The applicant is proposing to remove 278 trees, 163 of which are healthy, in
order to accommodate the development and associated infrastructure. The
applicant submitted a preliminary tree which shows a variety of trees to achieve a
40 percent tree canopy. The applicant has proposed 61 street trees including
eleven Red Sunset Maple trees (40 foot canopy), ten Little Leaf Linden trees (40
foot canopy) and forty Cleveland Norway Maple trees (30 foot canopy).
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The applicant is also proposing to retain a mix of coniferous and deciduous trees
as outlined in the arborist’s report which is a part of Exhibit A. The retained trees
each count for double the expected mature canopy per tree. The total site area is
286,084 square feet. The net developable area is approximately 178,655 square
feet; therefore, the proposal must provide a minimum of 71,462 square feet of
canopy. The total expected tree canopy for the retained and proposed trees is
99,559 square feet. The mix of trees achieves a 56 percent canopy, which
exceeds the 40 percent minimum canopy requirement.

FINDING: As discussed above, this standard is met.

16.156.020 — Energy Conservation

A. Building Orientation - The maximum number of buildings feasible shall
receive sunlight sufficient for using solar energy systems for space,
water or industrial process heating or cooling. Buildings and vegetation
shall be sited with respect to each other and the topography of the site
so that unobstructed sunlight reaches the south wall of the greatest
possible number of buildings between the hours of 9:00 AM and 3:00
PM, Pacific Standard Time on December 21st.

B. Wind - The cooling effects of prevailing summer breezes and shading
vegetation shall be accounted for in site design. The extent solar access
to adjacent sites is not impaired vegetation shall be used to moderate
prevailing winter wind on the site.

(Ord. 91-922 § 3)

FINDING: The proposed lots are all over 5,000 square feet. It appears that the
orientation of the buildings and future vegetation will allow for energy conservation
to the extent practical. This standard is met.

conditions.

Decision

Based upon review of the applicant’s submittal information, review of the code, agency
comments and consideration of the applicant’s revised submittal, the City Council finds that the
proposed subdivision does not fully comply with the standards but can be conditioned, as
follows, to comply. The City Council has approved the application subject to the following

VL. CONDITIONS OF APPROVAL

A. General Conditions
1. Compliance with the Conditions of Approval is the responsibility of the

developer or its successor in interest.

2. Development and construction on the site shall conform substantially to the
preliminary plat development plans submitted by AKS Engineering and
dated 03/02/2012 except as modified in the conditions below, (and shall
conform specifically to final construction plans reviewed and approved by
the City Engineer, the Building Official, Clean Water Services, Tualatin
Valley Fire and Rescue, Tualatin Valley Water District and Washington
County). All plans shall comply with the applicable building, planning,
engineering and fire protection codes of the City of Sherwood.
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The developer is responsible for all costs associated with any remaining
public facility improvements and shall assure the construction of all public
streets and utilities within and adjacent to the plat as required by these
conditions of approval, to the plans, standards, and specifications of the City
of Sherwood. The developer shall also provide to the City financial
guarantees for construction of all public streets and utilities within and
adjacent to the plat, as required by the engineering compliance agreement.

This approval is valid for a period of two (2) years from the date of the
decision notice. Extensions may be granted by the City as afforded by the
Sherwood Zoning and Community Development Code.

Placement of construction trailers on the subject property shall require a
Temporary Use Permit per Section 16.86 of the SZCDC.

This approval does not negate the need to obtain permits, as appropriate
from other local, state or federal agencies, even if not specifically required
by this decision.

Retaining walls within public easements or the public right-of-way shall
require engineering approval. Retaining walls with a height of 4 feet or
higher located on private property will require a permit from the building
department.

Retaining walls great than four (4) feet in height shall have a geotechnical
engineer provide stamped design calculations and details drawings required
for retaining wall construction. The retaining wall details shall include at a
minimum; wall profile, wall cross section at highest point of wall, wall
reinforcing geotextile requirements, wall drainage system, and wall backfill
requirements. Retaining wall drainage systems shall either discharge to a
public storm drainage system, or discharge on-site in such a manner as to
not negatively impact adjacent downslope properties.

Prior to issuance of grading or erosion control permits from the
Building Department:

Obtain Building Department permits and approval for erosion control and
grading on private property and Engineering Department permits and
approval for all grading in the public right of way.

Obtain a 1200C Erosion Control Permit through the Building Department for
all the disturbed ground, both on and off site that is in excess of one acre in
addition to meeting all CWS Design and Construction Standards. The
applicant shall follow the latest requirements from DEQ and CWS for
NPDES 1200-C Permit submittals. A copy of the approved and signed
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permit shall be provided to the City prior to holding a pre-construction
meeting or commencing any construction activity.

Submit a tree protection plan showing how the trees to be retained will be
protected throughout the construction of the site.

Install tree protection fencing around trees to be retained on site. The tree
protection fencing shall be inspected and deemed appropriate by the
arborist to be reviewed by the Planning Department.

Any existing wells, septic systems and underground storage tanks shall be
abandoned in accordance with Oregon state law, inspected by the City
Plumbing Inspector and provide verification of such to the City Engineer.

A demolition permit shall be obtained from the Sherwood Building
Department prior to demolishing or moving any structures.

Submit a geotechnical report to the Building Department if required by the
Building Official.

. Prior to approval of the public improvement plans:

Submit engineering plans for all public improvements and/or connections to
public utilities (water, sewer, storm water, and streets) to the Sherwood
Engineering Department. The engineering plans shall conform to the design
standards of the City of Sherwood’s Engineering Department, Clean Water
Services, Tualatin Valley Water District, Tualatin Valley Fire & Rescue and
other applicable requirements and standards. The plans shall be in
substantial conformance with the utility plans dated 03/02/2012 and prepared
by AKS Engineering.

Submit to the Engineering Department for review and approval a final
stormwater report meeting design standards of both the City of Sherwood
and Clean Water Services.

Prior to public improvement plan approval, submit standard cross sections
showing street design and pavement dimensions to the Engineering
Department per the City of Sherwood Transportation System Plan, and City of
Sherwood's Engineering Design Manual

Submit public improvement plans that demonstrate the placement of all
existing and proposed utilities underground

. All public easement dedication documents must be submitted to the City for

review, signed by the City and the applicant, and recorded by the applicant
with the original or a certified copy of the recorded easements on file at the
City prior to release of the public improvement plans.

Submit the final plat for review to the Planning Department.
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D.

Prior to Approval of the Final Plat:

The submittal by the applicant for final plat review and approval shall include
but not be limited to the following: a final plat application; final plat review
fee; narrative identifying how the required conditions of approval have or will
be met; three copies of the final plat; and any other materials required to
demonstrate compliance with the conditions of approval.

The final plat shall show the following:
a. The Community Development Director as the City’s approving authority

within the signature block of the final plat.

b. A 15-foot wide public utility easement for any areas where a single public
utility line is located outside a public right-of-way with an increase of five
(5) feet for each additional utility line.

c. Private access easements, utility easements and/or special use
easements as required for the development of the site. A plat note shall
reference an easement and maintenance agreement or similar document,
to be recorded with the plat, for the joint maintenance of any common
private utility lines, common driveway improvements, or other common
amenity or perimeter fencing. The language of such plat note and
associated document shall be reviewed and approved by the Planning
Department.

Prior to final plat approval, the applicant shall provide the City a set of
engineered construction plans that demonstrate compliance with the TVFR
district standards for fire protection.

Prior to final plat approval, provide documentation, to be recorded with the
plat, dedicating Tract C and D to the City of Sherwood.

Submit verification of perpetual maintenance of the landscaped visual
corridor.

Submit revised plans that provide adequate turning radius, hydrant location,
fire flow, and adherance in compliance with TVF&R standards as verified by
an acceptance letter from TVF&R.

The public improvement plans must be approved and bonded for prior to the
City’s approval of the final plat.

Satisfy the conditions of the comments submitted by Washington County
dated May 29, 2012.

Prior to Issuance of a Building Permit:

Prior to issuance of any building permits, the public improvements must be
complete and accepted by the City Engineer, and the final plat(s) must be
recorded. An approval letter from the Engineering Department, accepting all
public improvements, shall be issued prior to issuance of building permits.
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Prior to issuance of building permits, all public and private utilities shall be
underground unless the utility provider has determined that the lines are too
large to place underground.

Prior to issuance of building permits, install a sign (at the applicant’s
expense), notifying the public of the intent to construct the future street
extension of SW Nursery Way. The sign shall read as follows: "This road will
be extended with future development. For more information contact the City
of Sherwood at 503-625-4202."

Prior to issuance of building permits, consistent with the preliminary landscape
plan, plant the visual corridor landscape materials.

Prior to Final Occupancy of the Subdivision:

. All public improvements shall be competed, inspected and approved, as

applicable, by the City, CWS, TVF & R, TVWD and other applicable
agencies.

Prior to occupancy, provide an updated street tree plan showing all of the
street trees meeting the spacing requirement after determining the location of
the driveways in the subdivision.

Prior to occupancy, plant the approved street trees with a minimum trunk
diameter of two (2) caliper inches which is measured six inches above the
soil line and a minimum of six feet tall.

Prior to occupancy, install a root barrier around all Red Sunset Maple trees
which are planted as street trees.

On-going Conditions

Joint mailbox facilities shall be installed prior to the City signing the Letter of
Acceptance for the development. Joint mailbox facilities must be installed per
U.S. Postal Service’s “Developers’ Guide to Centralized Box Units”. The
Developer shall provide a signed copy of the U.S. Postal Services “Mode of
Delivery Agreement”. Submittal of this agreement shall be required prior to a
pre-construction meeting taking place.

The developer shall coordinate location of garbage and recycling receptacles
with Pride Disposal.

The continual operation of the property shall comply with the applicable
requirements of the Sherwood Zoning and Community Development Code.

Comply with the Clean Water Services Service Provider Letter throughout the
development of the site.
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CTIEMMUOWP

Dust shall be controlled within the development during construction and shall
not be permitted to drift onto adjacent properties.

Noise shall be kept at the minimum level possible during construction. The
developer shall agree to aggressively ensure that all vehicles working in the
development shall have adequate and fully functioning sound suppression
devices installed and maintained at all times.

. All construction sites shall be maintained in a clean and sanitary condition at

all times. Construction debris, including food and drink waste, shall be
restricted from leaving the construction site through proper disposal
containers or construction fencing enclosures. Failure to comply with this
condition may result in a “Stop Work” order until deficiencies have been
corrected to the satisfaction of the Community Development.

City of Sherwood Ordinance 2012-003 amended SZCDC 16.142.070
regarding tree mitigation. This application applied SZCDC 16.142.070 as
amended by Ordinance 2012-003. The ordinance is on appeal to the Oregon
Land Use Board of Appeals at the time of this decision. If Ordinance 2012-
003 is reversed or remanded, the applicant shall comply with the tree
mitigation standards in effect prior to the adoption of Ordinance 2012-003.

VIIl.  Exhibits

Applicant’s submittal with narrative and supporting documents dated

Applicant revisions dated May 31, 2012

Letter from TVF&R dated May 8, 2012

Letter from CWS dated June 15, 2012

Engineering comments dated June 15, 2012 regarding a revised traffic study.
Comments from Washington County DLUT dated May 29, 2012.

Area 59 Elementary and Middle School discussion regarding IP zone interpretation
Letter from Erica Van Ess dated June 17, 2012

Letter from Mike and Kim Fletcher dated June 22, 2012

Letter from Phillip and Heather Riggs dated June 25, 2012

The subdivision approval is valid for a period of two (2) years from the date of the
decision, per Section 16.120.050.

APPEAL

This decision is final and becomes effective 30 days from July 17, 2012. Appeals
of this decision must be made to the Oregon Land Use Board of appeals within 21 days
of the date of the decision.

End
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ENGINEERING & FORESTRY

A LAND USE APPLICATION FOR A
ZONING MAP AMENDMENT AND
‘RENAISSANCE AT RYCHLICK FARM’ SUBDIVISION

PROPOSAL: ZONING MAP AMENDMENT AND 26 LOT SUBDIVISION

SUBMITTED TO: CITY OF SHERWOOD
PLANNING DEPARTMENT
22560 SW PINE STREET
SHERWOOD, OR 97140

APPLICANT: RENAISSANCE DEVELOPMENT
16771 BOONES FERRY ROAD
LAKE OSWEGO, OR 97035

OWNER: FRANK J. RYCHLICK REVOCABLE TRUST
17806 SW EDY RoAD
SHERWOOD, OR 97140

APPLICANT’S AKS ENGINEERING & FORESTRY, LLC
REPRESENTATIVE: 13910 SW GALBREATH DRIVE, SUITE 100
SHERWOOD, OR 97140
CONTACT(S): MONTY HURLEY (MONTY@AKS-ENG.COM)
PHONE: (503) 925-8799
FAX: (503) 925-8969
WEB: WWW.AKS-ENG.COM

SITE LOCATION: SOUTH SIDE OF SW EDY ROAD, APPROXIMATELY
100 FEET WEST OF SW BEDSTRAW TERRACE

ASSESSOR’S INFORMATION: WASHINGTON COUNTY 251 29D 300
SITE SIZE: +/-6.57/ ACRES

ZONING MAP DESIGNATION: SPLIT ZONING (MDRL / IP)

RENAISSANCE AT RYCHLICK FARM SUBDIVISION MAY 2012
CITY OF SHERWOOD

EXHIBIT A
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ENGINEERING & FORESTRY

I. EXECUTIVE SUMMARY

The Rychlick property is located on the west side of Sherwood, south of SW Edy Road, and north of
Laurel Ridge Middle School. The property was brought into the Urban Growth Boundary by Metro in
2002, as part of a +/- 85 acre expansion, known as Area 59. Concept planning commenced in 2004 and
was completed in 2007 with the adoption of Ordinance 2006-018, which included a Concept Plan for the
area.

Renaissance Development is seeking approval to establish a new high quality single-family residential
community on the +/- 6.57 acre Rychlick property. This application has been prepared and submitted in
order to obtain approvals from the City that are necessary for the project to move forward from concept
to reality. This application includes documentation establishing that all applicable City review criteria
are met. Therefore, the City can and should approve the application. Approval of this application
benefits the City of Sherwood in multiple ways, including but not limited to the following:

e The project will provide needed housing opportunities to the City of Sherwood. As a result of the
recent economic recession, the City lacks a sufficient reserve of residential building lots for new
home construction. This project will meet this existing market demand of potential homebuyers
looking to locate and become residents of the City of Sherwood and seeking a new home.

e The average lot size for the project will be +/- 6,871 square feet, which easily exceeds the minimum
lot size requirement while still being compact enough to satisfy minimum densities.

e The project will provide a significant amount of open space (over 10,000 square feet) and visual
corridor landscaping along SW Edy Road. A portion of the open space will be enhanced to protect
and preserve natural resources while another portion is proposed to be dedicated to the City for
open space. Together these areas will provide separation and buffering of the future homes from
the roadway.

e The project includes a new public street that will, upon completion, provide an additional means of
convenient access for pedestrians, bicyclists, and automobile drivers to the adjacent school sites.

e The project is responsive to neighborhood desires and includes proposed screening, in the form of
new landscaping to complement existing trees being preserved along the property’s eastern
boundary adjoining the existing Miller’s Landing Subdivision.

e The proposed Zoning Map Amendment corrects the undesirable split zoning that the property
currently has by designating the entire property Medium Density Residential (MDRL). This is
consistent with the Concept Plan adopted for the area in 2007 and the fact that the Sherwood
School District did not purchase this land. The MDRL zone provides for residential uses and
densities that are similar to (single family detached homes) and compatible with existing
surrounding development.
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I[I. PROPERTY HISTORY / PROJECT DESCRIPTION

The Rychlick property, at 17806 SW Edy Road, has been in the Rychlick-Rupprecht family for over 70
years. In 1941, August and Alma Rupprecht, purchased the approximately 54 acre farm from the Pacific
Coast Joint Stock Land Bank of Portland. In 1952, Frank and Edith (Rupprecht) Rychlick, purchased 2
aces in the NE corner of the Rupprecht farm and began building the home that is currently located on
the site. In 1960, Frank and Edith purchased an additional 13 acres from August and Alma in the NW
corner of the farm, adjacent to the initial 2 acres they had purchased. The remainder of the Rupprecht
farm was sold to Charles Handley, which is now part of the present day Wyndham Ridge development.

Frank and Edith Rychlick were lifelong residents of the Sherwood - Tualatin area. Frank Rychlick, was
born in 1922 in a house that still stands across from the present day Tualatin High School. Edith
Rupprecht (Rychlick), was born in 1928 in the (Sterns) house that is located next to the Sherwood Police
Department. The property that the police station was built on was owned in the 1920's by George and
Clara Rupprecht. Frank and Edith Rychlick graduated from Sherwood High School, and were married in
Sherwood, at St. Paul Lutheran Church in 1951. As described above, they began building their house on
the property in 1952 and went on to raise a family and make a home there for nearly 55 years.

The Rychlick property currently is comprised of a single +/- 6.57 acre legal lot that is designated with
split Medium Density Residential (MDRL) and IP City of Sherwood Zoning. The property was part of a +/-
85 acre urban growth boundary expansion that was approved in 2002. The split zoning is a result of
zoning designations being applied to the property that were not consistent with the adopted 2007
Concept Plan. Approval of this application eliminates the split zoning by designating the entire property
MDRL, which provides for residential uses and densities that are similar to and compatible with existing
surrounding development on adjacent properties to the east, and is consistent with the general
mapping provided in the 2007 Concept Plan.

Approval of this application also results in the creation of 26 lots with an average of +/- 6,871 square
feet for future single family homes, two large open space tracts, and a new public street, that when
connected to the west, will provide another means of local vehicular and pedestrian access to the
adjacent Laurel Ridge Middle School and Edy Ridge Elementary School. All lots will be provided with
public sanitary sewer, water, and storm sewer services in addition to power, natural gas, cable, and
telecommunication utilities (including the infrastructure necessary to support Sherwood Broadband).

One of the open space tracts will preserve and protect an existing drainage that traverses the northwest
corner of the site. Buffers (vegetated corridors) adjacent to the drainageway will be enhanced by the
removal of noxious species (i.e. Himalayan blackberries) and replanting with native landscape species.
Together with the proposed stormwater facility (vegetated swale), these enhancement activities assure
that water quality in the basin will be improved by the project. The other open space tract is proposed to
be dedicated to the City of Sherwood. This area could potentially be used for future park use or to
remain as natural open space. Together, these open space areas, along with the proposed visual corridor
improvements provide a significant vegetated buffer between the future homes and SW Edy Road.

Right-of-way dedication is proposed along SW Edy Road to accommodate public improvements that are
proposed to accompany the project. The proposed improvements include street widening with a curb
and gutter section, together with a concrete sidewalk along the property’s frontage on SW Edy Road.
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These improvements will allow for improved vehicular, pedestrian, and bicycle access to offset related
project impacts.

Finally, a neighborhood meeting was held on January 5™ 2012 at the Sherwood Senior Center. At the
meeting, a conceptual layout for the project was shown, and the project proposal was discussed. Many
topics were covered at the meeting but a strong desire for a screen and buffer was indicated by several
neighbors to the east. In response to these concerns, the proposal has been modified to include trees
to be planted along the eastern property line to complement existing trees located in this area that will
be preserved.

II. SITE AND SURROUNDING AREA

SUBJECT PROPERTY

The Rychlick property is comprised of a single +/- 6.57 acre legal lot that is designated with split
Medium Density Residential (MDRL) and IP City of Sherwood Zoning. It is located on the south
side of SW Edy Road, approximately 100 feet west of SW Bedstraw Terrace. The property
varies topographically from a relatively flat bench in the southern portion of the site, to a ravine
that slopes to an existing drainageway. Currently, the property supports an existing home and
several outbuildings.

SURROUNDING AREA

North. SW Edy Road is located to the north. This is a collector street within the permitting and
maintenance jurisdiction of Washington County.

South. The Laurel Ridge Middle School is located to the south. The property directly abuts
tennis courts and ballfields. This property is zoned IP.

East. The existing Miller’s Landing Subdivision is located to the east. This residential area is
zoned PUD-LDR.

West. A +/-5.08 acre property that is improved with a house is located to the west. This
property is zoned MDRL.

[ll. PROJECT DETAILS

The Rychlick property is comprised of a single legal lot, approximately 6.57 acres in area that is
designated with split Medium Density Residential MDRL and IP City of Sherwood Zoning. The property
was part of a +/- 85 acre urban growth boundary expansion that occurred in 2002. The split zoning is a
result of zoning designations being applied to the property that were not consistent with the adopted
2007 Concept Plan. Approval of this application eliminates the split zoning by designating the entire
property MDRL, which is the same zone as exists on adjacent properties to the east, and is consistent
with the general mapping provided in the 2007 Concept Plan.
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Approval of this application also results in the creation of 26 lots with an average of +/- 6,871 square
feet for future single family homes, two large open space tracts, and a new public street, that when
connected to the west, will provide another means of vehicular and pedestrian access to the adjacent
Laurel Ridge Middle School and Edy Ridge Elementary School. All lots will be provided with public
sanitary sewer, water, and storm sewer services in addition to power, natural gas, and
telecommunications (including the infrastructure necessary to support Sherwood Broadband).

One of the open space tracts will preserve and protect an existing drainage that traverses the northwest
corner of the site. Buffers (vegetated corridors) adjacent to the drainageway will be enhanced by the
removal of noxious species (i.e. Himalayan blackberries) and replanting with native landscape species.
Together with the proposed stormwater facility (vegetated swale), these enhancement activities assure
that water quality in the basin will be improved by the project. The other open space tract is proposed
to be dedicated to the City of Sherwood. This area could potentially be used for future park use or to
remain as natural open space. Together, these open space areas, along with the proposed visual
corridor improvements provide a buffer between the future homes and SW Edy Road.

Right-of-way dedication is proposed along SW Edy Road to accommodate public improvements that are
proposed to accompany the project. The proposed improvements include street widening with a curb
and gutter section, together with a concrete sidewalk along the property’s frontage on SW Edy Road.
These improvements will allow for improved vehicular, pedestrian, and bicycle access to offset related
project impacts.

Finally, a neighborhood meeting was held on January 5™ 2012 at the Sherwood Senior Center. At the
meeting, a conceptual layout for the project was shown and project proposal was discussed. Many topics
were covered at the meeting but a strong desire for a buffer was indicated by several neighbors to the
east. In response to these concerns, the proposal has been modified to include trees to be planted along
the eastern property line to complement existing trees located in this area that will be preserved.

[lI. APPLICABLE REVIEW CRITERIA

Division Il - Land Use and Development
Chapter 16.12 — Residential Land Use Districts
16.12.010 — Purpose and Density Requirements
Medium Density Residential (MDRL)

C. The MDRL zoning district provides for single-family and two-family housing, manufactured housing and other
related uses with a density of 5.6 to 8 dwelling units per acre. Minor land partitions shall be exempt from the
minimum density requirements.

RESPONSE: The subject property is currently split zoned with the majority of the property being
designated MDRL and a portion of the property zoned IP. As described later in this written statement, a
Zoning Map Amendment is sought to fix the split zone designation and designate the entire 6.57 acre
property MDRL. The proposed subdivision encompasses the entire acre property. As shown on the
preliminary plans, the net buildable acreage for the property after right-of-way / public area dedication
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and deduction of the drainageway and vegetated corridor is 4.33 acres. The resultant density for the
project is 6 units per acre. This is within the minimum and maximum density parameters for the
property.

16.12.020. - Allowed Residential Land Uses
A. Residential Land Uses

The table below identifies the land uses that are allowed in the Residential Districts. The specific land use categories
are described and defined in Chapter 16.10.

RESPONSE: The application proposes a 26 lot subdivision for the siting of future individual single-family
detached dwelling units. This is a permitted use in the MDRL Zoning District.

16.12.030 - Residential Land Use Development Standards

RESPONSE: As shown on the preliminary plat, each lots has at least 25 feet of width at the front
property line, 50 feet of width at the building line, and 80 feet of lot depth. Future dwelling units will
comply with all required setbacks and height limitations included within this section.

Chapter 16.36 — Institutional and Public (IP)

RESPONSE: The subject property is currently split zoned with the majority of the property being
designated MDRL and a portion of the property zoned IP. As described later in this written statement, a
Zoning Map Amendment is sought to fix the split zone designation and designate the entire 6.57 acre
property MDRL.

16.58.010 - Clear Vision Areas

A. Aclear vision area shall be maintained on the corners of all property at the intersection of two (2) streets,
intersection of a street with a railroad, or intersection of a street with an alley or private driveway.

B. Aclear vision area shall consist of a triangular area, two (2) sides of which are lot lines measured from the
corner intersection of the street lot lines for a distance specified in this regulation; or, where the lot lines have
rounded corners, the lot lines extended in a straight line to a point of intersection, and so measured, and the
third side of which is a line across the corner of the lot joining the non-intersecting ends of the other two (2)
sides. (Ord. 86851 § 3)

C. Aclear vision area shall contain no planting, sight obscuring fence, wall, structure, or temporary or permanent
obstruction exceeding two and one-half (2-1/2) feet in height, measured from the top of the curb, or where no
curb exists, from the established street center line grade, except that trees exceeding this height may be
located in this area, provided all branches and foliage are removed to the height of seven (7) feet above the
ground.

The following requirements shall govern clear vision areas:
1. Inall zones, the minimum distance shall be twenty (20) feet.

2. Inall zones, the minimum distance from corner curb to any driveway shall be twenty-five(25) feet.

3. Where no setbacks are required, buildings may be constructed within the clear vision area.
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RESPONSE: As shown on the preliminary plans, there are no existing (to remain) or proposed structural
or screening impediments to clear vision.

Division Ill. - Administrative Procedures

Chapter 16.70 — General Provisions

16.70.010 - Pre-Application Conference

Pre-application conferences are encouraged and shall be scheduled to provide applicants with the informational
and procedural requirements of this Code; to exchange information regarding applicable policies, goals and
standards of the Comprehensive Plan; to provide technical and design assistance; and to identify opportunities and
constraints for a proposed land use action. An applicant may apply at one time for all permits or zone changes
needed for a development project as determined in the pre-application conference.

RESPONSE: A pre-application conference was held at City Hall on December 12, 2011.

16.70.20- Neighborhood Meeting

The purpose of the neighborhood meeting is to solicit input and exchange information about the proposed
development.

B. Applicants of Type Ill, IV and V applications are required to hold a meeting, at a public location for with
adjacent property owners and recognized neighborhood organizations that are within 1,000 feet of the subject
application, prior to submitting their application to the City. Affidavits of mailing, sign-in sheets and a
summary of the meeting notes shall be included with the application when submitted. Applicants for Type Il
land use action are encouraged, but not required to hold a neighborhood meeting.

RESPONSE: A duly noticed neighborhood meeting was held at the Sherwood Senior Center on January
5, 2012.

16.70.030 - Application Requirements

RESPONSE: All items listed in this section, as required on the City checklist, and as summarized in the
City’s pre-application conference notes are included in the application materials.

Division IV. — Planning Procedures
Chapter 16.80 — Plan Amendments
16.80.010 - Initiation of Amendments

An amendment to the City Zoning Map or text of the Comprehensive Plan may be initiated by the Council,
Commission, or an owner of property within the City.

RESPONSE: This amendment to the City Zoning Map is being initiated by the owner of the property.
16.80.020 - Amendment Procedures

Zoning Map or Text Amendment

A. Application - An application for a Zoning Map or text amendment shall be on forms provided by the City and
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shall be accompanied by a fee pursuant to Section 16.74.010

RESPONSE: A completed and signed City Land Use Application form and appropriate fee are included in
the submittal materials.

B. Public Notice - Public notice shall be given pursuant to Chapter 16.72

RESPONSE: The City will provide public notice as is required by the City of Sherwood Zoning and
Community Development Code and by Statute.

C. Commission Review - The Commission shall conduct a public hearing on the proposed amendment and provide
a report and recommendation to the Council. The decision of the Commission shall include findings as required
in Section 16.80.030

D. Council Review - Upon receipt of a report and recommendation from the Commission, the Council shall conduct
a public hearing. The Council's decision shall include findings as required in Section 16.80.030. Approval of the
request shall be in the form of an ordinance.

RESPONSE: All appropriate public hearings will be held.
16.80.030 - Review Criteria
A. Map Amendment

An amendment to the City Zoning Map may be granted, provided that the proposal satisfies all applicable
requirements of the adopted Sherwood Comprehensive Plan, the Transportation System Plan and this Code,
and that:

1. The proposed amendment is consistent with the goals and policies of the Comprehensive Plan and the
Transportation System Plan.

2. There is an existing and demonstrable need for the particular uses and zoning proposed, taking into
account the importance of such uses to the economy of the City, the existing market demand for any
goods or services which such uses will provide, the presence or absence and location of other such uses or
similar uses in the area, and the general public good.

3. The proposed amendment is timely, considering the pattern of development in the area, surrounding land
uses, any changes which may have occurred in the neighborhood or community to warrant the proposed
amendment, and the availability of utilities and services to serve all potential uses in the proposed zoning
district.

4. Other lands in the City already zoned for the proposed uses are either unavailable or unsuitable for
immediate development due to location, size or other factors.

RESPONSE: The Rychlick property was brought into the Urban Growth Boundary by Metro in 2002, as
part of a +/- 85 acre expansion, known as Area 59. Concept planning commenced in 2004 and was
completed in 2007 with the adoption of Ordinance 2006-018, which included a Concept Plan for the
area. A copy of the adopted concept plan with the current property lines (outlined in purple) is shown
on the following map.
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INSERT CONCEPT PLAN HERE
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The adopted concept plan showed the majority of the property being MDRL and “open space”. Smaller
portions of the site are shown with the IP designation or “park”. The City does not have an “open
space” zone rather, properties with environmental resources, such as the subject property, are subject
to the standards listed in Division VIII — Environmental Resources. These requirements are addressed
later in this written statement and more specifically, by the Natural Resources Report, prepared by
SWCA Environmental Consultants, included with the submittal materials. The City also does not have a
“park” zone. Open space is required for certain types of applications, such as subdivisions, and these
standards are also included in Division VIII — Environmental Resources.

The zoning map for the property depicts a split zone with the northerly +/- % of the property zoned
MDRL and “open space” and the southerly +/- % of the property zoned IP. Based on meetings with City
Staff, it is our understanding that a mapping error has occurred and that zoning has been applied to the
property in a manner that is inconsistent with the adopted Concept Plan and the City of Sherwood
Zoning and Community Development Code. These types of mapping errors are typically corrected by
the City, when discovered. However, in this case, as was discussed at the pre-application conference,
the applicant is submitting the application to correct and remedy the mapping discrepancies by
designating the entire property MDRL.

Because the mapping is consistent with the adopted concept plan, the proposed zoning map
amendment is consistent with the findings adopted in 2007 with the adoption of Ordinance 2006-018.
Those findings are included herein by reference.

C. Transportation Planning Rule Consistency

1. Review of plan and text amendment applications for effect on transportation facilities. Proposals shall be
reviewed to determine whether it significantly affects a transportation facility, in accordance with OAR
660-12-0060 (the TPR). Review is required when a development application includes a proposed
amendment to the Comprehensive Plan or changes to land use regulations.

2. "Significant" means that the transportation facility would change the functional classification of an
existing or planned transportation facility, change the standards implementing a functional classification,
allow types of land use, allow types or levels of land use that would result in levels of travel or access that
are inconsistent with the functional classification of a transportation facility, or would reduce the level of
service of the facility below the minimum level identified on the Transportation System Plan.

3. Per OAR 660-12-0060, Amendments to the Comprehensive Plan or changes to land use regulations which
significantly affect a transportation facility shall assure that allowed land uses are consistent with the
function, capacity, and level of service of the facility identified in the Transportation System Plan. This shall
be accomplished by one of the following:

a. Limiting allowed uses to be consistent with the planned function of the transportation facility.

b. Amending the Transportation System Plan to ensure that existing, improved, or new transportation
facilities are adequate to support the proposed land uses.

c. Altering land use designations, densities or design requirements to reduce demand for automobile
travel and meet travel needs through other modes.

RESPONSE: In addition to being a zoning map correction, the proposal complies with the requirements
of this section and the TPR. Please refer to the TPR Analysis provided with the application materials for
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information regarding compliance with the State Transportation Planning Rule and the listed Zoning
Code standards.

Division V — Community Design
Chapter 16.94 - Off-Street Parking and Loading

RESPONSE: Section 16.94.020 requires one off-street parking space per each future dwelling unit. This
requirement will be met through a combination of future driveways and garages that will be provided
for each new home. This standard is met.

Division VI — Public Infrastructure

Chapter 16.106 - Transportation Facilities

16.106.020 - Required Improvements

A. Generally
Except as otherwise provided, all developments containing or abutting an existing or proposed street, that is
either unimproved or substandard in right-of-way width or improvement, shall dedicate the necessary right-of-
way prior to the issuance of building permits and/or complete acceptable improvements prior to issuance of
occupancy permits. The following figure provides the depiction of the functional classification of the street

network as found in the Transportation System Plan, Figure 8-1.

RESPONSE: Appropriate amounts of right-of-way are proposed to be dedicated along SW Edy Road, SW
Nursery Way, and SW Rychlick Court as shown on the preliminary plat. This standard is met.

B. Existing Streets

Except as otherwise provided, when a development abuts an existing street, the improvements requirement
shall apply to that portion of the street right-of-way located between the centerline of the right-of-way and the
property line of the lot proposed for development. In no event shall a required street improvement for an
existing street exceed a pavement width of thirty (30) feet.

RESPONSE: The property fronts on one existing street, SW Edy Road. As shown on the preliminary
plans, improvements are proposed along the property’s frontage on SW Edy Road. This standard is met.

C. Proposed Streets

1. Except as otherwise provided, when a development includes or abuts a proposed street, in no event shall
the required street improvement exceed a pavement width of forty (40) feet.

RESPONSE: SW Nursery Way is proposed with a paved width of 28 feet, consistent with the local street
section prescribed in Section 16.106.010.A. This standard is met.
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2. Half Streets: When a half street is created, a minimum of 22 feet of driving surface shall be provided by the
developer.

RESPONSE: An appropriate half-street improvement, as discussed with City and Washington County
staff is proposed to be provided along the property’s frontage of SW Edy Road. These improvements
are shown on the preliminary plans. This standard is met.

D. Extent of Improvements

1. Streets required pursuant to this Chapter shall be dedicated and improved consistent with Chapter 6 of the
Community Development Plan, the TSP and applicable City specifications included in the City of Sherwood
Construction Standards. Streets shall include curbs, sidewalks, catch basins, street lights, and street trees.
Improvements shall also include any bikeways designated on the Transportation System Plan map.
Applicant may be required to dedicate land for required public improvements only when the exaction is
directly related to and roughly proportional to the impact of the development.

2. Ifthe applicant is required to provide street improvements, the City Engineer may accept a future
improvements guarantee in lieu of street improvements if one or more of the following conditions exist, as
determined by the City:

RESPONSE: Appropriate street improvements, as required by this and other sections of the City of
Sherwood Zoning and Community Development Code are proposed as shown in the preliminary plans.
This standard is met.

B. Street Connectivity and Future Street Systems

1. Future Street Systems. The arrangement of public streets shall provide for the continuation and
establishment of future street systems as shown on the Local Street Connectivity Map contained in the
adopted Transportation System Plan (Figure 8-8).

RESPONSE: A local street connection is proposed through the site as shown on the preliminary plans. It
is consistent with the adopted concept plan and is therefore consistent with the Local Street
Connectivity Map contained in the adopted City Transportation System Plan.

2. Connectivity Map Required. New residential, commercial, and mixed use development involving the
construction of new streets shall be submitted with a site plan that implements, responds to and expands
on the Local Street Connectivity map contained in the TSP.

RESPONSE: A preliminary circulation analysis, showing local street connectivity, is included in the
preliminary plans. This submittal requirement is met.

a. A projectis deemed to be consistent with the Local Street Connectivity map when it provides a street
connection in the general vicinity of the connection(s) shown on the map, or where such connection is
not practicable due to topography or other physical constraints; it shall provide an alternate
connection approved by the decision-maker.

b. Where a developer does not control all of the land that is necessary to complete a planned street
connection, the development shall provide for as much of the designated connection as practicable
and not prevent the street from continuing in the future.
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c. Where a development is disproportionately impacted by a required street connection, or it provides
more than its proportionate share of street improvements along property line (i.e., by building more
than 3/4 width street), the developer shall be entitled to System Development charge credits, as
determined by the City Engineer.

RESPONSE: A local street connection is proposed through the site as shown on the preliminary plans. It
is consistent with the adopted concept plan and is therefore consistent with the Local Street
Connectivity Map contained in the adopted City Transportation System Plan. Therefore, this standard is
met.

3. Block Length. For new streets except arterials, block length shall not exceed 530 feet. The length of blocks
adjacent to arterials shall not exceed 1,800 feet.

RESPONSE: As shown on the preliminary plans, no block length is proposed that exceeds 530 feet.
Therefore, this standard is met.

4. Where streets must cross water features identified in Title 3 of the Urban Growth Management Functional
Plan (UGMFP), provide crossings at an average spacing of 800 to 1,200 feet, unless habitat quality or
length of crossing prevents a full street connection.

RESPONSE: As shown on the preliminary plans, care has been taken to provide street alignments that
do not cross any Title 3 protected water features. Therefore, this standard is met.

5. Where full street connections over water features identified in Title 3 of the UGMFP cannot be constructed
in centers, main streets and station communities (including direct connections from adjacent
neighborhoods), or spacing of full street crossings exceeds 1,200 feet, provide bicycle and pedestrian
crossings at an average spacing of 530 feet, unless exceptional habitat quality or length of crossing
prevents a connection.

RESPONSE: Pedestrian / bicycle facilities are not required to cross any Title 3 protected water features
because the block length created by the proposed public street does not exceed 1,200 feet. Therefore,
this standard does not apply.

6. Pedestrian and Bicycle Connectivity. Paved bike and pedestrian accessways consistent with cross section
standards in Figure 8-6 of the TSP shall be provided on public easements or right- of-way when full street
connections are not possible, with spacing between connections of no more than 300 feet. Multi-use paths
shall be built according to the Pedestrian and Bike Master Plans in the adopted TSP.

RESPONSE: No trails or pathways are shown as being required by the City TSP. However, as discussed
with City staff at the pre-application conference, a pedestrian path is proposed in the southwestern
portion of the property adjacent to the school property. Consistent with the adopted concept plan for
the area, this pathway could be extended through the school site (east of the tennis courts and north of
the ball fields and track) if deemed desirable by the school. A conceptual circulation plan is included in
the preliminary plans that illustrate this potential future connection. This standard is met.

C. Underground Utilities

All public and private underground utilities, including sanitary sewers and storm water drains, shall be
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constructed prior to the surfacing of streets. Stubs for service connections shall be long enough to avoid
disturbing the street improvements when service connections are made.

RESPONSE: New utilities will be underground as required by this section.

D. Additional Setbacks

Generally additional setbacks apply when the width of a street right-of-way abutting a development is less
than the standard width under the functional classifications in Section VI of the Community Development Plan.
Additional setbacks are intended to provide unobstructed area for future street right-of-way dedication and
improvements, in conformance with Section VI. Additional setbacks shall be measured at right angles from the
centerline of the street.

RESPONSE: As shown on the preliminary plans, all necessary right-of-way dedication is proposed to be
dedicated. Therefore, this standard does not apply.

16.106.040 - Design

Standard cross sections showing street design and pavement dimensions are located in the City of Sherwood
Transportation System Plan, and City of Sherwood's Engineering Design Manual.

A. Reserve Strips

Reserve strips or street plugs controlling access or extensions to streets are not allowed unless necessary for
the protection of the public welfare or of substantial property rights. All reserve strips shall be dedicated to the
appropriate jurisdiction that maintains the street.

RESPONSE: A reserve strip can be provided at the temporary street stub terminus, if desired by the City.
This standard is met.

B. Alignment

All proposed streets shall, as far as practicable, be in alignment with existing streets. In no case shall the
staggering of streets create a "T" intersection or a dangerous condition. Street offsets of less than one hundred
(100) feet are not allowed.

RESPONSE: As shown on the preliminary plans, staggering of streets is not proposed. As shown on the
preliminary plans, the proposed street access is located in excess of 150 feet from the nearest existing
street intersection. Street offsets less than 100 feet are not proposed. Therefore, this standard is met.

C. Future Extension

Where necessary to access or permit future subdivision or development of adjoining land, streets shall extend
to the boundary of the proposed development and provide the required roadway width. Dead-end streets less
than 100'in length shall comply with the Engineering Design Manual.

A durable sign shall be installed at the applicant's expense. The sign shall notify the public of the intent to
construct future streets. The sign shall read as follows: "This road will be extended with future development.
For more information contact the City of Sherwood at 503-625-4202."
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RESPONSE: As shown on the preliminary plans, the public street is proposed to be extended to the
site’s western boundary. If and when the abutting property develops, the street connection can be
established at that time. As shown on the preliminary plans, the proposed street complies with the
Engineering Design Manual and will include a sign, as required above, at its temporary terminus. This
standard is met.

D. Intersection Angles

Streets shall intersect as near to ninety (90) degree angles as practical, except where topography requires a
lesser angle. In all cases, the applicant shall comply with the Engineering Design Manual.

RESPONSE: As shown on the preliminary plans, all street intersections intersect at or as near to 90
degree angles as is practical. This standard is met.

E. Cul-de-sacs

1. All cul-de-sacs shall be used only when exceptional topographical constraints, existing development
patterns, or compliance with other standards in this code preclude a street extension and circulation. A
cul-de-sac shall not be more than two hundred (200) feet in length and shall not provide access to more
than 25 dwelling units.

2. All cul-de-sacs shall terminate with a turnaround in accordance with the specifications in the Engineering
Design Manual. The radius of circular turnarounds may be larger when they contain a landscaped island,
parking bay in their center, Tualatin Valley Fire and Rescue submits a written request, or an industrial use
requires a larger turnaround for truck access.

3. Public easements, tracts, or right-of-way shall provide paved pedestrian and bicycle access ways at least 6
feet wide where a cul-de-sac or dead-end street is planned, to connect the ends of the streets together,
connect to other streets, or connect to other existing or planned developments in accordance with the
standards of this Chapter, the TSP, the Engineering Design Manual or other provisions identified in this
Code for the preservation of trees.

RESPONSE: As shown on the preliminary plans, the development pattern created by the existing school
site to the south precludes a street extension to the south. The cul-de-sac is less than 200 feet in length
and serves less than 25 dwelling units and is designed in accordance with the Engineering Design
Manual. Consistent with the adopted Concept Plan, a separate, more appropriate location for a
pedestrian connection to the school site is shown on the preliminary plans. These standards are met.

F. Grades and Curves
Grades shall be evaluated by the City Engineer and comply with the Engineering Design Manual.

RESPONSE: As shown on the preliminary plans, the grades of the proposed streets complies with the
requirements of the engineering design manual. This standard is met.

G. Streets Adjacent to Railroads

Streets adjacent to railroads shall run approximately parallel to the railroad and be separated by a distance
suitable to allow landscaping and buffering between the street and railroad. Due consideration shall be given
at cross streets for the minimum distance required for future grade separations and to provide sufficient depth
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to allow screening of the railroad.

RESPONSE: The property does not propose streets adjacent to any railroad. Therefore, this standard
does not apply.

H. Buffering of Major Streets

Where a development abuts Highway 99W, or an existing or proposed principal arterial, arterial or collector
street, or neighborhood route, adequate protection for residential properties shall be provided and through
and local traffic shall be separated and traffic conflicts minimized. In addition, visual corridors pursuant to
Section 16.142.030, and all applicable access provisions of Chapter 16.96, shall be met. Buffering may be
achieved by: parallel access streets, lots of extra depth abutting the major street with frontage along another
street, or other treatment suitable to meet the objectives of this Code.

RESPONSE: The property abuts SW Edy Road, a Washington County collector street. As required by this
section, buffering is proposed along the site’s frontage of SW Edy Road through a combination of open
space, a vegetated corridor, and/or a visual corridor. This standard is met.

I.  Median Islands

As illustrated in the adopted Transportation System Plan, Chapter 8, median islands may be required on
arterial or collector streets for the purpose of controlling access, providing pedestrian safety or for aesthetic
purposes.

RESPONSE: Median islands are neither necessary nor proposed along the site’s frontage of SW Edy
Road. Therefore, this standard does not apply.

J.  Transit Facilities

Development along an existing or proposed transit route, as illustrated in Figure 7-2 in the TSP, is required to
provide areas and facilities for bus turnouts, shelters, and other transit-related facilities to Tri-Met
specifications. Transit facilities shall also meet the following requirements:

RESPONSE: The property is not located along an existing or proposed transit route. Therefore, this
standard does not apply.

K. Traffic Controls

1. An application for a proposed residential development that will generate more than an estimated 200
average daily vehicle trips (ADT) must include a traffic impact analysis to determine the number and types
of traffic controls necessary to accommodate anticipated traffic flow.

RESPONSE: A traffic impact analysis is included in the application materials. The analysis determined
that no traffic controls were necessary.

L. Traffic Calming

RESPONSE: The preliminary plans show that the same City standard local street section that currently
exists to the west for SW Nursery Way (completed with recent school construction) is proposed to be
extended through this property. Consistent with this existing street, traffic calming measures are not
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warranted or proposed. Therefore, these standards do not apply.
M. Vehicular Access Management

All developments shall have legal access to a public road. Access onto public streets shall be permitted upon
demonstration of compliance with the provisions of adopted street standards in the Engineering Design
Manual.

1. Measurement: See the following access diagram where R/W = Right-of-Way; and P.I. = Point-of-
Intersection where P.1. shall be located based upon a 90 degree angle of intersection between ultimate
right-of-way lines.

a. Minimum right-of-way radius at intersections shall conform to city standards.

b. All minimum distances stated in the following sections shall be governed by sight distance
requirements according to the Engineering Design Manual.

c. All minimum distances stated in the following sections shall be measured to the nearest easement line
of the access or edge of travel lane of the access on both sides of the road.

d. All minimum distances between accesses shall be measured from existing or approved accesses on
both sides of the road.

e. Minimum spacing between driveways shall be measured from Point "C" to Point "C" as shown below:
2. Roadway Access

No use will be permitted to have direct access to a street or road except as specified below. Access spacing
shall be measured from existing or approved accesses on either side of a street or road. The lowest
functional classification street available to the legal lot, including alleys within a public easement, shall
take precedence for new access points.

c. Collectors:

All commercial, industrial and institutional uses with one-hundred-fifty (150) feet or more of frontage
will be permitted direct access to a Collector. Uses with less than one-hundred-fifty (150) feet of
frontage shall not be permitted direct access to Collectors unless no other alternative exists.

Where joint access is available it shall be used, provided that such use is consistent with Section
16.96.040, Joint Access. No use will be permitted direct access to a Collector within one- hundred
(100) feet of any present Point "A." Minimum spacing between driveways (Point "C" to Point "C") shall
be one-hundred (100) feet. In all instances, access points near an intersection with a Collector or
Arterial shall be located beyond the influence of standing queues of the intersection in accordance
with AASHTO standards. This requirement may result in access spacing greater than one hundred
(100) feet.

RESPONSE: This property abuts SW Edy Road, a Washington County collector street. The above listed
City standards are the same as the County access spacing criteria. The proposed public street access
complies with the 100 foot spacing standard for collector streets as shown on the preliminary plans.
This standard is met.
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16.106.060 - Sidewalks
A. Required Improvements

1. Except as otherwise provided, sidewalks shall be installed on both sides of a public street and in any
special pedestrian way within new development.

2. For Highway 99W, arterials, or in special industrial districts, the City Manager or designee may approve a
development without sidewalks if alternative pedestrian routes are available.

3. Inthe case of approved cul-de-sacs serving less than fifteen (15) dwelling units, sidewalks on one side only
may be approved by the City Manager or designee.

RESPONSE: As shown on the preliminary plans, public sidewalks are proposed to be included on both
sides of the public streets within the subdivision. Therefore, this standard is met.

B. Design Standards
1. Arterial and Collector Streets

Arterial and collector streets shall have minimum eight (8) foot wide sidewalks/multi- use path, located as
required by this Code.

RESPONSE: The project site does not front on any City arterial or collector streets. As shown on the
preliminary plans, the property fronts on SW Edy Road. SW Edy Road is a Washington County
maintained facility that is within the County’s permitting jurisdiction. That said, based upon direction
provided by the City of Sherwood Engineer, with coordination from Washington County DLUT staff, a
curb tight sidewalk matching the location and grade of the existing sidewalk to the east is proposed to
be continued along the site’s frontage (from the eastern property boundary, past the drainage ravine).
From that point (west of the drainageway, this sidewalk is proposed to transition to a modified County
standard sidewalk separated from the roadway with a planter strip. These improvements are shown on
the preliminary plans. This standard is met.

2. Local Streets
Local streets shall have minimum five (5) foot wide sidewalks, located as required by this Code.

RESPONSE: As shown on the preliminary plans, 5 foot wide sidewalks are proposed along the local
streets within the subdivision. This standard is met.

3. Handicapped Ramps
Sidewalk handicapped ramps shall be provided at all intersections.

RESPONSE: As shown on the preliminary plans, ADA accessible curb ramps are proposed to be located
at all intersections to provide for safe and convenient pedestrian crossings. This standard is met.
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16.106.070 - Hwy. 99W Capacity Allocation Program (CAP)

RESPONSE: The CAP and the requirements of this section do not apply to single-family residential
subdivisions. Therefore, these standards are not addressed in this written statement.

Chapter 16.110 - Sanitary Sewers

16.110.010 - Required Improvements

Sanitary sewers shall be installed to serve all new developments and shall connect to existing sanitary sewer mains.
Provided, however, that when impractical to immediately connect to a trunk sewer system, the use of septic tanks
may be approved, if sealed sewer laterals are installed for future connection and the temporary system meets all
other applicable City, Clean Water Services, Washington County and State sewage disposal standards.

RESPONSE: Sanitary sewer service is available within SW Edy Road. As shown on the preliminary plans,
a new sanitary sewer line is proposed to be located in the new public street to serve the new lots in the
subdivision.

16.110.020 - Design Standards

A. Capacity

Sanitary sewers shall be constructed, located, sized, and installed at standards consistent with this Code, the
Sanitary Sewer Service Plan Map in the Sanitary Sewer Master Plan, and other applicable Clean Water Services and
City standards, in order to adequately serve the proposed development and allow for future extensions.
16.110.030 - Service Availability

Approval of construction plans for new facilities pursuant to Chapter 16.106, and the issuance of building permits

for new development to be served by existing sewer systems shall include certification by the City that existing or
proposed sewer facilities are adequate to serve the development.

RESPONSE: City staff confirmed in their pre-application notes that sanitary sewer service is available
within SW Edy Road that can serve this site. Prior to the approval of construction plans and issuance of
building permits, certification that the proposed sanitary sewer system is adequate to serve the project
will be provided. Therefore, this standard is met.

Chapter 16.112 - Water Supply

16.112.010 - Required Improvements

Water lines and fire hydrants conforming to City and Fire District standards shall be installed to serve all building
sites in a proposed development. All waterlines shall be connected to existing water mains or shall construct new
mains appropriately sized and located in accordance with the Water System Master Plan.

16.112.020 - Design Standards

A. Capacity

Water lines providing potable water supply shall be sized, constructed, located and installed at standards
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consistent with this Code, the Water System Master Plan, the City's Design and Construction Manual, and with
other applicable City standards and specifications, in order to adequately serve the proposed development and
allow for future extensions.

RESPONSE: Water service is available within SW Edy Road. As shown on the preliminary plans, a new
water line is proposed to be located in the new public street to serve the new lots in the subdivision.

B. Fire Protection

All new development shall comply with the fire protection requirements of Chapter 16.116, the applicable portions
of Chapter 7 of the Community Development Plan, and the Fire District.

RESPONSE: Please refer to the findings provided in Chapter 16.116 for this information.
C. Over-Sizing
16.112.030 - Service Availability

Approval of construction plans for new water facilities pursuant to Chapter 16.106, and the issuance of building
permits for new development to be served by existing water systems shall include certification by the City that
existing or proposed water systems are adequate to serve the development.

RESPONSE: As shown on the preliminary plans, a water line exists in SW Edy Road. The proposal
involves connecting to this line and installing a new line in the new public street. This will be looped to
the west upon that property’s future redevelopment. Prior to the approval of construction plans and
issuance of building permits, certification that the proposed water system is adequate to serve the
project will be provided. Therefore, this standard is met.

Chapter 16.114 - Storm Water
16.114.010 - Required Improvements

Storm water facilities, including appropriate source control and conveyance facilities, shall be installed in new
developments and shall connect to the existing downstream drainage systems consistent with the Comprehensive
Plan and the requirements of the Clean Water Services water quality regulations contained in their Design and
Construction Standards R&0O 04-9, or its replacement.

RESPONSE: As shown on the preliminary plans, a new stormwater facility is proposed to ensure that
water quality requirements are satisfied. Therefore, this standard is met.

16.114.020 - Design Standards
A. Capacity

Storm water drainage systems shall be sized, constructed, located, and installed at standards consistent with
this Code, the Storm Drainage Master Plan Map, attached as Exhibit E, Chapter 7 of the Community
Development Plan, other applicable City standards, the Clean Water Services Design and Construction
standards R&O 04-9 or its replacement, and hydrologic data and improvement plans submitted by the
developer.
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RESPONSE: Please refer to the preliminary stormwater report, included with the application materials
for hydraulic calculations and other related information.

B. On-Site Source Control

Storm water detention and groundwater recharge improvements, including but not limited to such facilities as
dry wells, detention ponds, and roof top ponds shall be constructed according to Clean Water Services Design
and Construction Standardes.

RESPONSE: None of these measures are proposed or required. Therefore, this standard does not apply.

C. Conveyance System

The size, capacity and location of storm water sewers and other storm water conveyance improvements shall
be adequate to serve the development and accommodate upstream and downstream flow. If an upstream
area discharges through the property proposed for development, the drainage system shall provide capacity to
the receive storm water discharge from the upstream area. If downstream drainage systems are not sufficient
to receive an increase in storm water caused by new development, provisions shall be made by the developer
to increase the downstream capacity or to provide detention such that the new development will not increase
the storm water caused by the new development.

RESPONSE: As shown on the preliminary plans, a new stormwater facility is proposed to ensure that
water quality requirements are satisfied. Please refer to the preliminary stormwater report, included
with the application materials for hydraulic calculations and other related information.

16.114.030 - Service Availability

Approval of construction plans for new storm water drainage facilities pursuant to Chapter 16.106, and the
issuance of building permits for new development to be served by existing storm water drainage systems shall
include certification by the City that existing or proposed drainage facilities are adequate to serve the development.

RESPONSE: Please refer to the Service Provider Letter from Clean Water Services. Prior to the approval
of construction plans and issuance of building permits, certification that the proposed stormwater
system is adequate to serve the project will be provided. Therefore, this standard is met.

Chapter 16.116 - Fire Protection
16.116.010 - Required Improvements

When land is developed so that any commercial or industrial structure is further than two hundred and fifty (250)
feet or any residential structure is further than five hundred (500) feet from an adequate water supply for fire
protection, as determined by the Fire District, the developer shall provide fire protection facilities necessary to
provide adequate water supply and fire safety.

RESPONSE: Water service is available within SW Edy Road by way of a public water line. As shown on
the preliminary plans, a new water line is proposed to connect to the existing main line and brought into
the site in the new public street. This new line is one component of the fire protection facilities, which
are further described below.
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16.116.020 - Standards
A. Capacity

All fire protection facilities shall be approved by and meet the specifications of the Fire District, and shall be
sized, constructed, located, and installed consistent with this Code, Chapter 7 of the Community Development
Plan, and other applicable City standards, in order to adequately protect life and property in the proposed
development.

RESPONSE: The preliminary plans show that an adequately sized water line is proposed to be located
within the right-of-way proposed to be dedicated for the new public streets. This standard is met.

B. Fire Flow

Standards published by the Insurance Services Office, entitled "Guide for Determination of Required Fire Flows"
shall determine the capacity of facilities required to furnish an adequate fire flow. Fire protection facilities shall
be adequate to convey quantities of water, as determined by I1SO standards, to any outlet in the system, at no
less than twenty (20) pounds per square inch residual pressure. Water supply for fire protection purposes shall
be restricted to that available from the City water system. The location of hydrants shall be taken into account
in determining whether an adequate water supply exists.

RESPONSE: City staff provided the applicant with evidence, in the form of hydrant flow data
demonstrating that flows in the area provide 84 pounds per square inch (static) and 64 pounds per
square inch (residual) flow pressure. This exceeds the above listed requirements. A hydrant is proposed
to be provided on-site that will also comply with this requirement. This standard is met.

C. Access to Facilities

Whenever any hydrant or other appurtenance for use by the Fire District is required by this Chapter, adequate
ingress and egress shall be provided. Access shall be in the form of an improved, permanently maintained
roadway or open paved area, or any combination thereof, designed, constructed, and at all times maintained,
to be clear and unobstructed. Widths, height clearances, ingress and egress shall be adequate for District
firefighting equipment. The Fire District, may further prohibit vehicular parking along private accessways in
order to keep them clear and unobstructed, and cause notice to that effect to be posted.

RESPONSE: As shown on the preliminary plans, full public street access is proposed to be provided to all
components of the firefighting water supply system including the water lines, hydrant, and emergency
vehicle turn-around. This standard is met.

D. Hydrants

Hydrants located along private, accessways shall either have curbs painted yellow or otherwise marked
prohibiting parking for a distance of at least fifteen (15) feet in either direction, or where curbs do not exist,
markings shall be painted on the pavement, or signs erected, or both, given notice that parking is prohibited
for at least fifteen (15) feet in either direction.

RESPONSE: New fire hydrants are proposed to be provided as indicated on the preliminary plans.
Visual markings or aids will be provided to ensure fire department access, as necessary. Therefore, this
standard is met.
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16.116.030 - Miscellaneous Requirements
A. Timing of Installation

When fire protection facilities are required, such facilities shall be installed and made serviceable prior to or at
the time any combustible construction begins on the land unless, in the opinion of the Fire District, the nature
or circumstances of said construction makes immediate installation impractical.

RESPONSE: Firefighting water supply and access will be available prior to the commencement of
combustible construction. Therefore, this standard is met.

Chapter 16.118 - Public and Private Utilities
16.118.020 - Standard

A. Installation of utilities shall be provided in public utility easements and shall be sized, constructed, located and
installed consistent with this Code, Chapter 7 of the Community Development Code, and applicable utility
company and City standards.

RESPONSE: As shown on the preliminary plans, all utilities are proposed to be sized, located, and
installed consistent with City and franchise utility provider standards. Therefore, this standard is met.

B. Public utility easements shall be a minimum of eight (8) feet in width unless a reduced width is specifically
exempted by the City Engineer. An eight-foot wide public utility easement (PUE) shall be provided on private
property along all public street frontages. This standard does not apply to developments within the Old Town
Overlay.

RESPONSE: As shown on the preliminary plans, all necessary public utility easements are proposed to
be provided. Therefore, this standard is met.

C. Where necessary, in the judgment of the City Manager or his designee, to provide for orderly development of
adjacent properties, public and franchise utilities shall be extended through the site to the edge of adjacent

property(ies).

RESPONSE: As shown on the preliminary plans, all necessary public utilities (as appropriate) are
proposed to be extended to the property boundaries. This standard is met.

D. Franchise utility conduits shall be installed per the utility design and specification standards of the utility
agency.

RESPONSE: Franchise utility provider conduits are proposed to be provided per the utility design and
specification standards of the specific utility agency. This standard is met.

E. Public Telecommunication conduits and appurtenances shall be installed per the City of Sherwood
telecommunication design standards.

RESPONSE: Public telecommunication conduits and appurtenances are proposed to be provided per the
City of Sherwood telecommunication design standards. This standard is met.
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16.118.030 - Underground Facilities

Except as otherwise provided, all utility facilities, including but not limited to, electric power, telephone, natural
gas, lighting, cable television, and telecommunication cable, shall be placed underground, unless specifically
authorized for above ground installation, because the points of connection to existing utilities make underground

installation impractical, or for other reasons deemed acceptable by the City.

RESPONSE: All interior site utilities will be provided underground as is required. SW Edy Road is a
Washington County public facility, where undergrounding is not required. Therefore, undergrounding of
utility lines along the site’s frontage on SW Edy Road are not proposed.

16.118.040 - Exceptions

Surface-mounted transformers, surface-mounted connection boxes and meter cabinets, temporary utility service
facilities during construction, high capacity electric and communication feeder lines, and utility transmission lines
operating at fifty thousand (50,000) volts or more may be located above ground. The City reserves the right to
approve location of all surface-mounted transformers.

RESPONSE: Exception noted.

16.118.050 - Private Streets

RESPONSE: Private streets are not proposed or necessary for this application. Therefore, these
standards do not apply to this application.

Chapter 16.120 - Subdivisions
16.120.020 - General Subdivision Provisions
A. Approval of a subdivision occurs through a two-step process: the preliminary plat and the final plat.

1. The preliminary plat shall be approved by the Approval Authority before the final plat can be submitted for
approval consideration; and

RESPONSE: This application has been submitted for preliminary plat approval.
2. The final plat shall reflect all conditions of approval of the preliminary plat.

RESPONSE: It is understood that final plat approval is subject to compliance with conditions of approval
applied in the Notice of Decision for the preliminary plat approval.

B. All subdivision proposals shall conform to all state regulations set forth in ORS Chapter 92, Subdivisions and
Partitions.

RESPONSE: The final plat will comply with ORS 92.
C. Future re-division

When subdividing tracts into large lots, the Approval Authority shall require that the lots be of such size and
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shape as to facilitate future re-division in accordance with the requirements of the zoning district and this
Division.

RESPONSE: Future re-division of any lot is not anticipated. Each of the lots in the preliminary plat are
sized appropriately and are intended for the future construction of one single-family residence.

D. Future Partitioning
When subdividing tracts into large lots which may be resubdivided, the City shall require that the lots be of a
size and shape, and apply additional building site restrictions, to allow for the subsequent division of any parcel

into lots of smaller size and the creation and extension of future streets.

RESPONSE: Future re-division of any lot is not anticipated. Each of the lots in the preliminary plat are
sized appropriately and are intended for the future construction of one single-family residence.

E. Lot averaging

Lot size may be averaged to allow lots less than the minimum lot size allowed in the underlying zoning district
subject to the following regulations:

RESPONSE: Lot averaging is not proposed in this application. The preliminary plat shows that each lot
complies with all dimensional requirements including minimum lot size.

F. Required Setbacks

All required building setback lines as established by this Code, shall be shown in the preliminary subdivision plat.
RESPONSE: The preliminary plat shows the required building setbacks for the MDRL Zone.

G. Property Sales

No property shall be disposed of, transferred, or sold until required subdivision approvals are obtained, pursuant to
this Code.

RESPONSE: This is understood.
16.120.030 - Approval Procedure-Preliminary Plat
A. Approval Authority

1. The approving authority for preliminary and final plats of subdivisions shall be in accordance with Section
16.72.010 of this Code.

a. A subdivision application for 11-50 lots will follow a Type Il review process.

RESPONSE: Although the proposed subdivision may be reviewed through a Type Ill process, a
concurrent application for a Zoning Map amendment is also submitted, requiring a Type IV process.

2. Approval of subdivisions is required in accordance with this Code before a plat for any such subdivision
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may be filed or recorded with County. Appeals to a decision may be filed pursuant to Chapter 16.76

RESPONSE: This application has been submitted for preliminary plat approval. In the future, an
application for final plat approval will be submitted. Both of these will occur prior to recordation of the
final plat with Washington County.

B. Phased Development

RESPONSE: Phasing is not proposed. Therefore, these standards are not addressed.
16.120.040 - Approval Criteria: Preliminary Plat

No preliminary plat shall be approved unless:

A. Streets and roads conform to plats approved for adjoining properties as to widths, alignments, grades, and
other standards, unless the City determines that the public interest is served by modifying streets or road
patterns.

RESPONSE: As shown on the preliminary plans and described in this written statements, all streets
proposed in this subdivision conform to City standards and are consistent with other existing streets (i.e.
SW Nursery Way) that ultimately may connect with this site. Frontage improvements on SW Edy Road
will be consistent with the abutting street improvements to the east, transitioning to a modified County
street section, as previously described. This criteria is satisfied.

B. Streets and roads held for private use are clearly indicated on the plat and all reservations or restrictions
relating to such private roads and streets are set forth thereon.

RESPONSE: Private streets are not proposed. Therefore, this standard does not apply.

C. The plat complies with applicable zoning district standards and design standards in Division I, and all
provisions of Divisions IV, VI, Vill and IX. The subdivision complies with Chapter 16.128 (Land Division Design
Standards).

RESPONSE: As documented throughout this written statement and as demonstrated on the preliminary
plans and other information included in the application submittal package, the proposed preliminary
plat complies with the applicable zoning district standards and the applicable standards in Division Il and
all applicable provisions of Divisions IV, VI, and VIII. This criteria is satisfied.

D. Adequate water, sanitary sewer, and other public facilities exist to support the use of land proposed in the plat.

RESPONSE: As described in the written findings provided in response to the applicable requirements of
Division VI, adequate water, sanitary sewer, and other public facilities exist to support the use of land
proposed in the plat. This criteria is satisfied.

E. Development of additional, contiguous property under the same ownership can be accomplished in accordance
with this Code.

RESPONSE: There is no additional contiguous property under the same ownership. Therefore, this
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standard does not apply.

F. Adjoining land can either be developed independently or is provided access that will allow development in
accordance with this Code.

RESPONSE: Adjoining land capable of being developed is provided access and is capable of developing
independent of this site. This criteria is satisfied.

G. Tree and woodland inventories have been submitted and approved as per Section 16.142.060

RESPONSE: Tree and woodland inventories have been submitted for approval per Section 16.142.060.
This criteria is satisfied.

H. The plat clearly shows the proposed lot numbers, setbacks, dedications and easements.

RESPONSE: The preliminary plat clearly shows the proposed lot numbers, setbacks, dedications, and
easements. This criteria is satisfied.

I. A minimum of five percent (5%) open space has been provided per § 16.44.B.8 (Townhome- Standards) or
§16.142.020 (Parks, Open Spaces and Trees-Single-Family Residential Subdivisions), if applicable.

RESPONSE: As shown on the preliminary plans, in excess of five percent open space is proposed to be
provided, as is required. This criteria is satisfied.

16.120.050 — Final Subdivision Plat

RESPONSE: A final subdivision plat shall be filed with the City and County, and all City / County
requirements will be satisfied prior to recordation.

Chapter 16.128 - Land Division Design Standards
16.128.010 - Blocks
A. Connectivity

1. Block Size

The length, width, and shape of blocks shall be designed to provide adequate building sites for the uses
proposed, and for convenient access, circulation, traffic control and safety.

RESPONSE: As shown on the preliminary plans, the proposed subdivision includes two new streets. SW
Nursery Way is proposed to access SW Edy Road in the northern portion of the property, head uphill
into the site to the south, eventually bending westward, where it will stub to the site’s property
boundary. When / if the property to the west develops, a through street connection may be provided.
In addition, a small cul-de-sac street is proposed to access SW Nursery Way. This cul-de-sac (SW
Rychlick Court) will be shorter than 200 feet in length and serve 9 lots. The blocks formed by these two
streets provide adequate building sites for the uses proposed, and for convenient access, circulation,
traffic control and safety. This standard is met.
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2. Block Length

Block length standards shall be in accordance with Section 16.108.040. Generally, blocks shall not exceed
five-hundred thirty (530) feet in length, except blocks adjacent to principal arterial, which shall not exceed
one thousand eight hundred (1,800) feet. The extension of streets and the formation of blocks shall
conform to the Local Street Network map contained in the Transportation System Plan.

RESPONSE: As shown on the preliminary plans, no block length is proposed that exceeds 530 feet. The
proposed street pattern is consistent with the adopted concept plan for the area and therefore complies
with the Local Street Network Map contained in the City Transportation System Plan. This standard is
met.

3. Pedestrian and Bicycle Connectivity. Paved bike and pedestrian accessways shall be provided on public
easements or right-of-way consistent with Figure 7.401.

RESPONSE: No trails or pathways are shown as being required by the City TSP. However, as discussed
with City staff at the pre-application conference, a pedestrian path is proposed in the southwestern
portion of the property adjacent to the school property. Consistent with the adopted concept plan for
the area, this pathway could be extended through the school site (east of the tennis courts and north of
the ball fields and track) if deemed desirable by the school. A conceptual level circulation plan is
included in the preliminary plans that illustrate this potential future connection. This standard is met.

B. Utilities Easements for sewers, drainage, water mains, electric lines, or other utilities shall be dedicated or
provided for by deed. Easements shall be a minimum of ten (10) feet in width and centered on rear or side lot
lines; except for tie-back easements, which shall be six (6) feet wide by twenty (20) feet long on side lot lines at
the change of direction.

RESPONSE: All necessary easements for service, utilities, etc. are shown on the preliminary plat. This
standard is met.

C. Drainages

Where a subdivision is traversed by a watercourse, drainage way, channel or street, drainage easements or
rights-of-way shall be provided conforming substantially to the alignment and size of the drainage.

RESPONSE: As illustrated in this the preliminary plans, Tract “B” and Tract “C” represent a vegetative
corridor and stormwater facility that are to be either dedicated to the public or provided with
appropriate easements as required above. This standard is met.

16.128.020 - Pedestrian and Bicycle Ways

Pedestrian or bicycle ways may be required to connect cul-de-sacs, divide through an unusually long or oddly
shaped block, or to otherwise provide adequate circulation.

RESPONSE: Consistent with the adopted Concept Plan, a pedestrian connection to the school site is
shown on the preliminary plans. This standard is met.
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16.128.030 - Lots
A. Size and Shape

Lot size, width, shape, and orientation shall be appropriate for the location and topography of the subdivision
or partition, and shall comply with applicable zoning district requirements, with the following exception:

RESPONSE: As demonstrated in the preliminary plans, the lot size, width, shape and orientation are
appropriate to provide suitable building sites for future homes. Each lot complies with all requirements
for the MDRL zone. This standard is met.

1. Lotsin areas not served by public sewer or water supply shall conform to any special County Health
Department standards.

RESPONSE: This does not apply as all lots are proposed to be served with public sewer service.
B. Access
All lots in a subdivision shall abut a public street, except as allowed for infill development under Chapter 16.68.

RESPONSE: Each proposed lot abuts a public street, and the infill development standards found in
Chapter 16.88 do not apply to this site. Therefore, this standard is met.

C. Double Frontage

Double frontage and reversed frontage lots are prohibited except where essential to provide separation of
residential development from railroads, traffic arteries, adjacent nonresidential uses, or to overcome specific
topographical or orientation problems. A five (5) foot wide or greater easement for planting and screening may be
required.

RESPONSE: No double frontage lots are proposed with this application. This standard is met.

D. Side Lot Lines Side lot lines shall, as far as practicable, run at right angles to the street upon which the lots face,
except that on curved streets side lot lines shall be radial to the curve of the street.

RESPONSE: As demonstrated in the preliminary plans, side lot lines run as close as practicable to right
angles to the street upon which the lots face except where fronting on a curve or cul-de-sac, where
these side lot lines are radial to the curve of the street. This standard is met.

E. Grading

Grading of building sites shall conform to the following standards, except when topography of physical
conditions warrants special exceptions:

1. Cut slopes shall not exceed one (1) and one-half (1 1/2) feet horizontally to one (1) foot vertically.
2. Fill slopes shall not exceed two (2) feet horizontally to one (1) foot vertically.

RESPONSE: As shown on the preliminary plans, grading that creates cut slopes that exceed one (1) and
one-half (1 1/2) feet horizontally to one (1) foot vertically and fill slopes shall not exceed two (2) feet
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horizontally to one (1) foot vertically except when existing topography warrants an exception or a wall is
proposed.

Division VIl — Environmental Resources

Chapter 16.142 - Parks and Open Spaces

16.142.030 - Single-Family or Duplex Residential Subdivisions

A. A minimum of five percent (5%) of the net buildable site (after exclusion of public right-of-way and
environmentally constrained areas) shall be maintained as "open space". Open space must include usable
areas such as public parks, swimming and wading pools, grass areas for picnics and recreational play, walking
paths, and other like space. The following may not be used to calculate open space:
1. Required yards or setbacks.
2. Required visual corridors.
3. Required sensitive areas and buffers.

4. Any area required to meet a standard found elsewhere in this code.

RESPONSE: Calculations are provided on the preliminary plat, demonstrating that in excess of 5% of the
net buildable site (after exclusion of public right-of-way and environmentally constrained areas) is
proposed to be maintained as "open space". This is in the form of Tract “C” and Tract “D”. These areas
include a walking path and passive open space. This standard is met.

C. The open space shall be conveyed in accordance with one of the following methods:

2. By dedication to the City as public open space (if acceptable to the City). Open space proposed for
dedication to the City must be acceptable to the City Manager or the Manager's designee with regard to
the size, shape, location, improvement, environmental condition, and budgetary and maintenance
abilities;

3. By leasing or conveying title (including beneficial ownership) to a corporation, homeowners' association or
other legal entity, with the City retaining the development rights to the open space. The terms of such
lease or other instrument of conveyance must include provisions (e.g., maintenance, property tax
payment, etc.) suitable to the City.

RESPONSE: The applicant proposes to dedicate Tract “C” and Tract “D” to the City for open space
purposes. This standard is met.

D. The density of a single-family residential subdivision shall be calculated based on the net buildable site prior to
exclusion of open space per this Section.

1. Example: a 40,000 square foot net buildable site would be required to maintain 2,000 square feet (5%) of
open space but would calculate density based on 40,000 square feet.

RESPONSE: Density calculations are provided on the preliminary plat. These calculations are based on
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the net buildable site area prior to dedication of the above required open space. This standard is met.

E. If a proposed residential subdivision contains or is adjacent to a site identified as "parks" on the Acquisition
Map of the Parks Master Plan (2006) or has been identified for acquisition by the Sherwood Parks and
Recreation Board, establishment of open space shall occur in the designated areas if the subdivision contains
the park site, or immediately adjacent to the parks site if the subdivision is adjacent to it.

RESPONSE: Consistent with the adopted Concept Plan for the area, a significant amount of open space
(over 10,000 square feet) is proposed to be created in the subdivision. This open space includes natural
open space which includes, protects, and preserves the on-site drainageway with a wide vegetated
buffer. This also includes open space as required by this section, which is proposed to be dedicated to
the City. Together with the required visual corridors, these open spaces combine to provide an
attractive and substantial buffer from SW Edy Road for the proposed subdivision, the school site, and
other existing development. Not only are these open spaces consistent with the adopted Concept Plan,
but they are appropriate for the area considering the existing school and park amenities that are already
in place immediately to the south. This standard is met.

H. This standard does not apply to a residential partition provided that a development may not use phasing or
series partitions to avoid the minimum open space requirement. A partition of land that was part of an
approved partition within the previous five (5) years shall be required to provide the minimum five percent (5%)
open space in accordance with subsection (A) above.

RESPONSE: A partition is not proposed and has not occurred on the property within the past 5 years.
Therefore, this language is not relevant to the application.

I.  The value of the open space conveyed under Subsection (A) above may be eligible for Parks System
Development Charges (SDCs) credits based on the methodology identified in the most current Parks and
Recreation System Development Charges Methodology Report.

RESPONSE: If eligible, the applicant will apply for Parks System Development Charge credits.
16.142.040 - Visual Corridors
A. Corridors Required
New developments located outside of the Old Town Overlay with frontage on Highway 99W, or arterial or
collector streets designated on Figure 8-1 of the Transportation System Plan shall be required to establish a
landscaped visual corridor according to the following standards:
Category Width
3. Collector 10 feet
In residential developments where fences are typically desired adjoining the above described major street the

corridor may be placed in the road right-of-way between the property line and the sidewalk. In all other
developments, the visual corridor shall be on private property adjacent to the right-of-way.

RENAISSANCE AT RYCHLICK FARM SUBDIVISION MAY 2012
CITY OF SHERWOOD PAGE 31 OF 37



Ordinance 2012-010, Exhibit 1
July 17, 2012, Page 67 of 353

ENGINEERING & FORESTRY

RESPONSE: As required by this Section, a 10 foot wide Visual Corridor (as described above) is being
provided along the property’s frontage (in the right-of-way and on-site) on SW Edy Road. This standard
is met.

16.142.060 - Street Trees

RESPONSE: As shown on the preliminary plans, street trees are proposed to be planted along streets.
These trees will be a minimum of 2 inches DBH, spaced appropriately given the anticipated mature
canopy spread, and selected from the City’s recommended street tree list. This requirement is met.

16.142.070 - Trees on Property Subject to Certain Land Use Applications

RESPONSE: Based upon the adoption of Ordinance 2012 — 003, the following standards are applicable
to the application.

C. Inventory

1. To assist the City in making its determinations on the retention of trees and woodlands, land use
applications including Type Il — IV development shall include a tree and woodland inventory and report.
The report shall be prepared by a qualified professional and must contain the following information:

Tree size (in DBH and canopy area)

Tree species

The condition of the tree with notes as applicable explaining the assessment

The location of the tree on the site

The location of the tree relative to the planned improvements

Assessment of whether the tree must be removed to accommodate the development
Recommendations on measures that must be taken to preserve trees during the construction that are
not proposed to be removed.

Q@™ Mmoo T

2. Trees removed on the property within one year prior to the submittal of the development application shall
also be included in the inventory. In the event that adequate data is not available to address the specific
inventory requirements below, an aerial photo may be utilized to determine the approximate number,
canopy size and type of trees on the property.

3. Definitions for the inventory purposes of this Section

a. Atreeis aliving woody plant having a trunk diameter as specified below at Diameter at Breast Height
(DBH). Trees planted for commercial agricultural purposes, and/or those subject to farm forest
deferral, such as nut and fruit orchards and Christmas tree farms, are excluded from this definition
and from regulation under this Section, as are any living woody plants under six (6) inches at DBH. All
trees six (6) inches or greater shall be inventoried.

b. A woodland is a biological community dominated by trees covering a land area of 20,000 square feet
or greater at a density of at least fifty (50) trees per every 20,000 square feet with at least fifty
percent (50%) of those trees of any species having a six (6) inches or greater at DBH. Woodlands
planted for commercial agricultural purposes and/or subject to farm forest deferral, such as nut and
fruit orchards and Christmas tree farms, are excluded from this definition, and from regulation under
this Section.
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c. Alarge stature tree is over 20 feet tall and wide with a minimum trunk diameter of 30 inches at DBH.

RESPONSE: A tree and woodland inventory (preliminary tree preservation and removal plan) including
the above listed information has been prepared by a certified arborist and is included with the
application materials.

D. Retention requirements

1. Trees may be considered for removal to accommodate the development including buildings, parking,
walkways, grading etc., provided the development satisfies of D.2 or D.3, below.

RESPONSE: The preliminary tree preservation and removal plan shows the number, size, species,
condition, and location of trees and woodlands proposed to be preserved and those proposed to be
removed. The trees are proposed to be removed to accommodate future streets and other necessary
public infrastructure, earthwork / grading that is necessary to install this infrastructure to City standards,
due to hazardous (existing or future) tree conditions, and/or necessary to provide suitable cleared areas
to build future homes. The proposed subdivision is permitted and therefore the tree removal is
necessary and acceptable to accompany it. That said, the preliminary tree preservation and removal
plan shows that a significant number of trees are being preserved. This submittal requirement is met.

2. Required Tree Canopy - Residential Developments (Single Family Attached, Single Family Detached and
Two — Family)

Each net development site shall provide a variety of trees to achieve a minimum total tree canopy of 40
percent. The canopy percentage is based on the expected mature canopy of each tree by using the
equation mnir? to calculate the expected square footage of canopy for each tree. The expected mature
canopy is counted for each tree regardless of an overlap of multiple tree canopies.

The canopy requirement can be achieved by retaining existing trees or planting new trees. Required street
trees can be used toward the total on site canopy required to meet this standard. The expected mature
canopy spread of the new trees will be counted toward the needed canopy cover. A certified arborist or
other qualified professional shall provide the estimated tree canopy of the proposed trees to the planning
department for review.

RESPONSE: As shown on the preliminary street tree and tree canopy plan (prepared by a professional
landscape architect, *56 percent of the net developable site will be covered with by tree canopy (based
on mature canopy spread). This exceeds the required minimum standard by 16 percent. This is
achieved through a combination of preservation of existing trees and trees to be planted.

*|t is worth noting that the calculation provided is a conservative number because it does not include
the substantial number of trees proposed to be preserved in open space Tract C. If this area is not
dedicated to the City, and those trees to be preserved were include in the calculation, the percentage of
canopy preserved would be substantially higher.

4. The City may determine that, regardless of D.1 through D.3, that certain trees or woodlands may be
required to be retained. The basis for such a decision shall include; specific findings that retention of said
trees or woodlands furthers the purposes and goals of this Section, is feasible and practical both within the
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context of the proposed land use plan and relative to other policies and standards of the City
Comprehensive Plan, and are:

a. Within a Significant Natural Area, 100-year floodplain, City greenway, jurisdictional wetland or other
existing or future public park or natural area designated by the City Comprehensive Plan, or

RESPONSE: As shown on the preliminary tree preservation and removal plan, trees within the on-site
vegetated corridor and adjacent to the drainageway are proposed to be preserved.

b. A landscape or natural feature as per applicable policies of the City Comprehensive Plan, or are
necessary to keep other identified trees or woodlands on or near the site from being damaged or
destroyed due to windfall, erosion, disease or other natural processes, or

RESPONSE: There are no identified landscape or natural features on site that are affected by tree
removal. There are no identified trees or woodlands near the site that will be damaged or destroyed
due to windfall, erosion, or disease as a result of the proposed tree removal.

c. Necessary for soil stability and the control of erosion, for managing and preserving surface or
groundwater quantities or quality, or for the maintenance of a natural drainageway, as per Clean
Water Services stormwater management plans and standards of the City Comprehensive Plan, or

RESPONSE: The preliminary tree preservation and removal plan shows that trees adjacent to the
drainageway ravine, which is the steepest portion of the site, are proposed to be preserved.

d. Necessary in required buffers between otherwise incompatible land uses, or from natural areas,
wetlands and greenways, or

RESPONSE: No incompatible land uses are proposed in this application. Surrounding properties are
either developed as a school or existing detached homes, the same as proposed in this application. That
said, trees are proposed to be preserved in the open space areas along SW Edy Road and adjacent to the
site’s property boundary, where feasible and practical.

e. Otherwise merit retention because of unusual size, size of the tree stand, historic association or
species type, habitat or wildlife preservation considerations, or some combination thereof, as
determined by the City.

RESPONSE: As shown on the preliminary tree preservation and removal plan, existing trees are
proposed to be preserved where proximal to the drainage, within the CWS vegetated corridor, and
within the proposed open space tract. There are no tree stands of unusual size or historic association,
etc. that are proposed to be removed. As shown on the preliminary plans, the proposed tree
preservation plan will help buffer the future neighborhood from vehicular traffic on SW Edy Road.

7. All trees, woodlands, and vegetation located on any private property accepted for dedication to the City
for public parks and open space, greenways, Significant Natural Areas, wetlands, floodplains, or for
storm water management or for other purposes, as a condition of a land use approval, shall be retained
outright, irrespective of size, species, condition or other factors. Removal of any such trees, woodlands,
and vegetation prior to actual dedication of the property to the City shall be cause for reconsideration of
the land use plan approval.
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RESPONSE: As shown on the preliminary tree preservation and removal plan, existing trees are
proposed to be preserved where proximal to the drainage, within the CWS vegetated corridor, and
within the proposed open space tract.

E. Tree Preservation Incentive. Retention of existing native trees on site which are in good health can be used to
achieve the required mature canopy requirement of the development. The expected mature canopy can be
calculated twice for existing trees. For example, if one existing tree with an expected mature canopy of 10 feet
(78.5 square feet) is retained it will count as twice the existing canopy (157 square feet).

RESPONSE: Consistent with this incentive, existing native trees are being preserved.

F. Tree Protection During Development

The applicant shall prepare and submit a final Tree and Woodland Plan prior to issuance of any construction
permits, illustrating how identified trees and woodlands will be retained, removed or protected as per the
Notice of Decision. Such plan shall specify how trees and woodlands will be protected from damage or
destruction by construction activities, including protective fencing, selective pruning and root treatments,
excavation techniques, temporary drainage systems, and like methods. At a minimum, trees to be protected
shall have the area within the drip line of the tree protected from grading, stockpiling, and all other
construction related activity unless specifically reviewed and recommended by a certified arborist or other
qualified professional. Any work within the dripline of the tree shall be supervised by the project arborist or
other qualified professional onsite during construction.

RESPONSE: A final tree preservation and removal plan will be prepared and submitted to the City prior
to the issuance of construction permits, as required above.

Chapter 16.144 - Wetland, Habitat and Natural Areas
16.144.020 - Standards

A. The applicant shall identify and describe the significance and functional value of wetlands on the site and
protect those wetlands from adverse effects of the development. A facility complies with this standard if it
complies with the criteria of subsections A.1.a and A.1.b, below:

1. The facility will not reduce the area of wetlands on the site, and development will be separated from such
wetlands by an area determined by the Clean Water Services Design and Construction Standards R&0O 00-7
or its replacement provided Section 16.140.090 does not require more than the requested setback.

a. A natural condition such as topography, soil, vegetation or other feature isolates the area of
development from the wetland.

b. Impact mitigation measures will be designed, implemented, and monitored to provide effective
protection against harm to the wetland from sedimentation, erosion, loss of surface or ground water
supply, or physical trespass.

c. A lesser setback complies with federal and state permits, or standards that will apply to state and
federal permits, if required.
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RESPONSE: A wetland and water areas delineation and natural resource assessment has prepared by
SWCA Environmental Consultants (SWCA) and was submitted to Clean Water Services (CWS), the
regional authority with jurisdiction over buffers (vegetated corridors) to wetlands and water areas. A
service provider letter has been obtained from CWS. Copies of the water areas delineation and natural
resource assessment and service provider letter are included in the application materials. As shown on
these materials (and the preliminary plans), a vegetated corridor is proposed to buffer the protected
water feature. As demonstrated by the approved service provider letter, the vegetated corridor width
requirements are satisfied. This standard is met.

2. If existing wetlands are proposed to be eliminated by the facility, the applicant shall demonstrate that the
project can, and will develop or enhance an area of wetland on the site or in the same drainage basin that
is at least equal to the area and functional value of wetlands eliminated.

RESPONSE: As demonstrated by the application materials, no impacts to wetlands are proposed.
Therefore, this standard does not apply.

B. The applicant shall provide appropriate plans and text that identify and describe the significance and
functional value of natural features on the site (if identified in the Community Development Plan, Part 2) and
protect those features from impacts of the development or mitigate adverse effects that will occur. A facility
complies with this standard if:

RESPONSE: A complete description of the significance and functional value of the on-site resource is
provided in the wetland and water areas delineation and natural resource assessment prepared by
SWCA. This information is in the application materials.

1. The site does not contain an endangered or threatened plant or animal species or a critical habitat for
such species identified by Federal or State government (and does not contain significant natural features
identified in the Community Development Plan, Part 2, Natural Resources and Recreation Plan).

RESPONSE: The site is not identified as containing an endangered or threatened plant or animal species
or containing significant natural features identified in the Community Development Plan, Part 2, Natural
Resources and Recreation Plan.

2. The facility will comply with applicable requirements of the zone.
RESPONSE: The proposal complies with the requirements of the zone.

3. The applicant will excavate and store topsoil separate from subsurface soil, and shall replace the topsoil
over disturbed areas of the site not covered by buildings or pavement or provide other appropriate
medium for re-vegetation of those areas, such as yard debris compost.

RESPONSE: Disturbance of the water area and wetlands or vegetated corridor is not proposed in the
application.

4. The applicant will retain significant vegetation in areas that will not be covered by buildings or pavement
or disturbed by excavation for the facility; will replant areas disturbed by the development and not
covered by buildings or pavement with native species vegetation unless other vegetation is needed to
buffer the facility; will protect disturbed areas and adjoining habitat from potential erosion until replanted
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vegetation is established; and will provide a plan or plans identifying each area and its proposed use.

RESPONSE: Disturbance of vegetation within the water area and wetlands or vegetated corridor is not
proposed in the application.

5. Development associated with the facility will be set back from the edge of a significant natural area by an
area determined by the Clean Water Services Design and Construction standards R&O 00-7 or its
replacement, provided Section 16.140.090A does not require more than the requested setback. Lack of
adverse effect can be demonstrated by showing the same sort of evidence as in subsection A.1 above.

RESPONSE: An appropriate setback (vegetated corridor) is proposed and has been approved by Clean
Water Services. Please refer to the service provider letter from CWS and wetland and water areas
delineation and natural resource assessment prepared by SWCA.

Chapter 16.154 — Heat and Glare
16.154.010 - Generally

Except for exterior lighting, all otherwise permitted commercial, industrial, and institutional uses shall conduct any
operations producing excessive heat or glare entirely within enclosed buildings. Exterior lighting shall be directed
away from adjoining properties, and the use shall not cause such glare or lights to shine off site in excess of one-
half (0.5) foot candle when adjoining properties are zoned for residential uses.

RESPONSE: As shown on the preliminary lighting plan, the only exterior lighting proposed is required
City street lighting. As shown, this lighting will not cause glare or lights to shine off site in excess of 0.5
foot candles. This standard is met.

IV. CONCLUSION

The required findings have been made and the written narrative and accompanying documentation
demonstrate that the proposal is consistent with the applicable provisions of the City of Sherwood
Municipal Code. The evidence in the record is substantial and supports approval of the application.
Therefore, the applicant respectfully requests approval of the proposed Zoning Map Amendment and
Subdivision for the Renaissance at Rychlick Farm application.

RENAISSANCE AT RYCHLICK FARM SUBDIVISION MAY 2012
CITY OF SHERWOOD PAGE 37 OF 37



Ordinance 2012-010, Exhibit 1
July 17, 2012, Page 73 of 353

SANITARY SEWER LINE
WATER LINE

Pal ?L"“ 5‘:
i'l":"il ?’l",-ﬁo S‘w"fkcu,n;c,,_.ll at é SW Roosevelt St 2 e
& h ‘?9{3"?6:‘ - w
E’ SW Roy Rogers Rd SWW Roy Rogers Rd ; Slﬂr'
5.‘ Ena S " %‘7 -:% ‘;:a J"-I:!:;\I:':F?”l . E'_j SW Daylily S5t Eu;. % : n:':—
o = 5, : Fioneer & =g
3; 22 Cify Park g ;
Oregom Trail . %_,-. SW Lynnly Way E %
City Park 3 g
B g SW Daffodil 5t @
% = v O EL 2z
; f.ﬁ J:lﬁﬂ 3 E:‘—I . ot
ran g %'ﬂ = e
Ej :C. Shenwood ﬁ?: :
SV Edy Rd SW Edy Rd SWV Exiy Rd S'Ef&,;-:"-’ e Academy
g §§ (e
Ay o
& i Yy gﬁa
PROJECT LOCATION S/ P TN
= () N??{a ) %,
5 2~ £ ’:'f:"c:
S 3 - fi%
& 0 7 o
o B %_-:,1
'\ﬁ‘?ﬁa o Q“ﬁ N e 'l-;_-
L;"'\,' Q’bc’ts}feﬁ 2
Feﬂ;aﬁ( 6&‘* =]
SW Glllette Ly ﬁm*%ﬁa (Eewy
: eq" ~;=‘;1_ . Ay G‘-unea% S
NOT TO SCALE
EXISTING ~ PROPOSED EXISTNG  PROPOSED
DECIDUOUS TREE O () STORM SEWER CLEAN OUT 0 °
%é STORM SEWER CATCH BASIN o a
CONIFEROUS TREE ;é STORM SEWER MANHOLE @) ®
FIRE HYDRANT Q 8 GAS METER Q a
WATER BLOWOFF 7 ! GAS VALVE O] (]
WATER METER -] = GUY WIRE ANCHOR S —
WATER VALVE X M POWER POLE O -
DOUBLE CHECK VALVE = = POWER VAULT [P] [P]
AR RELEASE VALVE ,(?o ," POWER JUNCTION BOX (4] 2]
SANITARY SEWER CLEAN OUT o o POWER PEDESTAL o =
SANITARY SEWER MANHOLE O ® COMMUNICATIONS VAULT
SIGN —o— — COMMUNICATIONS JUNCTION BOX VAN A
STREET LIGHT XX bot COMMUNICATIONS RISER O °
MAILBOX E
EXISTING PROPOSED
RIGHT-OF-WAY LINE _—— - — - — —_— e —— o —
BOUNDARY LINE
PROPERTY LINE
CENTERLINE - - - - — —
DTCH e , , ,
CURB
EDGE OF PAVEMENT ~  ~———— oo
EASEMENT oo e
FENCE LINE 2 =t = = =
GRAVEL EDGE  eeeesessssessssssmessesssssssssssssssssssssssssssssssssssssss s 4 s e e e s e e e e e
POWER LINE - R — — —Pw— P P
OVERHEAD WIRE — — — — W — — — — OHW— OHW OHW
COMMUNICATIONS LINE - — — —CM— — — —COM— com com
FIBER OPTIC LINE - —  — - — - — — — CtFf0— — —— — CFo—
GAS LINE — — — —GAS— — — —GAS— GAS GAS GAS
STORM SEWER LINE - — — —SsM— — — —sM— ™ ™
— — — — SAN— — — —sAN— SAN SAN

RENAISSANCE AT RYCHLICK FARM

ZONING MAP AMENDMENT AND PRELIMINARY SUBDIVISION PLANS
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TAX LOT 4200

TAX LOT 4100

|
TAX LOT 4000 |

TAX LOT 3900

TAX LOT 3800

TAX LOT 3700&

TAX LOT 3600

SW BEDSTRAW TERRACE

TAX LOT 3500

TAX LOT 3400

TAX LOT 3300

TAX LOT 3200

TAX LOT 3100

avy

APPLICANT

RENAISSANCE DEVELOPMENT
16771 SW BOONES FERRY ROAD
LAKE OSWEGO, OR 97035

OWNER

FRANK J. RYCHLICK REVOCABLE TRUST DATED SEPTEMBER 21, 2010
17806 SW EDY ROAD
SHERWOOD, OR 97140

PLANNING / ENGINEERING / SURVEYING FIRM

AKS ENGINEERING & FORESTRY, LLC.
CONTACT: MONTY HURLEY

13910 SW GALBREATH DRIVE, SUITE 100
SHERWOOD, OR 97140

PH: 503-925-8799

FAX: 503-925-8969

J
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NG SETBACKS
- TREE, TREE MITIGATION, LANDSCAPING,
SUAL CORRIDOR, STREETLIGHT, AND FENCING PLAN
RELIMINARY LANDSCAPING AND FENCING DETAILS

RELIMINARY TREE CANOPY PLAN
CONCEPTUAL GENERAL CIRCULATION, ZONING, AND

PLAN

ON AND REMOVAL PLAN
ON AND REMOVAL PLAN DETAIL

D CROSS—SECTIONS
D CROSS—SECTIONS

COVER SHEET WITH VICINITY MAP, SITE MAP, AND LEGEND
EXISTING CONDITIONS PLAN

RY SUBDIVISION PLAT
RY TREE PRESERVAT
RY TREE PRESERVAT
RY GRADING AND EROSION CONTROL
RY COMPOSITE UTILITY PLAN
RY STREET
RY STREET PROF
RY STREET PROF
RY BUILDI
RY STREE]

SURROUNDING LAND USES WITH AERIAL PHOTOGRAPH PLAN

PROJECT LOCATION +100° WEST OF THE INTERSECTION OF EDY
ROAD AND BEDSTRAW TERRACE
17806 SW EDY ROAD
SHERWOOD, OR 97140

PROPERTY DESCRIPTION:  71AX LOT 100 WASHINGTON COUNTY MAP NUMBER 2S 1
30CA LOCATED IN THE SOUTHWEST ONE-QUARTER OF
SECTION 30, TOWNSHIP 2 SOUTH, RANGE 1 WEST,
WILLAMETTE MERIDIAN, CITY OF SHERWOOD, WASHINGTON
COUNTY, OREGON.

SITE SIZE: 6.568 ACRES+

EXISTING LAND USE: EXISTING HOME AND OUT-BUILDINGS WITH TREES / BRUSH

PROJECT PURPOSE: SINGLE-FAMILY DETACHED RESIDENTIAL 26 LOT
SUBDIVISION IN THE MDRL ZONE

PERMIT APPROVALS ZONING MAP AMENDMENT AND PRELIMINARY SUBDIVISION PLAT

REQUESTED:

HORIZONTAL DATUM: OREGON STATE PLANE, NORTH ZONE 3601 (NAD83), AS
DERIVED FROM STATIC OBSERVATIONS FROM CORS STATIONS
JIME AND NWBG USING TRIMBLE BUSINESS OFFICE.

VERTICAL DATUM: ELEVATIONS ARE BASED ON WASHINGTON COUNTY
BENCHMARK 101, BEING A BRASS DISK IN CONCRETE AT
THE SOUTHEAST CORNER OF THE INTERSECTION OF ELWERT
ROAD AND EDY ROAD, WITH A NGVD 29 ELEVATION OF
158.238 FEET.

FLOOD ELEVATION: SITE IS IN ZONE C: AREAS OF MINIMAL FLOODING PER

FIRM MAP PANEL 4102380551B WITH AN EFFECTIVE DATE
OF SEPTEMBER 30, 1982. NO FLOOD ELEVATION IS GIVEN.

COVER SHEET WITH
VICINITY MAP, SITE
MAP, AND LEGEND

OREGON

WASHINGTON COUNTY TAX MAP 2S 1 30CA

RENAISSANCE AT
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LAKE OSWEGO, OR 97035

DATE: 03/02/2012
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TAX MAP 2S 1 30BC — D TAX MAP 2S 1 30BC EX SAN MH TAXT/:A),(APLOZTS 11Ar03())OBD RIM: 178.54 TAX MAP 25 1 30BD RIM: 175.86 12" HDPE
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| o o T e e D - = L
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TREE NO. SPECIES DBH Z
10629 CEDAR 19 11288 HOLLY 6 11447 MAPLE 8 O <
182; UNKNS)EVI\DIQRDECID 296 s o ” 11448 SPRUCE 1 : I— _I
: 11332 CEDAR 16 11449 SPRUCE 14 ! i | > n_
10642 FIR 42 11333 CEDAR 24 !
11450 SPRUCE 11
10658 FIR 34 11334 FIR 15 I ‘ ] m I
10659 CEDAR 17 11335 CEDAR 9 11451 SPRUCE 30 | i | >
10661 MAPLE 8 11386 CEDAR 24 11452 SPRUCE 27 ‘ < m
10662 MAPLE 9 11388 ALDER 22 11453 SPRUCE 21 I . | Z <
10663 MAPLE 12 11389 CEDAR 12 11454 FIR 7 ' | ' — LLI >
10664 MAPLE 10 11390 CEDAR 13 11455 HR 6 TAX LOT 1300 I_| TAX LOT 1500 ) E (D
10794 FIR 18 11391 MAPLE 18,33 11456 FIR 9 TAX MAP 25 1 30BC -4 ! TAX MAP 2S 1 30BD . ’ S TAX LOT 9600
10797 MAPLE 6 11392 FIR 29,10 11457 FIR 5 LLI | WY D. TAX MAP 25 1 30BD | LLI E
10799 MAPLE 10 11393 MAPLE 6 i /////é?)/ /// TAX LOT 4400 m
10807 MAPLE 13 11304 MAPLE 14 11458 FIR 6 : E! ! oy TAX MAP 2S 1 30BD | | | | | |
10810 MAPLE 18 L1205 CEDAR e 11459 FIR 8 TAX LOT 1200 LW 0
10922 CEDAR 9 11396 MAPLE 15 11460 FIR 9 TAX AP 25 1 30BC | —|| = | TAX LOT 9500 m Q:
10924 CEDAR 22 11397 MAPLE 12 11461 FIR 8 R ! ':' ! TAX LOT 1400 TAX MAP 2S 1 30BD n_ I I I
10980 CEDAR 36 11399 MAPLE 9 11462 CEDAR 36 - m TAX MAP 2S 1 30BD LL] Q
10981 UNKNOWN DECID. 10 11400 MAPLE 11 11463 SPRUCE 26 m . :
10982 UNKNOWN DECID. 18 11401 MAPLE 13 11464 CEDAR i | AN m Z
10983 CEDAR 39 11402 MAPLE 13 &y 3 s — —
11465 MAPLE 8,8 a2 e me e -
10986 CEDAR 22 11404 MAPLE 9,11 \ A T AT I DU £ e L e e e
10987 UNKNOWN DECID. 7 11405 MAPLE 10 11469 MAPLE 7 o SR R < . NP
10988 UNKNOWN DECID. 15 11406 MAPLE 16 11470 FIR 14 A SW EBY ROA .
11013 PINE 12 11408 MAPLE 8 11471 CEDAR 35 \ ) ] A i B e [ — ==
11015 PINE 8 11409 MAPLE 9 11472 MAPLE 5 - { —'-;;“F"— e e 3
11018 PINE 10 11416 CEDAR 18 11473 MAPLE 8 == 80—, < -
— ////// =. ————F R Ry=_—4 . o Ym Y| ‘ 14
11019 PINE 8 11418 ALDER 12,14 11474 MAPLE 6 - 77/5}\5/ = 2 ZAI0767 T3S TR ] - N
11110 FIR 15 11601 CEDAR 24 11475 MAPLE 7 \ 7] 7/////\1\5///; Sl Z v <
11139 CEDAR 20 11602 FIR 39 11507 OAK 13 SN I_/////////,///7//4/ LN ey~ — 3O ‘ TAX LOT 4600 Sk I-Lli
y I T TN we i S AR Y S
1A e 20 11603 CEDAR > 11508 CHESTNUT 7 \\//////f/////////@////(f//////////J i) Wf }{,}’&,’»‘ ,%Jé‘ﬁ IR 25 1 506 I_ =
11141 FIR 12 11606 CEDAR 31,22 ///%/////M/// ////I[///// 47’//'/ 7",‘),%"4 N =N E O?—'
11142 FIR 17 11607 CEDAR 24 11509 CHESTNUT 6,6,8 / A ////////l// i ’1’ i\ /%7//7///7/ il : < =z
11143 FIR 19 13082 FIR 28 11511 OAK 12 W / - /[,/I | ‘/'/’//////////l//// ”\ //?//////////////////////////////?/////// \ t // - m 8
11144 MAPLE 13 13083 CEDAR 2 11512 FIR 26 7 ;l11,,,‘,‘I,’,’/,/,;////{’ (> /// /;%7//////4%////474/// CoNy 4 —— z
11145 FIR 28 13084 CEDAR 25 11513 CEDAR 25 /\i!/,/’/’)')')')'\’,'l'l',':”,':l':’/,,/7/4 //////Z //;?///é 7iAN ] m < o
11146 CEDAR 10 ) W 2 TAX LOT 4500 Tz
11517 FIR 39 NIV /77770 /f/1 X1 11427 I I (%)
11147 FIR 22 TREES_REMOVE (lNFRASTRUCTURE) 11518 FIR 15 //////;/4%2/%})}/&/I(I(I(I(I{l(](}(}(}rl/”/’/ﬁﬁ/(W\E@ 43 I’ TAX MAP 25 1 30CA \ =
11149 CEDAR 19 N ’ === Il AR ;
11156 CEDAR 16 TREE NO. SPECIES DBH 11519 FIR 10 YAl = Z ] //////////// (3 . Y \ Z
r =
11161 MAPLE 13 10262 FIR 1416 11520 FIR 1 SHEET & 4 PO 7 JLINAGS : ‘
(N N TAX LOT 4400
11162 CEDAR 8 10280 FIR 10 11521 CEDAR 5 XS T .-' TAX MAP 2S 1 30CA O
11163 CEDAR 8 10281 FIR 6 11522 FIR 15 & ¢ i 9 7 //////Z // g 7 7 A I CD
11164 MADRONA 21 10282 FIR 5 11523 CEDAR 35 VR Ve 7 % . N/ N\ /] 11606 = | “1
% ) = 7 2%/ e N \1>—\\ ,I ! ! \ _ __
11165 FIR % 10283 FIR 50 11524 FIR 20 1T S7 N 70T Aos | . S
11166 MADRONA 6 11508 CEDAR 5 7] = [ \ {11110  TAX LOT 4300 | ’ —
11167 FIR 37 10284 CEDAR 16 TaX o1 100 — 0 /. / \ Ji01lS T wap 2s 1 z00a
11168 CEDAR 2 10285 FIR 27 11531 MAPLE 13 TAX MAP 2S 1 30CB ~ _r/ = [ 1110 = | | <
11169 CEDAR 15 10286 FIR 9 11532 FIR 10 = N N Y o . ¢ T = | Z O D
== </ 0 A/ o
11170 FIR 12 10287 CEDAR 17 11533 MAPLE 9 ggf/& 11049, /(1 05/4 | ZRHE L TAX LOT 4200 I | , >—
g /
11171 CEDAR 16 10288 FIR 18 11534 FIR 28 & 1050 20 \séog 11051 1)’055\522 ;551055 11102 1 110197AX MAP 25 1 30cA | | ! I.LI
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PLANT LEGEND

STREET TREES AND GROUNDCOVER

SYMBOL QTIES. BOTANICAL NAME COMMON NAME CONDITION SIZE SPACING CANOPY SPRFAD/AREA
@ 40 ACER PLATANOIDES 'CLEVELAND' CLEVELAND NORWAY MAPLE B&B 2" CAL. 30" 0.C. OR AS SHOWN 30’ DIA./707 SF
(\lk\\ 10 ACER RUBRUM 'FRANKSRED’ RED SUNSET MAPLE B&B 2" CAL. 40’ 0.C. OR AS SHOWN 40" DIA./1,257 SF

10 TILIA CORDATA LITTLE LEAF LINDEN B&B 2" CAL. 40" 0.C. OR AS SHOWN 40’ DIA./1,257 SF

s o (N

EXISTING CONIFEROUS TREE TO BE PRESERVED (TREE CANOPY VARIES, REFER TO SHEET 14 AND ARBORIST REPORT)

EXISTING DECIDUOUS TREE TO BE PRESERVED (TREE CANOPY VARIES, REFER TO SHEET 14 AND ARBORIST REPORT)

ARCTOSTAPHYLOS UVA-URSI KINNIKINNICK CONTAINER 1 GAL 24" 0.C.
TOTAL NUMBER OF STREET TREES: 60
SITE TREES
SYMBOL QTIES. BOTANICAL NAME COMMON NAME CONDITION SIZE SPACING CANOPY SPREAD/AREA
i::\‘l,,::? 9 THUJA PLICATA "FASTIGATA’ HOGAN CEDAR B&B 6'-8" H. 20" 0.C. OR AS SHOWN 25 DIA./491 SF
" TOTAL NUMBER OF SITE TREES: 9
VEGETATED COORIDOR (TRACT 'B)
SYMBOL QTIES. BOTANICAL NAME COMMON NAME CONDITION SIZE SPACING
180 ALNUS RUBRA RED ALDER CONTAINER 1 GAL. 10" 0.C.
180 THUJA PLICATA WESTERN RED CEDAR CONTAINER 2 GAL 10" 0.C.
451 ACER CIRCINATUM VINE MAPLE CONTAINER 1 GAL. 4-5" 0.C.
5] 451 OEMLERIS CERASIFORMIS INDIAN PLUM CONTAINER 2 GAL. 4-5 0.C.
% 451 RUBUS SPECTABILIS SALMONBERRY CONTAINER 1 GAL 4-5" 0.C.
7/ 451 SYMPHORICARPOS ALBUS SNOWBERRY CONTAINER 1 GAL 4'-5" 0.C.

SEED MIX (APPLY AT RATE LISTED AS NEEDED FOR BARE SOIL AREAS > 25 SF FOLLOWING INVASIVE SPECIES REMOVAL)
BROMUS CARINATUS (NATIVE CALIFORNIA BROME) APPLY AT A RATE OF 10 LBS PLS/ACRE
ELYMUS GLAUCUS (BLUE WILDRYE) APPLY AT A RATE OF 10 LBS PLS/ACRE
FESTUCA RUBRA VAR. RUBRA (NATIVE RED FESCUE) APPLY AT A RATE OF 5 LBS PLS/ACRE
LUPINUS POLYPHLLUS (LARGE—LEAFED LUPINE) APPLY AT A RATE OF 8 LBS PLS/ACRE

TOTAL NUMBER OF TREES: 360
TOTAL SHRUBS: 1,804

NOTE: SHRUB PLACEMENT SHALL BE CONSISTENT WITH NATURALLY OCCURRING PLANT COMMUNITIES. PLANT IN NATURAL APPEARING
GROUPINGS. AREAS SHOWN ARE INTENDED TO DEMONSTRATE RELATIVE AREAS OF PLANTINGS. AVOID CONFLICTS WITH EXISTING NATIVE
PLANTS, TREE ROOT ZONES, ETC. AND PLANT TO MINIMIZE DISTURBANCE TO EXISTING NATIVE VEGETATION TO THE MAXIMUM EXTENT
PRACTICABLE. REFER TO NOTES BELOW FOR FURTHER SPECIFICATIONS.

STORMWATER FACILITY (TRACT 'A’)

SYMBOL QTIES. BOTANICAL NAME COMMON NAME CONDITION SIZE SPACING
® 4 ALMELANCHIER ALNIFOLIA SERVICEBERRY CONTAINER 1 GAL AS SHOWN
40 CAREX OBNUPTA SLOUGH SEDGE PLUGS 6" H. MASS; EA. PLANT 24" O.C.
25 CORNUS SERICEA RED-OSIER DOGWOOD CONTAINER 1 GAL CLUSTER; GROUPS OF 3-4 PLANTS, EA. PLANT 24" 0.C.
4 HOLODISCUS DISCOLOR OCEANSPRAY CONTAINER 1 GAL AS SHOWN
17 RIBES SANGUINEUM RED FLOWERING CURRANT ~ CONTAINER 1 GAL. CLUSTER; GROUPS OF 3-4 PLANTS, EA. PLANT 24" 0.C.
25 SCIRPUS  MICROCARPUS SMALL—FRUITED BULLRUSH  PLUGS 6" H. MASS; EA. PLANT 24" 0.C.
25 SPIRAEA DOUGLASII DOUGLAS SPIREA CONTAINER 1 GAL CLUSTER; GROUPS OF 3-4 PLANTS, EA. PLANT 24" O.C.
10 SYMPHORICARPUS ALBUS SNOWBERRY CONTAINER 1 GAL CLUSTER; GROUPS OF 3-4 PLANTS, EA. PLANT 24" 0.C.
AGROSTIS OREGONESIS OREGON BENTGRASS SEED SPREAD UNDER AND AROUND ALL PLANTINGS IN ALL DRY

AREAS AT A RATE RECOMMENDED BY MANUFACTURER

TAX LOT 2300
TAX MAP 2S 1 30BC

TAX LOT 1300
TAX MAP 2S 1 30BC

TOTAL SHRUBS: 85

NOTE: SHRUB PLACEMENT SHALL BE CONSISTENT WITH NATURALLY OCCURRING PLANT COMMUNITIES. PLANT IN NATURAL APPEARING
GROUPINGS. AREAS SHOWN ARE INTENDED TO DEMONSTRATE RELATIVE AREAS OF PLANTINGS. REFER TO CWS DETAIL DRAWING NO. 700,
SHEET 13.

LANDSCAPING NOTES:

1. PLANTS AND PLANTINGS SHALL CONFORM TO CITY OF SHERWOOD'S DESIGN STANDARDS AND AMERICAN NURSERY STANDARDS ASN
1260.1.  PLANT IN ACCORDANCE WITH STANDARDS ADOPTED BY THE OREGON LANDSCAPE CONTRACTORS BOARD (OLCB).

2. SOIL MIX FOR STREET TREES: MIX 1 PART ORGANICS WITH 2 PARTS TOPSOIL

5. DOUBLE STAKE ALL STREET TREES. REFER TO DETAILS 1 AND 2 SHEET 13.

4. PLANT SPECIES, SIZES, SPACING, ETC. ARE SHOWN TO CONVEY DESIGN INTENT AND MAY BE CHANGED BY THE LANDSCAPE ARCHITECT
PRIOR TO FINAL SUBMITTAL.

5. PLANTS AND PLANTING IN VEGETATED CORRIDOR AND STORMWATER FACILITY SHALL CONFORM TO CLEAN WATER SERVICES (CWS)
STANDARDS REGARDING INVASIVE PLANT REMOVAL, SOIL PREPARATION, MAINTENANCE, MONITORING, ETC. REFER ALSO TO SWCA
ENVIRONMENTAL CONSULTANT'S NATURAL RESOURCE ASSESSMENT DATED MARCH 1, 2012.

6. PLACE KINNIKINNICK GROUNDCOVER 24" 0.C. TRIANGULARLY SPACED BETWEEN CURB AND SIDEWALK ON EVERY STREET. KEEP A
MINIMUM 3’ O.C. AWAY FROM TREE TRUNKS.

7. REFER TO SHEET 14 FOR TREE CANOPY AREAS AND CALCULATIONS.
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RUBBER HOSE AROUND TRUNK
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- / STAKES (2) PER TREE
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PEEL BACK TOP 1/3
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~Z === COMPACTED TOP SOIL
===

—
N
=
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/"1 "\ TYPICAL STREET TREE PLANTING DETAIL

\_/ NTS

NOTES:
1. DRIVE STAKES OUTSIDE OF ROOTBALL PARALLEL TO STREET AND SIDEWALK. SINGLE STAKE TREES
LESS THAN 6’ TALL.

2. SET TREE 2" ABOVE FINISH GRADE TO ALLOW FOR SETTLING OF SOIL.
3. PROVIDE A 6’ LONG ROOT BARRIER NEXT TO SIDEWALK AND CURB. CENTER BARRIER ON TREE TRUNK
4. SOIL MIX FOR TREE PLANTING TO BE 1/3 ORGANIC MATERIALS, 1/3 TOPSOIL, AND 1/3 SANDY LOAM.

VARIES -
REFER TO PLANS |, VARIES — REFER TO PLANS
EQUAL EQUAL
SPACING SPACING NATIVE SOIL

TREE STAKES AND TIES
ROOT BARRIER; 18" DEEP X 6’
LONG, TYPICAL, BOTH SIDES

¥

CURB

D

—— CENTER ON TREE TRUNK

ROOT BALL

AMENDED SOIL MIX

ROOT BARRIER; 18" DEEP X 6’
LONG, TYPICAL, BOTH SIDES

/"2 "\ TYPICAL STREET TREE DETAIL PLAN

NOTES:
1. DRIVE STAKES OUTSIDE OF ROOTBALL, PARALLEL TO STREET AND SIDEWALK. SINGLE STAKE TREES LESS
THAN 6’ TALL.

2. SET TREE 2" ABOVE FINISH GRADE TO ALLOW FOR SETTLING OF SOIL.
3. PROVIDE A 6’ LONG ROOT BARRIER NEXT TO SIDEWALK AND CURB. CENTER BARRIER ON TREE TRUNK
4. SOIL MIX FOR TREE PLANTING TO BE 1/3 ORGANIC MATERIALS, 1/3 TOPSOIL, AND 1/3 SANDY LOAM.
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GATE POST 12’ OR 15 4 TUBULAR STL
7. CENTER BRACE RAIL NOT REQUIRED WITH FENCE HEIGHT OF 5' OR LESS.

BRACE POST-

SLEEVES

CHAIN LINK FABRIC

TRETCHER BAR

Z TOP RAIL

{AS SPECIFIED)

A BRACE RAIL

R RO

\
/\- =5
SRSy

. 12' OR 15 [AS SPECIFIED)Y

\\\\\\\\\\\\\\\\\\\\\\

HAIN LINK FABRIC

FABRIC
BAN

=—S TRETCHE|
A

RU
ROD!

12" ROUND SECTION

o

12" ROUND SECTION

12" ROUND SECTION

\\\\\

\\\\\\\\\\\\\\\

4'—0" 10 68'-0
{AS SPECIFIED)

CONSTRUCTION

1.  Water Quality Swale shall be over-excavated and filled to final grade with 12-inch amended
topsoil. Topsoil amendments shall be garden compost, not conventional fertilizer
amendments.

2. A biodegradable Erosion Control Matting shall be placed over the topsoil throughout the
swale cross section, fabric shall be held in place in accordance with the manufacturer's
installation requirements. Anchor spacing shall be based on 3 fps flow over the fabric.

a. Treatment area - high-density jute matting (Geojute Plus or other approved equal)
b. All other areas - low-density jute matting (Econojute or other approved equal)

3. 2.5-3 inches of 2"-3" river run rock shall be placed over the matting evenly throughout the
length and width of the swale.

4. Plant materials shall be placed in accordance with the plan and plant table as shown on
approved plans.

5. The water quality swale treatment area plantings can be deemed "substantially complete”
once active green growth has occurred to an average growth of 3" and plant density is an
average of approx. 6 plants (minimum 1-inch plugs or equivalent) per square foot.

6. The facility shall be deemed acceptable to begin the maintenance period when plant growth
and density matches the engineer's design as shown on the approved plans and all other
requirements have been met. The engineer must certify the facility to be functional, in
accordance with the approved plan design to begin the two-year maintenance period.

MAINTENANCE

1.  The permittee is responsible for the maintenance of this facility for a minimum of two years
following construction and acceptance of this facility per Chapter 2.

2. TIrrigation is to be provided per separate irrigation plan as approved.

Note: Irrigation needs are to be met using a temporary irrigation system with a timer during
the dry season. Systems should be winterized during the wet season to assure longevity and
guard against damage from freezing temperatures. Water source shall be as shown on the
approved plans.

3. Engineer or Owners Representative is to visit and evaluate the site a minimum of twice
annually (Spring and Fall). The landscaping shall be evaluated and replanted as necessary
to ensure a minimum of 80% survival rate of the required vegetation and 90% aerial
coverage. Non-native, invasive plant species shall be removed when occupying more than
20% of the site.

4. The facility shall be re-excavated and planted if siltation greater than 3 inches in depth
occurs within the two-year maintenance period.
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“ Engineering; Inc""

Real-World Geotechnical Solutions
Investigation « Design « Construction Support

February 3, 2012
Project No. 11-2487

Randy Sebastian
Renaissance Homes

16771 Boones Ferry Road
Lake Oswego, Oregon 97035

CC: Monty Hurley, AKS Engineering & Forestry via email: monty@aks-eng.com

SUBJECT: GEOTECHNICAL ENGINEERING REPORT
RENAISSANCE AT RYCHLICK SUBDIVISION
17806 SW EDY ROAD
SHERWOOD, OREGON

This report presents the results of a geotechnical engineering study conducted by GeoPacific
Engineering, Inc. (GeoPacific) for the above-referenced project. The purpose of our investigation
was to evaluate subsurface conditions at the site and to provide geotechnical recommendations for
site development. This geotechnical study was performed in accordance with GeoPacific Proposal
No. P-4092, dated December 14, 2011, and your subsequent authorization of our proposal and
General Conditions for Geotechnical Services.

SITE DESCRIPTION AND PROPOSED DEVELOPMENT

The subject site is approximately 6.6 acres in size and located on the south side of SW Edy Road
in the City of Sherwood, Washington County, Oregon. The headwater of a tributary to Cedar
Creek is present in the northwestern portion of the site. Topography is gently sloping towards the
creek at grades of approximately 5 percent or less. Grades steepen to 75 percent adjacent to the
drainage. The site is currently occupied by one home, two outbuildings and vegetation consists
primarily of short grasses, brambles, and dense to sparse trees.

A site plan indicates the proposed development includes 27 lots for single family homes,
approximately 900 lineal feet of new public streets, a storm water facility, and associated
underground utilities. Retaining walls may be incorporated into the storm water facility. A grading
plan has not been provided for our review; however, it is our understanding a deep cut will be
required to connect Nursery Way to SW Edy Road. Grading for the lots will be on the order of a
few feet.

13910 SW Galbreath Drive, Suite 102 Tel (503) 625-4455
Sherwood, Oregon 97140 Fax (503) 625-4405
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REGIONAL AND LOCAL GEOLOGIC SETTING

Regionally, the subject site lies within the Willamette Valley/Puget Sound lowland, a broad
structural depression situated between the Coast Range on the west and the Cascade Range on
the east. A series of discontinuous faults subdivide the Willamette Valley into a mosaic of fault-
bounded, structural blocks (Yeats et al., 1996). Uplifted structural blocks form bedrock highlands,
while down-warped structural blocks form sedimentary basins.

The subject site is underlain by the Quaternary age (last 1.6 million years) Willamette Formation, a
catastrophic flood deposit associated with repeated glacial outburst flooding of the Willamette
Valley (Madin, 1990). The last of these outburst floods occurred about 10,000 years ago. In the
Tualatin basin, these deposits consist of horizontally layered, micaceous, silt to coarse sand
forming poorly-defined to distinct beds less than 3 feet thick. Locally, the flood deposits are
mantled by a thin layer of loess (windblown silt) that is difficult to distinguish from the water
deposited silt.

Underlying the Willamette Formation is an unnamed sequence of non-marine, fine-grained strata
that consists of moderately to poorly lithified siltstone, sandstone, mudstone, and claystone with
common wood fragments and minor volcanic ash and pumice (Yeats et al., 1996). These rocks
are tentatively correlated with the Sandy River Mudstone, and the Troutdale and Helvetia
Formations. The unnamed strata rest on Miocene (about 14.5 to 16.5 million years ago) Columbia
River Basalt, a thick sequence of lava flows which forms the crystalline basement of the basin.

REGIONAL SEISMIC SETTING
At least three major fault zones capable of generating damaging earthquakes are thought to exist in
the vicinity of the subject site. These include the Portland Hills Fault Zone, the Gales Creek-

Newberg-Mt. Angel Structural Zone, and the Cascadia Subduction Zone.

Portiand Hills Fault Zone

The Portland Hills Fault Zone is a series of NW-trending faults that include the central Portland Hills
Fault, the western Oatfield Fault, and the eastern East Bank Fault. These faults occur in a
northwest-trending zone that varies in width between 3.5 and 5.0 miles. The combined three faults
vertically displace the Columbia River Basalt by 1,130 feet and appear to control thickness changes
in late Pleistocene (approx. 780,000 years) sediment (Madin, 1990). The Portland Hills Fault occurs
along the Willamette River at the base of the Portland Hills, and is about 12 miles northeast of the
site. The Oatfield Fault occurs along the western side of the Portland Hills, and is about 10 miles
northeast of the site. The accuracy of the fault mapping is stated to be within 500 meters (Wong, et
al., 2000). No historical seismicity is correlated with the mapped portion of the Portland Hills Fault
Zone, but in 1991 a M3.5 earthquake occurred on a NW-trending shear plane located 1.3 miles east
of the fault (Yelin, 1992). Although there is no definitive evidence of recent activity, the Portland Hills
Fault Zone is assumed to be potentially active (Geomatrix Consultants, 1995).

Gales Creek-Newberg-Mt. Angel Structural Zone

The Gales Creek-Newberg-Mt. Angel Structural Zone is a 50-mile-long zone of discontinuous, NW-
trending fauits that lies about 8.5 miles southwest of the subject site. These faults are recognized in
the subsurface by vertical separation of the Columbia River Basalt and offset seismic reflectors in
the overlying basin sediment (Yeats et al., 1996; Wemer et al., 1992). A geologic reconnaissance
and photogeologic analysis study conducted for the Scoggins Dam site in the Tualatin Basin

2487-Renaissance at Rychlick Farm GR 2 GEOPACIFIC ENGINEERING, INC.
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revealed no evidence of deformed geomorphic surfaces along the structural zone (Unruh et al.,
1994). No seismicity has been recorded on the Gales Creek Fault or Newberg Fault; however, these
faults are considered to be potentially active because they may connect with the seismically active
Mount Angel Fault and the rupture plane of the 1993 M5.6 Scotts Mills earthquake (Werner et al.
1992; Geomatrix Consultants, 1995).

Cascadia Subduction Zone

The Cascadia Subduction Zone is a 680-mile-long zone of active tectonic convergence where
oceanic crust of the Juan de Fuca Plate is subducting beneath the North American continent at a
rate of 4 cm per year (Goldfinger et al., 1996). A growing body of geologic evidence suggests that
prehistoric subduction zone earthquakes have occurred (Atwater, 1992; Carver, 1992; Peterson et
al., 1993; Geomatrix Consultants, 1995). This evidence includes: (1) buried tidal marshes recording
episodic, sudden subsidence along the coast of northern California, Oregon, and Washington, (2)
burial of subsided tidal marshes by tsunami wave deposits, (3) paleoliquefaction features, and (4)
geodetic uplift patterns on the Oregon coast. Radiocarbon dates on buried tidal marshes indicate a
recurrence interval for major subduction zone earthquakes of 250 to 650 years with the last event
occurring 300 years ago (Atwater, 1992; Carver, 1992; Peterson et al., 1993; Geomatrix
Consultants, 1995). The inferred seismogenic portion of the plate interface lies approximately 50
miles west of the Portland Basin at depths of between 20 and 40 kilometers below the surface.

FIELD EXPLORATION

Our site-specific exploration for this report was conducted on January 10", 2012. One exploratory
boring was drilled to a depth of 26.5 feet and a total of 9 exploratory test pits were excavated with a
medium sized trackhoe to depths ranging between 8 and 10 feet at the approximate locations
shown on Figure 2. It should be noted that test pit locations were located in the field by pacing or
taping distances from apparent property corners and other site features shown on the plans
provided. As such, the locations of the explorations should be considered approximate.

The borehole was drilled using a trailer-mounted drill rig and solid stem auger methods. At each
boring location, SPT (Standard Penetration Test) sampling was performed in general accordance
with ASTM D1686 using a 2-inch outside diameter split-spoon sampler and a 140-pound hammer
equipped with a rope and cathead mechanism. During the test, a sample is obtained by driving the
sampler 18 inches into the soil with the hammer free-falling 30 inches. The number of blows for
each 6 inches of penetration is recorded. The Standard Penetration Resistance (“N-value”) of the
soil is calculated as the number of blows required for the final 12 inches of penetration. If 50 or
more blows are recorded within a single 6-inch interval, the test is terminated, and the blow count
is recorded as 50 blows for the number of inches driven. This resistance, or N-value, provides a
measure of the relative density of granular soils and the relative consistency of cohesive soils. At
the completion of the borings, the holes were backfilled with bentonite.

A GeoPacific geologist continuously monitored the field exploration program and logged the test
pits and boring. Soils observed in the explorations were classified in general accordance with the
Unified Soil Classification System. During exploration, our geologist also noted geotechnical
conditions such as soil consistency, moisture and groundwater conditions. Logs of test pits and
boring are attached to this report. The following report sections are based on the exploration
program and summarize subsurface conditions encountered at the site.
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Existing Fill: Undocumented fill was encountered in test pit TP-5 and generally consisted of about
2.5 feet of medium stiff SILT (ML-OL) with organics and woody debris throughout. This material
may have been associated with the logging that occurred at the property within the last few years.
Other areas of fill may be present in the vicinity of SW Edy Road and the existing structures.

Topsoil Horizon: With the exception of test pit TP-5, the ground surface in explorations was a
topsoil horizon consisting of brown, moderately to highly organic SILT (OL-ML). The topsoil horizon
contained many fine roots, was generally loose, and characterized by a medium stiff consistency. In
explorations, the topsoil horizon was approximately 9 to 12 inches in thickness.

Native Soil Horizon: Underlying the topsoil horizon in explorations was SILT (ML) formed by in
place decomposition of the underlying Willamette Formation. The light brown silt was generally
characterized by a medium stiff to very stiff consistency and displayed strong orange and gray
mottling. Field pocket penetrometer measurements indicate an approximate unconfined
compressive strength of 0.5 to 4.5 tons/ft>. In explorations, the native soil horizon extended to a
depth of approximately 5 to 6 feet below the ground surface.

Willamette Formation: Underlying the native soil horizon in boring B-1 and test pits TP-1 through
TP-8 was SILT (ML) with trace fine grained sand belonging to the Willamette Formation. The silt
was generally characterized by a stiff to very stiff consistency and generally exhibited subtle orange
and gray mottling. In boring B-1, material from the Willamette Formation extended beyond the
maximum depth of exploration (26.5 feet).

Soil Moisture and Groundwater

On January 10, 2012, soils encountered in explorations were moist. Minor groundwater seepage
was encountered in test pit TP-1 at a depth of 9 feet. Discharge was visually estimated at one
gallon per minute or less. Experience has shown that temporary perched storm-related
groundwater conditions often occur within the surface soils over fine-grained native deposits such
as those beneath the site, particularly during the wet season. It is anticipated that groundwater
conditions will vary depending on the season, local subsurface conditions, changes in site
utilization, and other factors.

CONCLUSIONS AND RECOMMENDATIONS

Our investigation indicates that the proposed development is geotechnically feasible, provided that
the recommendations of this report are incorporated into the design and construction phases of the
project. Along the drainage in the northwestern portion of the site, slope stability can be
maintained with a 15-foot setback from the break in the slope. This 15-foot setback line coincides
with the edge of the vegetated corridor.

Site Preparation

Areas of proposed buildings, streets, and areas to receive fill should be cleared of vegetation and
any organic and inorganic debris. Existing buried structures (such as septic tanks) should be
demolished and any cavities structurally backfilled, if encountered. Inorganic debris and organic
materials from clearing should be removed from the site.

Organic-rich topsoil should then be stripped from construction areas of the site or where
engineered fill is to be placed. The estimated average necessary depth of removal in undisturbed
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areas for moderately organic soils is about 9 to 12 inches. Deeper removal depths may be
required in highly treed areas. The final depth of soil removal will be determined on the basis of a
site inspection after the stripping/ excavation has been performed. Stripped topsoil should
preferably be removed from the site. Any remaining topsoil should be stockpiled only in
designated areas and stripping operations should be observed and documented by the
geotechnical engineer or his representative.

Any remaining undocumented fills and subsurface structures (tile drains, basements, driveway and
landscaping fill, old utility lines, septic leach fields, etc.) should be removed and the excavations
backfilled with engineered fill. We anticipate that areas of undocumented fill likely exist in the
vicinity of the existing structures, driveway, and near SW Edy Road.

Once topsoil has been stripped, a proof roll should be performed directly on exposed soils in order
to verify subgrade strength. We recommend proof-rolling directly on subgrade soils with a loaded
dump truck during dry weather. Soils in soft areas that pump, rut, or weave should be removed
and replaced as engineered fill (see section below) prior to pouring foundations or paving.

Once stripping of a particular area is approved, the area must be ripped or tilled to a depth of 12
inches, moisture conditioned, root-picked, and compacted in-place prior to the placement of
engineered fill or crushed aggregate base for pavement. Exposed subgrade soils should be
evaluated by the geotechnical engineer. For large areas, this evaluation is normally performed by
proof-rolling the exposed subgrade with a fully loaded scraper or dump truck. For smaller areas
where access is restricted, the subgrade should be evaluated by probing the soil with a steel
probe. Soft/loose soils identified during subgrade preparation should be compacted to a firm and
unyielding condition, over-excavated and replaced with engineered fill (as described below), or
stabilized with rock prior to placement of engineered fill. The depth of overexcavation, if required,
should be evaluated by the geotechnical engineer at the time of construction.

Engineered Fill

All grading for the proposed construction should be performed as engineered grading in
accordance with the applicable building code at time of construction with the exceptions and
additions noted herein. Proper test frequency and earthwork documentation usually requires daily
observation and testing during stripping, rough grading, and placement of engineered fill. Imported
fill material must be approved by the geotechnical engineer prior to being imported to the site.
Oversize material greater than 6 inches in size should not be used within 3 feet of foundation
footings, and material greater than 12 inches in diameter should not be used in engineered fill.

Engineered fill should be compacted in horizontal lifts not exceeding 8 inches using standard
compaction equipment. We recommend that engineered fill be compacted to at least 95% of the
maximum dry density determined by ASTM D698 (Standard Proctor) or equivalent. Field density
testing should conform to ASTM D2922 and D3017, or D1556. All engineered fill should be
observed and tested by the project geotechnical engineer or his representative. Typically, one
density test is performed for at least every 2 vertical feet of fill placed or every 500 yd®, whichever
requires more testing. Because testing is performed on an on-call basis, we recommend that the
earthwork contractor be held contractually responsible for test scheduling and frequency.

Site earthwork will be impacted by soil moisture and shallow groundwater conditions. Earthwork in
wet weather would likely require extensive use of cement or lime treatment, or other special
measures, at considerable additional cost compared to earthwork performed under dry-weather
conditions.
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Excavating Conditions and Utility Trenches

We anticipate that on-site soils can be excavated using conventional heavy equipment such as
trackhoes to a depth of 12 feet. All temporary cuts in excess of 4 feet in height should be sloped in
accordance with U.S. Occupational Safety and Heath Administration (OSHA) regulations (29 CFR
Part 1926), or be shored. The existing native soil is classified as Type B Soil and temporary
excavation side slope inclinations as steep as 1H:1V may be assumed for planning purposes. This
cut slope inclination is applicable to excavations above the water table only. Maintenance of safe
working conditions, including temporary excavation stability, is the responsibility of the contractor.
Actual slope inclinations at the time of construction should be determined based on safety
requirements and actual soil and groundwater conditions.

Saturated soils and groundwater may be encountered in utility trenches, particularly during the wet
season. We anticipate that dewatering systems consisting of ditches, sumps and pumps would be
adequate for control of perched groundwater. Regardless of the dewatering system used, it should
be installed and operated such that in-place soils are prevented from being removed along with the
groundwater.

Vibrations created by traffic and construction equipment may cause some caving and raveling of
excavation walls. In such an event, lateral support for the excavation walls should be provided by
the contractor to prevent loss of ground support and possible distress to existing or previously
constructed structural improvements.

PVC pipe should be installed in accordance with the procedures specified in ASTM D2321. We
recommend that trench backfill be compacted to at least 95% of the maximum dry density obtained
by Standard Proctor ASTM D698 or equivalent. Initial backfill lift thickness for a 34’-0 crushed
aggregate base may need to be as great as 4 feet to reduce the risk of flattening underlying flexible
pipe. Subsequent lift thickness should not exceed 1 foot. If imported granular fill material is used,
then the lifts for large vibrating plate-compaction equipment (e.g. hoe compactor attachments) may
be up to 2 feet, provided that proper compaction is being achieved and each lift is tested. Use of
large vibrating compaction equipment should be carefully monitored near existing structures and
improvements due to the potential for vibration-induced damage.

Adequate density testing should be performed during construction to verify that the recommended
relative compaction is achieved. Typically, one density test is taken for every 4 vertical feet of
backfill on each 200-lineal-foot section of trench.

Erosion Control Considerations

During our field exploration program, we did not observe soil types that would be considered highly
susceptible to erosion. In our opinion, the primary concern regarding erosion potential will occur
during construction, in areas that have been stripped of vegetation. Erosion at the site during
construction can be minimized by implementing the project erosion control plan, which should
include judicious use of straw bales and silt fences. If used, these erosion control devices should
be in place and remain in place throughout site preparation and construction.

Erosion and sedimentation of exposed soils can also be minimized by quickly re-vegetating
exposed areas of soil, and by staging construction such that large areas of the project site are not
denuded and exposed at the same time. Areas of exposed soil requiring immediate and/or
temporary protection against exposure should be covered with either mulch or erosion control
netting/blankets. Areas of exposed soil requiring permanent stabilization should be seeded with an
approved grass seed mixture, or hydroseeded with an approved seed-mulch-fertilizer mixture.
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Wet Weather Earthwork

Soils underlying the site are likely to be moisture sensitive and may be difficult to handle or
traverse with construction equipment during periods of wet weather. Earthwork is typically most
economical when performed under dry weather conditions. Earthwork performed during the wet-
weather season will probably require expensive measures such as cement treatment or imported
granular material to compact fill to the recommended engineering specifications. If earthwork is to
be performed or fill is to be placed in wet weather or under wet conditions when soil moisture
content is difficult to control, the following recommendations should be incorporated into the
contract specifications.

>

>

Earthwork should be performed in small areas to minimize exposure to wet weather.
Excavation or the removal of unsuitable soils should be followed promptly by the placement
and compaction of clean engineered fill. The size and type of construction equipment used
may have to be limited to prevent soil disturbance. Under some circumstances, it may be
necessary to excavate soils with a backhoe to minimize subgrade disturbance caused by
equipment traffic;

The ground surface within the construction area should be graded to promote run-off of surface
water and to prevent the ponding of water;

Material used as engineered fill should consist of clean, granular soil containing less than 5
percent fines. The fines should be non-plastic. Alternatively, cement treatment of on-site soils
may be performed to facilitate wet weather placement;

The ground surface within the construction area should be sealed by a smooth drum vibratory
roller, or equivalent, and under no circumstances should be left uncompacted and exposed to
moisture. Soils which become too wet for compaction should be removed and replaced with
clean granular materials;

Excavation and placement of fill should be observed by the geotechnical engineer to verify that
all unsuitable materials are removed and suitable compaction and site drainage is achieved,;
and

Bales of straw and/or geotextile silt fences should be strategically located to control erosion.

If cement or lime treatment is used to facilitate wet weather construction, GeoPacific should be
contacted to provide additional recommendations and field monitoring.
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Pavement Design

For design purposes, we used an estimated resilient modulus of 6,000 for a compacted soil
subgrade. Table 1 presents our recommended minimum pavement section for dry weather
construction.

Table 1 - Recommended Minimum Dry-Weather Pavement Section

. Private Streets Public Street Compaction Standard
Material Layer and Driveways | SW Nursery Way upper/lower lifts

[+) 0, H H

Asphaltic Concrete (AC) 3in. 5.5 in. 91l 927 of Rice bensiy
Crushed Aggregate Base 2in 2in 95% of Modified Proctor

%"-0 (leveling course) ) ) AASHTO T-180
Crushed Aggregate Base 10in 14in 95% of Modified Proctor
1%"-0 ‘ ' AASHTO T-180
. . 95% of Standard Proctor
Subgrade 12in. 12in. AASHTO T-99 or equivalent

Any pockets of organic debris or loose fill encountered during ripping or tilling should be removed
and replaced with engineered fill (see Site Preparation Section). In order to verify subgrade
strength, we recommend proof-rolling directly on subgrade with a loaded dump truck during dry
weather and on top of base course in wet weather. Soft areas that pump, rut, or weave should be
stabilized prior to paving. If pavement areas are to be constructed during wet weather, the
subgrade and construction plan should be reviewed by the project geotechnical engineer at the
time of construction so that condition specific recommendations can be provided. The moisture
sensitive subgrade soils make the site a difficult wet weather construction project.

During placement of pavement section materials, density testing should be performed to verify
compliance with project specifications. Generally, one subgrade, one base course, and one
asphalt compaction test is performed for every 100 to 200 linear feet of paving.

Foundations

The proposed structures may be supported on shallow foundations bearing on competent
undisturbed, native soils and/or engineered fill, appropriately designed and constructed as
recommended in this report. Foundation design, construction, and setback requirements should
conform to the applicable building code at the time of construction. For maximization of bearing
strength and protection against frost heave, spread footings should be embedded at a minimum
depth of 12 inches below exterior grade. The recommended minimum widths for continuous
footings supporting wood-framed walls without masonry are 12 inches for single-story, 15 inches
for two-story, and 18 inches for three-story structures. Minimum foundation reinforcement should
consist of two No. 4 bars at the tops of stem walls, and two No. 4 bars at the bottom of footings.
Concrete slab-on-grade reinforcement should consist of No. 4 bars placed on 24-inch centers in a
grid pattern.

The anticipated allowable soil bearing pressure is 1,500 Ibs/ft? for footings bearing on competent,
native soil and/or engineered fill. A maximum column load of 100 kips is assumed. The
recommended maximum allowable bearing pressure may be increased by 1/3 for short-term
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transient conditions such as wind and seismic loading. For heavier loads, the geotechnical
engineer should be consulted. The coefficient of friction between on-site soil and poured-in-place
concrete may be taken as 0.40, which includes no factor of safety. The maximum anticipated total
and differential footing movements (generally from soil expansion and/or settlement) are 1 inch and
% inch over a span of 20 feet, respectively. We anticipate that the majority of the estimated
settlement will occur during construction, as loads are applied. Excavations near structural
footings should not extend within a 1H:1V plane projected downward from the bottom edge of
footings.

Footing excavations should penetrate through topsoil and any loose soil to competent subgrade
that is suitable for bearing support. All footing excavations should be trimmed neat, and all loose
or softened soil should be removed from the excavation bottom prior to placing reinforcing steel
bars. GeoPacific should review the foundation excavation prior to placement. Due to the moisture
sensitivity of on-site native soils, foundations constructed during the wet weather season may
require overexcavation of footings and backfill with compacted, crushed aggregate.

Our recommendations are for construction incorporating raised wood floors and conventional
spread footing foundations. If the structures will incorporate basements, a geotechnical engineer
should be consulted to make additional recommendations for retaining walls, water-proofing,
underslab drainage and wall subdrains. After site development, a Final Soil Engineer’s Report
should either confirm or modify the above recommendations.

Concrete Slabs-on-Grade

The proposed buildings may incorporate concrete slabs-on-grade. At a minimum, designers of
interior slab-on-grade floors at any site should provide an adequate moisture break and vapor
retarder; geotechnical consultants are not experts in the field of vapor transmission. The following
discussion is intended to aid the designer similar to discussions in found in publications from ACI,
ASTM, PTI or the IRC.

The site is located on relatively impermeable soils such that shallow, perched storm water is
expected during much of the year in the near-surface soils surrounding the buildings. In addition,
compacted fill consisting of on-site soils will similarly impede surface runoff from passing vertically
downward through the soil. Unexpected poor surface drainage within and around the building
could allow water to conduct and/or concentrate beneath a slab-on-grade. Though generally not
required, as a precaution in the event water gets beneath the slab-on-grade, underslab drains can
be incorporated beneath every living unit or confined foundation cell. These drains can tie into the
perimeter footing drains provided they have positive drainage and should be similarly constructed.
Due to these soil and groundwater conditions, we recommend that a qualified firm be engaged to
evaluate vapor transmission paths and potential adverse impacts on various components of the
structure.

The outside edge of all perimeter footings and the interior of portion of every unit or foundation cell
should be provided with a perimeter footing and underslab drainage system consisting of 3-inch
diameter, perforated, rigid plastic pipe embedded in a minimum of 1 ft* per lineal foot of clean, free-
draining gravel or %-0" rock. The use of thin-walled, collapsible plastic pipe should be avoided.
Water collected from the footing drains should be directed into the local storm drain system or
other suitable outlet. A minimum 0.5 percent fall should be maintained throughout the drain and
non-perforated pipe outlet

A capillary moisture break material should consist of free-draining, crushed rock such as consisting
of 19mm-6.3mm from Section 02680.20 of the 1998 ODOT Supplemental Standard Specifications
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for Highway Construction. For dry-weather construction, the minimum recommended thickness of
capillary break materials on re-compacted soil subgrade is 12 inches. The actual thickness of
crushed aggregate will also be dependent on the subgrade and drainage conditions at the time of
construction. Under-slab aggregate should be compacted to at least 95 percent of its maximum
dry density as determined by ASTM D698 (Standard Proctor) or equivalent.

In areas where moisture will be detrimental to floor coverings or equipment inside the proposed
structures, a minimum 10-mil polyethylene vapor retarder should be placed directly over the
capillary break and beneath the slab. Consideration may be given to providing additional or
alternate protection to reduce the potential for damp floors and damage to flooring, including the
following:

e Utilize flooring and building materials that are not moisture sensitive.

e Raise the building grade and thicken the rock moisture break (often at odds with ADA
requirements).

o Utilize hardscaping as much as feasible keeping irrigated landscape areas farther away
from the building.

e Apply a moisture intrusion retarder on the slab (Preseal, Creteseal or approved
equivalent) to the surface of the concrete.

e Maintain a slab water cement ratio of 0.42 or less utilizing mid-range plasticizers.

¢ Utility trenches should slope away from the building.

Vapor retarder products should be installed in accordance with manufacturer recommendations.
The building should be complete and the HVAC system operating for a period of time during wet
weather before moisture-sensitive flooring is applied. This time period should be long enough to
allow the vapor gradient within and below the building to stabilize and obtain acceptable slab
moisture content.

Seismic Design

Structures should be designed to resist earthquake loading in accordance with the methodology
described in the 2006 International Residential Code (IRC) for One- and Two-Family Dwellings,
with applicable Oregon Structural Specialty Code (OSSC) revisions. We recommend Site Class D
be used for design per the OSSC, Table 1613.5.2. Design values determined for the site using the
USGS (United States Geological Survey) Earthquake Ground Motion Parameters utility are
summarized below.

2487-Renaissance at Rychlick Farm GR 10 GEOPACIFIC ENGINEERING, INC.



Ordinance 2012-010, Exhibit 1
July 17, 2012, Page 98 of 353

February 3, 2012
Project No. 11-2487

Table 2. Recommended Earthquake Ground Motion Parameters (2006 IBC / 2007 OSSC)

Parameter Value

Location (Lat, Long), degrees 45.367, -122.861
Mapped Spectral Acceleration Values (MCE):

Short Period, Sg 0.88g

1.0 Sec Period, 5S4 0.33 g
Soil Factors for Site Class D:

Fa 1.15

F, 1.74
Residential Site Value = 2/3 x F, x S 0.67g
Residential Seismic Design Category D;

Soil liquefaction is a phenomenon wherein saturated soil deposits temporarily lose strength and
behave as a liquid in response to earthquake shaking. Soil liquefaction is generally limited to
loose, granular soils located below the water table. Following development, on-site soils will
consist predominantly of stiff native fine-grained soils, which are not considered susceptible to
liguefaction. Therefore, it is our opinion that special design or construction measures are not
required to mitigate the effects of liquefaction.

Drainage

The outside edge of perimeter footings should be provided with a drainage system consisting of
3-inch diameter, slotted, flexible plastic pipe embedded in a minimum of 1 ft* per lineal foot of
clean, free-draining gravel or 1 1/2” - 3/4” drain rock. The drain pipe and surrounding drain rock
should be wrapped in non-woven geotextile (Mirafi 140N, or approved equivalent) to minimize the
potential for clogging and/or ground loss due to piping. Water collected from the footing drains
should be directed into the local storm drain system or other suitable outlet. A minimum 0.5
percent fall should be maintained throughout the drain and non-perforated pipe outlet. Down
spouts and roof drains should not be connected to the foundation drains in order to reduce the
potential for clogging. The footing drains should include clean-outs to allow periodic maintenance
and inspection. Grades around the proposed structure should be sloped such that surface water
drains away from the building. Perimeter footing drains are recommended to prevent detrimental
effects of groundwater on foundations, and should not be expected to eliminate all potential
sources of water entering a crawlspace or beneath a slab-on-grade. An adequate grade to a low
point outlet drain in the crawlspace is required by code. Underslab drains are sometimes added
beneath the slab when placed over soils of low permeability and shallow, perched groundwater.
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UNCERTAINTIES AND LIMITATIONS

We have prepared this report for the owner and their consuitants for use in design of this project only. This
report should be provided in its entirety to prospective contractors for bidding and estimating purposes;
however, the conclusions and interpretations presented in this report should not be construed as a warranty
of the subsurface conditions. Experience has shown that soil and groundwater conditions can vary
significantly over small distances. Inconsistent conditions can occur between explorations that may not be
detected by a geotechnical study. If, during future site operations, subsurface conditions are encountered
which vary appreciably from those described herein, GeoPacific should be notified for review of the
recommendations of this report, and revision of such if necessary.

Sufficient geotechnical monitoring, testing and consultation should be provided during construction to confirm
that the conditions encountered are consistent with those indicated by explorations. The checklist attached
to this report outlines recommended geotechnical observations and testing for the project.
Recommendations for design changes will be provided should conditions revealed during construction differ
from those anticipated, and to verify that the geotechnical aspects of construction comply with the contract
plans and specifications.

Within the limitations of scope, schedule and budget, GeoPacific attempted to execute these services in
accordance with generally accepted professional principles and practices in the fields of geotechnical
engineering and engineering geology at the time the report was prepared. No warranty, expressed or
implied, is made. The scope of our work did not include environmental assessments or evaluations
regarding the presence or absence of wetlands or hazardous or toxic substances in the soil, surface water,
or groundwater at this site.

We appreciate this opportunity to be of service.
Sincerely,

GEOPACIFIC ENGINEERING, INC.

EXPIRES: 06/30/20/ 2
Beth K. Rapp, G.I.T. James D. Imbrie, G.E., C.E.G.
Project Geologist Principal Geotechnical Engineer

Attachments: References
Checklist of Recommended Geotechnical Testing and Observation
Figure 1 — Vicinity Map
Figure 2 — Site and Exploration Plan
Boring Log (B-1)
Test Pit Logs (TP-1 — TP-9)
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February 3, 2012
Project No. 11-2487

CHECKLIST OF RECOMMENDED GEOTECHNICAL TESTING AND OBSERVATION

I:le: Procedure Timing By Whom Done
. I Contractor, Developer,
1 Preconstruction meeting Prior fo beginning Civil and Geotechnical
site work Enai
ngineers
5 Fill removal from site or Prior to mass Soil Technician/
sorting and stockpiling stripping Geotechnical Engineer
3 fégggllgﬁl nze;t;;iiggg During stripping Soil Technician
Compaction testing of . .
4 engineered fill (95% of Dunngzﬁllmg_, tﬁted Soil Technician
Standard Proctor) every 2 vertical feet
Compaction testing of D:':sntg dbzsléfr';/":g’
. o . -
5 tregg:‘g:fgfglr (()ifo/ro) of vertical feet for every Soil Technician
200 lineal feet
Street Subgrade Prior to placing base
6 Compaction (95% of czurseg Soil Technician
Standard Proctor)
. Prior to paving,
7 (Iggf/e :1? I\ljlrsgi;:g"gra:;g?) tested every 200 Soil Technician
° lineal feet
AC Compaction During paving, tested
N ) o , . .
8 (91 ft’ O(Ft)xlaitfttc))r;r)’nfIgti)c{a ;92 % every 200 lineal feet Soil Technician
9 II:EI:;: nceazgtsegg;gil Completion of project | Geotechnical Engineer

2487-Renaissance at Rychlick Farm GR

14

GEOPACIFIC ENGINEERING, INC.
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- 13910 SW Galbreath Drive, Suite 102

o e
GeOPACHIG sherwood, Oregon 97140 VICINITY MAP

ST Tl (503) 6254455 Fax: (503) 625-4405

lx Corners - .
e ; noc:<29_gfs£pg

SUBJEC

7

ot
i A L
# HAIDE __IrRO. |l "0

i

'y ’IH-W':"\'\‘« i
Date: 01/25/12
Legend Approximate Scale 1 in = 2,000 ft Drawn by: EKR

Base map: U.S. Geological Survey 7.5 minute Topographic Map Series, Sherwood, Oregon Quadrangle, 1961 (Photorevised 1985).

Project: Renaissance at Rychlick Farm Subdivision

Sherwood, Oregon Project No. 11-2487 FIGURE 1
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Sherwood, Oregon

Project: Renaissance at Rychlick Farm Subdivision

Project No. 11-2487

FIGURE 2
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“Engineenng, inc.”

Y 13910 SW Galbreath Drive, Suite 102
Eent? CIfi Sherwood, Oregon 97140 BORING LOG
§ Tel: (503) 625-4455 Fax: (503) 625-4405

Project: Renaissance at Rychlick Farm Subdivision . } )
Sherwood, Oregon Project No. 11-2487 Boring No. B-1

Depth (ft)
Sample Type

=
L =
o S5 |ec
3 o =
s |98 |85
Z |3E |&8¢
@ |2
4 2w 8

Water
Bearing Zone

Material Description

[$)]
L |
= =1 == ==

14

19

17

15

12

11

Highly organic SILT (OL-ML), dark brown, roots throughout, loose, moist (Topsoil)

Stiff to very stiff, SILT (ML), light brown, subtle orange and gray mottling,
micaceous, trace black staining, moist (Native Soil Horizon)

Stiff to very stiff, SILT (ML), trace fine grained sand, light brown, subtie orange
and gray mottling, micaceous, trace black staining, moist (Willamette Formation)

Boring Terminated at 26.5 Feet.

30— No Groundwater or Seepage encountered.
35
LEGEND Date Drilled: 1/10/2012
T— 10-20-99
100to m l] A4 Avd % Logged By: B. Rapp
— Static Water Table / Surface Elevation:
Bag Sample Split-Spoon Shelby Tube Sample at Drilling Static Water Table Water Bearing Zone
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Y\ 13910 SW Galbreath Drive, Suite 102
GeOPACIE Sherwood, Oregon 97140 TEST PIT LOG
e Tel: (503) 625-4455 Fax: (503) 6254405
Project: Renaissance at Rychlick Farm Subdivision Proi :
roject No. 11-24 -
Sherwood, Oregon j 0.11-2487 | TestPitNo. TP-1
e s8¢ & [5.22]s8
£5% EoE|2E £ . i
£ 882 § [985|2s (g2 Material Description
e o cC ¥ g == Q g
e » o Ol m
Highly organic SILT (OL-ML), dark brown, roots throughout, loose, moist

N (Topsoil)_ _ _ _ _
1—- 05
2105

N Medium stiff to very stiff, SILT (ML), light brown, subtle orange and gray mottling,

micaceous, many roots down to 3.5 feet, trace black staining, moist (Native Soil
34 1.0 Horizon)

—~ 2.0
4— 4.5
s | | ! | F----—-———————————————— -
6_.

— Very stiff, SILT (ML), trace fine grained sand, light brown, subtie orange and
7 gray mottling, micaceous, trace black staining, moist (Willamette Formation)
8.__

o- i
i %
10
N Test Pit Terminated at 10 Feet.
11
12—
Note: Groundwater seepage encountered at 9 feet.
| Discharge visually estimated at less than 1 gallon per minute.
13
14—
16—
16—
17—
LEGEND
> Date Excavated: 1/10/2012
1 J‘% g 5; Logged By: B. Rapp
Bag Sample Bucket Sample Shelby Tube Sample  Seepage  Water Bearing Zone Water Level at Abandonment Surface Elevation:
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13910 SW Galbreath Drive, Suite 102

iE Sherwood, Oregon 97140 TEST PIT LOG

e Tel: (503) 6254455 Fax: (503) 625-4405
Project: Renaissance at Rychlick Farm Subdivision ; 1-2487 .

Sherwood, Oregon Project No. 1 Test PitNo. TP-2
€ f.‘»é@ r% ng g§, BE
£ b B = c |e . - -
£ (822 ¢ [285|8e |52 Material Description
dl*sel E = 272578

o K 8 ol &

N Highly organic SILT (OL-ML), brown, roots throughout, moist (Topsoil)
1 2.0

“ Medium stiff to very stiff, SILT (ML), light brown, trace fine roots throughout,
2— 0.5 subtle orange and gray mottling, trace black staining, moist (Native Soil Horizon)

— 1.5
34 2.0
4— 2.5
5_ —————————————————————————————————————————
6__

] Very stiff, SILT (ML), trace fine grained sand, light brown, subtle orange and
7— gray mottling, micaceous, trace black staining, moist (Willamette Formation)
8_

9__
10—
— Test Pit Terminated at 9.5 Feet.
11—
12— Note: No seepage or groundwater encountered.
137
14—
16—
16—
17—
LEGEND
. 7 Date Excavated: 1/10/2012
10010 4‘ é S;; Logged By: B. Rapp
Bag Sample BueketSampIe Shelby Tube Sample  Seepage  Water Bearing Zone Water Level at Abandonment Surface Elevation:
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. 13910 SW Galbreath Drive, Suite 102
Genp ‘@'Eﬁ@ Sherwood, Oregon 97140 TEST PIT LOG
e 1el: (503) 625-4455 Fax: (503) 625-4405
Project: Renaissance at Rychlick Farm Subdivision : .
ect No. 11-24 -
Sherwood, Oregon Proj 87 | TestPitNo. TP-3
-1 2181 2|,s| &
£ 1382 2 |28s|2e|s2 Material Description
S o288 E |F2T|=5|" s
2718 |5 78] &
N Moderately organic SILT (OL-ML), brown, roots throughout, moist (Topsoil)
1— 1.0
2115 Stiff to very stiff, SILT (ML), light brown, trace fine roots throughout, subtle
] orange and gray mottling, trace black staining, moist (Native Soil Horizon)
3+ 2.0
4— 45
s | | | | b
6_ .
| Very stiff, SILT (ML), trace fine grained sand, light brown, subtle orange and
7 gray mottling, micaceous, trace black staining, moist (Willamette Formation)
8_
9
10— Test Pit Terminated at 9 Feet.
11
— Note: No seepage or groundwater encountered.
12—
137
14—
16—
16—
17
LEGEND -
Date Excavated: 1/10/2012
100to ‘:‘0 é ;; Logged By: B. Rapp
Bag Sample BucketSample Shelby Tube Sample  Seepage  Water Bearing Zone Water Level at Abandonment Surface EIevation:
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_/f @ 13910 SW Galbreath Drive, Suite 102
4 \\E ’
Sherwood, Oregon 97140 TEST PIT LOG
'n Tel: (503) 625-4455 Fax: (503) 625-4405
Project: Renaissance at Rychlick Farm Subdivision : .
. 11-2487
Sherwood, Oregon Project No. 11-248 Test PitNo. TP-4
-l &l &8 =z |.,8| &
€ |stg| S 22555 (5%
B [828 2 |205|5¢|8€ Material Description
A leeeg| E |=2T=8 @
& ] a | ° o o
Highly organic SILT (OL-ML), brown, 3 inch thick root mat, fine roots throughout,
7 | raoist (Topsoil)
1— 0.5
2= 1.0 Medium stiff to very stiff, SILT (ML), light brown, trace fine roots throughout,
7 subtle orange and gray mottling, trace black staining, moist (Native Soil Horizon)
34 20
4— 2.0
s | 1 | | b
6—— -
] Very stiff, SILT (ML), trace fine grained sand, light brown, subtle orange and
7 gray mottling, micaceous, trace black staining, moist (Willamette Formation)
]
8_
9_
- Test Pit Terminated at 8.5 Feet.
10—
11— Note: No seepage or groundwater encountered.
12—
13
14—
15
16—
17
LEGEND
- Date Excavated: 1/10/2012
d“ % g Logged By: B.R
ne “ 4 ogged By: B. Rapp
Bag Sample BucketSampIe Shelby Tube Sample  Seepage  Water Bearing Zone Water Level at Abandonment Surface Elevation:
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I 13910 SW Galbreath Drive, Suite 102
G{“{P m Sherwood, Oregon 97140 TEST PIT LOG
e Tel: (503) 625-4455 Fax: (503) 625-4405
Project: Renaissance at Rychlick Farm Subdivision Proiect N _ .
Sherwood, Oregon roject No. 11-2487 Test PitNo. TP-5
3 8 s| 2
€52l & [28-{2E 58
2882 & [285|2sz|88 Material Description
A l|ce] E |F2~IsS§ ©
gl 8 [ 5|78 &
1 : 05 Medium stiff, SILT (OL-ML), brown, with organics and woody debris throughout,
’ moist (Fill)
2-{ 05
—10{ | | [T~~~ T TTTTTTTTT T T T T T T T T T T T T T T
320 Stiff to very stiff, SILT (ML), light brown, trace fine roots throughout, subtle
| orange and gray mottling, trace black staining, moist (Native Soil Horizon)
4— 4.0
5.._
s—- | ! ! | F—---------—————————— 1
7— Very stiff, SILT (ML), trace fine grained sand, light brown, subtle orange and
] gray mottling, micaceous, trace black staining, moist (Willamette Formation)
8_.
9
10— Test Pit Terminated at 9 Feet.
11
— Note: No seepage or groundwater encountered.
12—
13
14—
16—
16—
17
LEGEND z
> Date Excavated: 1/10/2012
‘:6‘ ;; Logged By: B. Rapp
Bag Sample Bucket Sample Shelby Tube Sample  Seepage Water Bearing Zone  Water Level at Abandonment Surface Elevation:
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717 13910 SW Galbreath Drive, Suite 102
EG%{F GIffi@ Sherwood, Oregon 97140 TEST PIT LOG
Tk 1el: (503) 6254455 Fax: (503) 625-4405
Project: Renaissance at Rychlick Farm Subdivision Proi :
roject No. 11-24 -
Sherwood, Oregon J 87 Test PitNo.  TP-6
-~ 813 2 sl &
€lstel £ |22g(55 88
g SEgl & (2035|2882 Material Description
Alecd| E |[mFx¥[s5|7=
K S o o a
_ Highly organic SILT (OL-ML), dark brown, roots throughout, loose, moist (Topsoil)
S X2 e
2-1 25 Medium stiff to very stiff, SILT (ML), light brown, trace fine roots throughout,
] subtle orange and gray mottling, trace black staining, moist (Native Soil Horizon)
315
4— 15
5_
e | I | 1 P
] Very stiff, SILT (ML), trace fine grained sand, light brown, subtle orange and
7 gray mottling, micaceous, trace black staining, moist (Willamette Formation)
8
9— Test Pit Terminated at 8 Feet.
10—
— Note: No seepage or groundwater encountered.
11
12—
13
14—
16—
16—
17
LEGEND s
Date Excavated: 1/10/2012
o V
100to 43‘0 5; Logged By: B. Rapp
Bag Sample BucketSampIe Shelby Tube Sample  Seepage  Water Bearing Zone Water Level at Abandonment Surface Elevation:
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“E . 13910 SW Galbreath Drive, Suite 102
Ee-/n,é Gifi§ Sherwood, Oregon 97140 TEST PIT LOG
ST Tel: (503) 625-4455 Fax: (503) 625-4405
Project: Renaissance at Rychlick Farm Subdivision Proi :
roject No. 11-2487 . -
Sherwood, Oregon J TestPitNo.  TP-7
| 81 8| = |.g]| &
g |1852| & |203|8¢e|SE Material Description
e oacE £ =27 = S ©
g1 8|5 |8 &
- | Moderately organic SILT (OL-ML), brown, roots throughout, moist (Topsoil) _ _ |
1— 05
2-1 1.0 Medium stiff to very stiff, SILT (ML), light brown, trace fine roots throughout,
7 subtle orange and gray mottling, trace charcoal fragments, moist (Native Soil
3 15 Horizon)
4— 3.0
s4 | ! | | F-——————————————————————— e
6 Very stiff, SILT (ML), trace fine grained sand, light brown, subtle orange and
— gray mottling, micaceous, trace black staining, moist (Willamette Formation)
7__
8
9— Test Pit Terminated at 8 Feet.
10—
—] Note: No seepage or groundwater encountered.
11
12—
13
14—
15—
16—
17—
LEGEND 5
Date Excavated: 1/10/2012
— V
10010 ‘:“ é g Logged By: B. Rapp
Bag Sample BucketSample Shelby Tube Sample  Seepage  Water Bearing Zone Water Level at Abandonment Surface Elevation:
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_/Y 7% 13910 SW Galbreath Drive, Suite 102
ﬂenﬂiﬁg [fﬁ@ Sherwood, Oregon 97140 TEST PIT LOG
B Tel: (503) 625-4455 Fax: (503) 6254405
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