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DESCRIPTION OF PROPOSAL

Background
A brick manufacturing plant operated from the site between 1890 and 1893 and supplied
bricks for buildings both within Sherwood as well as the City of Portland. After fires
damaged much of the City at the turn of the 20th Century, the Graves Cannery was built
on the site in 1918. The cannery processed a variety of fruit until it closed in 1971 . The
buildings were mostly underutilized over the next 30 years for a variety of warehousing
and light manufacturing until the buildings were demolished in 2007.

The City established an urban renewal district for Old Town in 2000, developed a
downtown streets master plan in 2003 and completed the first phase of the downtown
streets project in 2005. This included 'curbless' reverse crown streets and a new rail
crossing at Pine Street providing a vehicular and pedestrian connection from the Old
Cannery Area to the Old Town core.

The City of Sherwood, recognizing the unique opportunity to redevelop the cannery area
as a mixed-use development that would complement Old Town, implemented special
"Old Cannery" design standards and regulations within the Zoning Code beginning in
2002. With the intent of using urban renewal funds and to work in partnership with a
private developer, the City purchased the property in 2O04. In 2008, the City reached
agreement with Capstone Partners LLC to enter into a public-private partnership to
develop the property.

Proposal
The 6.4-acre site is mostly flat and cleared. lt is currently separated by Pine Street with
the majority of the property (5.4 acres) located east of Pine Street. A small wetland
exists off-site to the south of the property. The mixed-use project is proposed to be built
in up to 10 phases beyond construction of the public infrastructure. The streets and
plaza will be constructed first and subsequent phases sequenced based on private
market demand conditions. The applicant proposes the following phases of construction
as shown on the Phasing Plan Sheet C2.3 of the plan set. Timing of and number of
individual phases will be proposed and approved as part of a Final Development Plan.

* Construction of Streets - New streets are proposed including Columbia Street
east of Pine Street and Highland Drive south of Columbia Street. A portion of
Pine Street would be redeveloped as well as Columbia Street west of Pine Street.
Willamette and Washington Streets would have site frontage improvements
made. The construction of the streets would also include completion of the
stormwater facility proposed west of the Machine Works Phase.

This will be constructed first and would likely start in 2010.

{. Public Plaza - This includes completion of the public plaza. This would likely be
constructed concurrently with the streets.

Sherwood Cannery Square PUD
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1) West Phase - This would include a one-story retail building of approximately
3,750 square feet and 31-space off-street parking lot to be shared with the
Machine Works Phase.

2) East Phase - This includes construction of a two-story, approximately 13,800
square foot building with ground floor service, office or retail and second floor
office space. A 36-space parking lot would be constructed east of this building
with this phase.

3) South Phase - This includes construction of a one-story, approximate 4,000
square foot service, retail or office building and B-space parking lot.

4) West Residential Phase - This includes construction of a three-story multi-family
building with 52 units and a S3-space parking lot.

5) East Residential Phase - This includes construction of a three-story multi{amily
building with 49 units and a 48-space parking lot.

6) Machine Works Phase - This would include renovation of the existing 13,OSO
square foot Machine Works building which is owned by the City of Sherwood.
The building would be converted by the City, for a use that is not yet determined
but may include retail, seruice or public nonprofit uses.

7) NE Phase - Four conceptual alternatives have been identified and will include
commercial uses and associated off-street parking. At this time the applicant
proposes to divide the NE Phase into four lots as shown on the subdivision plat
(Sheet C2.2). These lot configurations would be adjusted or consolidated to suit
the future build-out of the NE Phase which will include 1 to 4 lots depending on
alternative or configuration and future market conditions. Each lot in the NE
Phase could be a separate phase of development. Therefore the NE phase
would have between 1 and 4 internal phases, one phase per lot with the overall
PUD having up to 10 phases excluding street and plaza construction (see Sheets
C2A and C2.51or further details).

Parking
Parking will be provided both on-street and off-street. For the two multi-family buildings,
required parking will be provided off-street for each building. Eight on-street spaces are
provided on Highland Drive for additional parking. For the commercial uses, parking will
be supporled by each phase with off-street parking lots and use of on-street parking
spaces.

Grading
The site is mostly flat and will allow balanced cut and fill without having to export or
import fill material

Stormwater
Stormwater treatment is required, however detention is not needed per Clean Water
Services standards. The applicant intends to treat stormwater runoff through 'green

Sherwood Cannery Square PUD
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street' treatments that use low impact development (LlD) techniques. This will include
several planter boxes next to the road, next to buildings and within the parking lots that
will naturally filter water before it is discharged into the piped public stormwater system
that flows to Cedar Creek and ultimately the Tualatin River. Also proposed is a
stormwater garden feature west of the Machine Works Buildíng. The intent of this
feature is to provide an urban-style water treatmenVwater feature amenity that people will
find creative and innovative as opposed to a standard stormwater swale that is often
considered to be an eyesore. A portion of this area could be used as a potential outdoor
seating area or courtyard for the Machine Works Building.

Sanitary Sewer
Public gravity sanitary sewer will be installed in Highland Drive and Columbia Street. All
buildings will be connected to the system that will connect into the existing sewer west of
the project.

Water
A public waterline loop will be placed within Columbia Street and Highland Drive and
each building will be connected to a public waterline.

Site and Architectural Design
Central to the design is the creation of a new public plaza. The plaza will be paved with
brick and will incorporate such amenities as an interactive water feature, public art,
covered trellises, lawn area and landscape planters. The plaza is intended to become a
central meeting area for Old Town as it will be located adjacent to the City Hall/Library,
an already active area of Old Town. lt is intended to also provide additional space for
Sherwood festivals and events and may be used as a small amphitheater.

Street design will incorporate green street treatments as well as some angled on-street
parking. Curbless streets will be used near the proposed plaza to allow streets to be
closed for events and act as a larger plaza area. This will also provide a transition from
surrounding curb streets to curbless downtown streets and create a gateway to the
downtown area.

The applicant is proposing to use sustainable development and construction standards
and materials.

PUD Modification Request
The applicant is requesting the project be approved as a Planned Unit Development
(PUD). The applicant requests that the following standards be modified or allowed
through the PUD process:

1) HDR 20{oot front setback - Multi-family buildings will be placed at the property/right-
of-way line on Columbia Street.
HDR 30{oot street-side setback - Multi-family buildings will be placed at the
property/right-of-way line of Highland Drive.
Allow HDR multi{amily use in poftion of RC zone.
Modify downtown street standards - An alternative road design that will include a
varying street section with green street treatments, angled parking, curb and curbless

2)

3)
4)

Sherwood Cannery Square PUD
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street section is proposed. A street modification is likewise being requested to allow
this alternative street section.

5) Allow a larger percentage of compact spaces up to 50% vs. the standard of 25"/".
Ïhese compact spaces would be larger than standard 8-foot by 18-foot and would be
9-foot by 18 foot.

6) Old Cannery Design Standards

The following modifications are proposed (see Pattern Book for details):

1. Reinforce the Corner:
a. Machine Works Building: The plaza corner is proposed to be reinforced as

opposed to the corner identified by code.
2. Main Entrance:

a. East Building: The east building will comply with the intent of the code, but not
the letter of the code. The main entries willfront on the public plaza not a
public street. Aplaza was not contemplated in the original code.

b. Machine Works Building: Entry will not be located on a public street as
required by code (see Pattern Book for Details).

3. Exterior Finish Materials:
a. South, West, East, and NE Phase buildings: Request to use either exposed

concrete, or pre-cast concrete, to reinforce the base of the buildings. Exposed
concrete is proposed to give a base for the brick to be placed upon and
provide a solid prominent corner feature. Since brick is already being used,
few, if any, substantial-looking materials are available that can adequately
provide a sturdy-looking base and contrast to the brick

b. Machine Works Building: Exterior materials will not comply with code (see
recommended conditions and material outlined in the pattern book ).

4. Ground Floor Windows:
a. Machine Works Building: The exlsting grades are such that some of the

ground floor windows will be higher than 4-feet above grade.
5. Roof:

a. Machine Works: The existing roof is a bow-string truss and does not comply
with the code. The roof form is to remain as currently built.

6. Base of Buildings
a. Machine Works: The Machine Works Building does not currently have, or will

have, a base compliant with this requirement.

The flexibility afforded by the PUD process will allow an innovative street design and
integrate public and private spaces. This will give the area an identity and sense of place
within the Sherwood Old Town core.

Authority and Approval Request
The applicant requests approval of a Type V PUD Preliminary Development Plan,
Preliminary Subdivision & Partial Replat and TSP Plan Amendment. This will require at
least one public hearing before the Sherwood Planning Commission and one public
hearing before the Sherwood City Council. The Planning Commission will make
recommendation to the City Council. After approval of the PUD Preliminary
Development Plan, the applicant will submit for approval of a Final Development Plan
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il.

with phasing plan and Site Plan Approval that will similarly require a hearing before the
Planning Commission.

RESPONSE TO APPLICABLE APPROVAL CRITERIA AND CODE

Response: Responses to all applicable sections of the Gity of Sherwood Zoning and
Community Development Code, Part 3 of the City Comprehensive Plan are includêd below.
Sections that are not applicable may be omitted, and sections not requiring a response will be
marked as Noted.

SHERWOOD ZONING AND COMMUNITY DEVELOPMENT CODE

Division ll - Land Use and Development

16.20 - Hiqh Densitv Residential IHDRI

16.20.020 - HDR Permitted Uses

Response: HDR uses are permitted in both the Retail Commercial (RC) and HDR zoning
districts within a Planned Unit Development. The proposed multi-family buildings will straddle

both zones as a permitted use.

16.20.040 - HDR Dimensional Standards

A. Lot Dimensions

Response: The density for the HDR district is prescribed by the lot area that requires 8,000
square feet for two units plus 1,500 for each additional unit. Since the proposal is a PUD, the
net buildable area of the site was used to calculate maximum density. After road right-of-way
and wetland buffer tracts are removed, the total net area of the site is 213,862 square feet,
allowing a maximum of 139 units. The two multi{amily buildings will have no more than 101
units and will not exceed this standard.

The two multi{amily lots will be wider than 25 feet at the front property line and deeper than 80
feet.

Setbacks

1. Front yard: (20) feet.

Response: Both of the multi-family lots, Lots 9 and 10 shown on preliminary plat (Sheet C2.2),
will be through lots and therefore will have front setbacks on both Columbia Street and Highland
Drive frontages. Both buildings will be constructed at the property line on Columbia Street. Zero
lot line development is typical of urban development within Old Town Sherwood and is
compatible with the intent of the Old Cannery area standards. The applicant requests that this
standard be rnodified from 20-leet to zero for the Columbia Street frontage as part of the

B.
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Preliminary PUD approval. Both residential buildings will be setback approximately 50 feet from
the Willamette Street , exceeding the 20joot minimum setback.

2. Side yard, Greater than 24 feet in height: (See setback requirements in Section
16.68.0308)

16.68.030(8). Interior Side Setback and Side Yard Plane. When a structure exceed
twenty four (24) feet in height:

1. The minimum interior side setback is five (5) feet, provided that elevations or
portions of elevations exceeding twenty four (24) feet in height shall be setback
from interior property line(s) an additional one-half (1/2) foot for every one (1)
foot in height over twenty four (24) feet (see example below); and

2. All interior side elevations exceeding twenty four (24) feet in height shall be
divided into smaller areas or planes to minimize the appearance of bulk to
properties abutting the side elevation: When the side elevation of such a
structure is more than 750 square feet in area, the elevation shall be divided
into distinct planes of 750 square feet or less. For the purposes of this standard,
a distinct plane is an elevation or a portion of an elevation that is separated
from other wall planes, resulting in a recessed or projecting section of the
structure that proiects or recedes at least two (2) feet from the adjacent plane,
for a length of at least six (6) feet. The maximum side yard plane may be
increased by ten percent (10%) for every additional five (5) feet of side yard
setback provided beyond the five (5) faot minimum.

Response: The side yard setback is proposed to be 5 feet. The side setback is determined to
be the interior lot line for both multi-family buildings. This will be the west lot line for the West
Building and the east lot line for the East Building. This was determined to be the side lot line
because both lots are through lots with front setbacks on both Columbia and Willamette Streets.
The HDR zone requires a corner street setback and therefore the interior lot line was determined
as the line opposite the 3O-foot corner street setback of Highland Drive.

The applicant intends to break up the plane of the building through recessed outdoor deck areas
and material choices. The details of these elevations will be provided at time of Final

Plan and Site Plan Review.

Sherwood Cannery Square PUD
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3. Corner Street Side Yard: 30 feet

Response: The multi{amily buildings are proposed to be constructed at the property line on
Highland Drive. The 3O-foot setback standard is proposed to be modified to zero through the
PUD process to provide an urban{ype structure similar and in character with Old Town
Sherwood and Cann Standards.

4. Rear yard: (20) feet.

Response: Does not apply. The proposed lots are through lots and therefore there is no rear
setback, instead there are two front setbacks, a corner street setback and an interior side
setback.

C. Height

Except as otherwise provided for accessory structures, or for townhomes under Chapter
16.44, or for infill development under Chapter 16.68, the maximum height of structures
shall be three (3) stories or forty (40) feet, whichever rs /ess. Chimneys, solar and wind
energy devices, radio and TV aerials, and similar structures attached to residential
dwellings and accessory buildings, may exceed this height limitation by up to twenty (20)
feet.

Response: Since the site is within the Old Cannery Area of the Sherwood Old Town Overlay,
the Old Cannery Standards apply. The standard is 50 feet or four stories in the Old Cannery
Area per Section 16.162.060(C). The height of the multi{amily buildings is proposed at three
stories and 40 feet. This will be confirmed at time of Final Development Plan and Site Plan
Review.

16.28 - Retail Commercial (RC)

16.28.020 - RC Permitted Uses

16.28.050 - RC Dimensional Standards

A. Lot Dimensions

1. Lot Area: 5,OOO square feet

Response: Both multi-family buildings will straddle the HDR/RC zoning boundary with part of
the building residing within the RC zone. Multi{amily uses are allowed in the RC zone within a
Planned Unit Development as proposed. Three commercial buildings are proposed with one
building having a second story office space. The area termed the NE Phase (see Sheet C2.3 to
C2.5) proposes four development alternatives as examples of the range of potential buildouts
with a maximum building area not exceeding the total building area specified in the Traffic
lmpact Study prepared by DKS Associates dated January 2009. The commercial buildings are
intended to be flexible and used as commercial uses within the RC district.

Sherwood Cannery Square PUD
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I Response: All RC lots are in excess of 5,000 square feet

2. Lot width at front propefty line: 40 feet

I R""pon"", All RC lot" ur" in 
"*r"r. 

of 40 f""t 
"t 

th. front prop

3. Lot width at front building line: 40 feet

B.

Response: All RC lots are in excess of 40 feet at the buildino line.

Setbacks

1. Front Yard: None, except when the lot abuts a residential zone,
be that required in the residential zone.

the front yard shall

Yard: None, except ten (10) feet where adjoining a residential zone or publ¡

Response: None of the RC buildings have a side yard that abuts residential. Thé front )rard of
the East Building will not have a setback from the public plaza area as the building will fáce the

elq be an integral component of the public

3' Rear Yard: None, except ten (10) feet where adjoining a residential zone or public
. park.

Response: The South Building (commercial building) has residential HDR property at the rear
(south end) of the building. The building is 50 feet from the rear (south) property line exceeding
this standard.

Height

Except as otherwise provided, the maximum height of structures shatl be fifty (50) feet,
except that structures within one-hundred (100) feet of a residential zone shalt be i¡mned
to the height requirements of that residential area. Structures over fifty (50) feet in height
may be permitted as conditional uses, subject to Chapter 16.92.

2. Side
park.

I

c.

Response: At this conceptual level, the East Building constructed near tfre ptazá witt nave
ground floor retail, services and office space and upper story office space. This two-story
building will be approximately 34 feet tall. The other proposed retail, service and office buildingó
will be approximately 20 feet tall and have one story.

Building height will be established at time of Final Development Plan and Site plan Review for
these buildinqs.
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16.40 - Planned Unit Development

16.40.010 Purpose

A. PUDs integrate buildings, land use, transportation facilities, utility systems and open
space through an overall site design on a single parcel of land or multiple properties
under one or more ownerships. The PUD process allows creativity and flexibility in site
design and review which cannot be achieved through a strict adherence to existing
zoning and subdivision standards.

The PUD district is intended to achieve the following obiectives:

1. Encourage efficient use of land and resources that can result in savings to the
community, consumers and developers.
Preserue valuable landscape, terrain and other environmental features and
amenities as described in the Comprehensive PIan or through site investigations.
Provide diversified and innovative living, working or neighborhood shopping
environments that take into consideration community needs and activity patterns.
Achieve maximum energy efficiency in land uses.
Promote innovative, pedestrian-friendly, and human scale design in architecture
and/or other site features that enhance the community or natural environment.

Besponse: The Old Cannery area is unique as it provides over 6 acres of land for
redevelopment adjacent to the existing Old Town Sherwood core. The PUD allows creativity in

the street layout and placement and clustering of buildings. Getting more people to live and
shop downtown adds to the City's vitality, economy, and sense of place. Building greater
density downtown limits the need to expand the urban growth boundary and preserves farm,
forest lands and open spaces. The proposed design will have open storefronts and canopies,
wide sidewalks and curbless street areas to encourage walking and drivers to slow down. The
proposed commercial buildings will be of human scale and be a classic "main street'design with
open storefronts and canopies that will complement Old Town yet be distinctive to the project
site.

B.

3.

4.
5.

Sherwood Cannery Square PUD
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Response: The site parcels are collectively known as the Old Cannery parcels since the site
was used as a fruit cannery for many years. The intent of the PUD is to design the site as one
cohesive development with orderly and appropriately designed buildings and streets to address
surroundings. The public plaza location was selected since this is near the Library/City Hall
building that is a central area for Sherwood. The plaza will provide a space to congregate and
act as the City's living room. The two-story East Building will backdrop the plaza and have
storefronts that encourage people to congregate and enjoy the outdoor space. All commercial
buildings will incorporate an open storefront built to the street and will be constructed of
materials that are both distinctive and complementary to the existing development style of the
Old Town Sherwood core. The history of the site as a brick manufacturing plant that existed
prior to the site's use as a cannery will encourage the use of brick as a theme of major finish
materials for the plaza and commercial buildings. The multi{amily buildings are placed in the
southeast corner of the site to provide a transition in massing and scale from the smaller
commercial buildings. Providing downtown living will provide customers and active pedestrians
within downtown. vitalto a health in Old Town.



Building walls act as an edge and provide a distinct sense of enclosure along the street. The
Old Cannery area, once populated by several large buildings with no direct relationship between
façade and street, must now establish a pedestrian scale as an extension of the existing
downtown, bridging the gap between downtown and the adjacent neighborhoods. Sidewalks
alone cannot achieve this, but continual facades on blocks, with varied horizontal and vertical
divisions add interest and detail to the physical and experiential aspect of moving through an
urban area. lmprovements to the Old Cannery area, including new streets, sidewalks and
building facades, will be carefully placed to expand and reinforce the best qualities of historic
Sherwood. The multi{amily structures will have a residential look with balconies and use of a
mixture of materials and windows. Perimeter landscaping planters and changes in elevation and
details will break the plane of the building and make the structure for people to walk

1 6.40.020 Preliminary Development Plan

A. Generally

A PUD Preliminary Development Plan shall be submitted for the review and approval in
accordance with Chapter 16.72. PUDs shall be considered: a) on sites that are unusually
constrained or limited in development potential, as compared to other land with the same
underlying zoning designation, because of: natural features such as floodplains,
wetlands, and ertreme topography, or man-made features, such as parcel configuration
and surrounding development; b.) on parcels of land within the Urban Renewal District
where flexibility and creativity in design may result in greater public benefit than strict
adherence to the code; or c.) in other areas deemed appropriate by Council through
concept planning due to the conceptual layout or nature of the concept plan required by
Metro UGB expansion.

Response: The applicant finds that the proposal is eligible for a PUD under "b.)" since the area
is in the urban renewal district. The second component of "b.)"is that a PUD involve parcels
where flexibility and creativity in design will result in greater public benefit than strict adherence
to the code.

The site is zoned both Retail Commercial (RC) and High Density Residential (HDR) and is within
the Old Cannery Area of the Old Town Overlay. The RC zoning permits a wide range of
commerciaf uses and the Old Cannery Area allows apartments on upper floors within the RC
zone. For apartments contained within upper floors in the RC zone there is no density limit and
therefore no maximum number of units. The HDR zoning limits density by allowing multi-family
at a maximum density of 2 units for first 8,000 square feet of lot area and 1 unit per 1,500 square
feet after the first two units.

Therefore there is a wide range of uses and configurations that could be constructed on the site.
This makes an "apples to apples" comparison of the PUD proposal to what could be constructed
under the standard code difficult. The most straight forward way to determine if the proposal
has a greater public benefit is to compare the proposal to how it would need to be amended to
meet the standard code.

PUD Request Background
Sherwood Cannery Square PUD
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First, it is important to understand the reasons for the applicant's PUD request. The PUD is
requested for four reasons:

1) Allow flexible street standards to both improve on existing standards and to build
street sections that area appropriate for proposed land uses.

2) Allow ground floor multi-family housing within a small portion of the RC zone
(Multi-family is only allowed on upper floors in RC in a non-PUD)

3) Allow additional units on the HDR zoned property. (This will not allow an
increase in density for the project since 139 units are allowed within the entire
PUD and 101 units are proposed).

4) Build a plaza as a means to satisfy the PUD minimum open space requirement.

Comparison PUD vs. Standard Gode
Outside of the modified street design and a few design standards, the modifications being
requested through the PUD are limited to the southeastern area of the site and the plaza design.
The southeast area includes proposed Lots g and 10 that will contain a multi-family building on
each lot. These lots will be split zoned so approximately the north 1/3 of each lot will be zoned
RC and the southern 2/3 zoned HDR, so the buildings will straddle the RC/HDR zoning
boundary.

Since RC limits multi{amily to upper floors, the applicant must apply for a PUD which allows
multi{amily-only buildings when constructed to HDR standards. Since HDR standards have
density provisions, the PUD triggers a maximum density that applies to the entire PUD. The
PUD does allow density to be calculated based on the entire buildable acreage of the PUD and
clustered in one area of the PUD. Therefore PUD density clustering can allow additional units in
HDR zoned areas above the base density through the clustering provisions.

For comparison of the PUD proposal to what could be done under the base zone standards the
following questions must be answered:

How many additionat units of mutti-famity are proposed in the HDR portion of each tot that would
not be allowed by the underlying zoning?

The HDR zone is in the southeastern area of the site and occupies approximately 1.4 acres and
2/3 oÍ both proposed multi{amily lots. Assuming that Highland Drive would need to be extended
regardless if the site were developed as a PUD or under the standard code provisions,
approximately 9,800 square feet would need to be dedicated for Highland Drive and 975 square
feet for a wetland buffer tract leaving 4O,2Og square feet of HDR land to be developed. The
units allowed in the HDR zoned area would be approximately 30 units. The RC/HDR zoning line
divides each building so the narrow southern wing of each building is the only portion of the
building within the HDR zone (see graphic below).

Sherwood Cannery Square PUD
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The total units proposed within the HDR zone under this proposal is 25 units per building or SO
units. So the applicant is proposing 20 additional units within HDR than the 30 units allowed by
the base HDR density provisions.

What modifications to the proposalcould be done to meet the undertying code?

lf the applicant chose not to pursue a PUD, the ground floor could be replaced with a
commercial use and a fourth story of apartments added to the northern RC-zoned area of the
propefty. This fourth story could make up for the lost units on the ground floor and maximize
development potential. This additional floor could be added since the Old Cannery Standards
allow four stories or a 50 foot maximum height. Parking could be accommodated within the
HDR area of the site in a parking garage as no provision of the code prohibits parking in the
HDR for uses on the same parcel of land.

The PUD does allow the HDR setbacks to be varied so without the PUD, the HDR portion would
need to meet the HDR setbacks. To meet setbacks the southern wing would need to be moved
so it meets the 3O-foot setback from Highland Drive. The RC portion of the property does not
require setback in the Old Town Overlay so the building could maintain a zero setback in this
zone. The graphic below shows areas where the proposal could be modified to meet the
underlying code.
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Conclusion - Fublic Benefits Test
The above analysis shows that the site could be modified to meet the underlying zoning. The
applicant finds that the proposal is more within the public interest by providing a design that
limits massing and density along the southern and western property lines nearest to lower
density residential development. lt will also provide a livelier neighborhood with a more compact
streetscape and more "eyes on the street" providing an attractive place to live within easy
walking distance to Old Town enhancing the viability of the Cannery area. Further allowing
residential only in the southern area of the site where ground floor commercial is required is
more compatible as it provides a better transition in uses. This transition goes from low density
residential to high density residential to commercial and ultimately the Old Town core. ln
addition, the applicant could provide units by placing them on upper floors in other commercial
areas where they are not currently proposed which is allowed outright in the RC zone without
density limitation. However, the applicant finds that these units would be too close to the
railroad tracks and would not be a desirable residential location.

In addition to the public benefits allowed through modification of uses and development
standards, there are direct public benefits that are not required under the standard zoning that
could be eliminated from the proposal if it were not a PUD. This includes the required public
plaza and flexible street standards.

The plaza will act as the new "Living Room" for Sherwood's Old Town with amenities such as a
water feature that will provide outdoor summer activity for families next to the Library (see
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architectural pattern book for more details). Streets will provide green street treatments with a
varied "curbless" and standard curbs to tie into Old Town and allow for street closures for events
and expansion of the plaza area. Parallel parking will be provided to make sidewalks safer and
enhance viability of retail areas. The green street stormwater planters will provide superior
water quality and environmental benefits not allowed by the typical street sections and design
requirements.

For these reasons greater public benefit will be achieved through the proposed PUD that would
not otherwise be allowed or required bv the standard

Content

The Preliminary Development Ptan application shatt include the fotlowing documentation:

1. Existing conditions map(s) showing: Atl properties, existing uses, and zoning
districts within three hundred (300) feet, topography at five (5) foot interuals,
floodplain, significant natural vegetation and features, private and public facitities
including but not limited to utilities, streets, parks, and buildings, historic and
cultural resources, property,boundaries, lot lines, and lot dimensions and area.

Response: This is provided on the existing conditions plan contained in the plan set, Sheeì
c2.0.

Listing of all property owners adjacent to the plJD as per Section 16.72.020,
including names and addresses, and a listing of all persons, including names and
addresses, with an interest in the propefty subject to the plJD apptication.

2.

Ma !gÞg!s within 100 feet of the site have been provided.

Proposal map(s) showing: Alterations to topography, floodplain, natural
vegetation, trees and woodlands, and other natural features, all streets, utitity
alignments and easements, parks and open space, historic and cultural
resoLtrces, other public and utility structures, and any other dedicated land
features or structures, the parceling, lot consolidation, adjustments, or subdivision
of land including basic parcel dimensions and areas, the phasing of the puD,
siting and orientation of proposed new structures, including an identification of
their intended use.

3.

Plans that address these standards are contained within the plan set.

Narrative describing: the intent of the PIJD and how generat PUD standards as
per this Chapter are meL details of the pariicular uses, densities, building types
and architectural controls proposed, form of ownership, occupancy and
responsibility for maintenance for all uses and facilities, trees and woodlands,
public facilities to be provided, specific variations from the standards of any
uhderlying zoning district or other provisions of this Code, and a schedule of
development.

4.
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Response: The architectural controls will involve the pattern book, the preliminary PUD and
final development plan approvals. The public plaza will be owned and maintained by the City of
Sherwood along with the public streets. All spaces on private property will be maintained by the
applicant its successors and/or assignees. Any plaza areas created near private buildings will
be owned and maintained by the applicant its successors and/or assignees. Details regarding
any proposed plazas are not defined at this point but details will be provided at the time of final
development plan and site plan approval that will need to be approved by the Planning
Gommission.

lf the PUD involves the subdivision of land, the proposal shall also include a
preliminary subdivision plat and meet all requirements of Chapter 16.122. The
preliminary subdivision shallbe processed concurrently with the PUD.

Response: This PUD includes a subdivision of land and all of the requirements for a
preliminary plat have been provided. The preliminary plat and road construction details are

within the Plan Set. This narrative addresses applicable code standards and criterion.

Architectural Pattern Book: A compendium of architectural elevations, details, and
colors of each building type shall be submitted with any PUD application. The
designs shall conform to the site plan urban design criteria in Section
16.90.020(G) or any other applicable standards in this Code. A pattern book shall
act as the architectural control for the homeowner's associationt or the
commercial owner. An Architectural Pattern Book shall address the following:

a. lllustrative areas withÍn the development application covered by the
pattern book.

b. An explanation of how the pattern book is organized, and how it is to be
used.

c. Define specific standards for architecture, color, texture, materials, and
other design elements.

d. Include a measurement or checklist system to facilitate review of the
development for conformity with the pattern book.

e. Include the following information for each building type permitted outright
or conditionally proposed in the PUD:

i. Massing, facades, elevations, roof forms, proportions, materials,
and color palette.

ii. Architectural relevance or vernacular to the Pacific Northwest.
iii. Doors, windows, siding, and entrances, including sash and trim

details.
iv. Porches, chimneys, light fixtures, and any other unique details,

ornamentation, or accents.
v. A fencing plan with details that addresses the relationship between

public space and maintainíng individual privacy subject to Section
16.58.030.

5.

6.
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C.

Response: An architectural pattern book containing these elements has been submitted with
this application. The Old Cannery Standards were used as a reference in developing the pattern
book.

Commission Review

The Commission shall review the application pursuant to Chapter 16.72 and may act to
recommend to the Council approval, approval with conditions or denial. The Commission
shall make their decision based on the following criteria:

1. The proposed development is in substantial conformance with the
Comprehensive Plan and is eligible for PUD consideration per 16.40.020.A,

Response: As stated above, the proposed development is a unique mixed-use urban project
meeting the intent of Section 16.40.020A.

The proposal complies with the Comprehensive Plan as follows:

Chapter 3 - Growth Management

Poticv Obiective 2.a - Focus growth into areas contiguous to existing development rather than "leap
frogging" over developable property.

Policv Obiective 2.b - Encourage development within the present city limits, especially on
large passed-over parcels that are available.

Response: Clearly this redevelopment site within Old Town Sherwood will focus development
next to the oldest area of town within the central core and prevents leap frog development by
redeveloping an area that has been vacant and run down for many years.

Chapter4-LandUse

Residential Polic:t I - The City willencourage the use of the Planned Unit Development (PUD) on parcels
of five acres or more in all residential land use categories in order to allow flexibility and innovation in site
development and land use compatibility.

Strategy:

*Higher density residential development witt be located so as to take advantage of arteriat and major
collector streets; nearby shopping, parks, mass transit and other major public facilities and seruices.

"All residentialdevelopment willbe located so as to minimize the impact of nonresidential uses and traffic.

*New housing will be located so as to be compatible with existing housing. lnfill and redevelopment
projects will not adversely affect established neighborhoods, and additional public notice will be required
for infill projects, as depicted on the "lnfill Notification Area" map, Map lV-í.

*Buffering techniques shall be used to prevent the adverse effects of one use upon another. These
techniques may include varying densities and types of residential use, design features and special
construction standards.
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*The City willencourage the use of the Planned Unit Development (PUD) on parcels of five acres or more
in all residential land use categories in order to allow flexibility and innovation in site development and
land use compatibility.

Response: The multi-family housing will be placed so it is in close proximity to Old Town
Sherwood allowing residents to walk to services such as the Sherwood Library and shopping.
Tri-Met Bus #94 stops in Old Town Sherwood and is within walking distance. The proposed
multi{amily buildings will be designed so the massing of the building is at least 50 feet away
from property lines of adjourning single-family residential property. A SOJoot setback is provided
along the south property line so that the massing of the building is not out of scale with the lower
density development along Willamette Street. An existing wetland and buffer as well as
landscaping and separation by Willamette Street will provide a more than adequate transition
buffer to lower density housing.

Residential Policv 2 - The City will insure that an adequate distribution of housing styles and tenures
are available.

Strategy:

*New developments will be encouraged to provide an adequate distribution of owner occupied and renter
occupied units of alltypes and densities.

Response: ïhe City currently has a high amount of low density residential housing. The multi-
family buildings will provide higher density units in close proximity to services limiting the need
for residents to drive to services.

Residential Polictt #3 - The City will insure the availability of affordable housing and locational choice for
allincome groups.

Strategy:

.The City will reduce housing costs by allocating land for smaller lot single family and manufactured
housing uses, providing multilamily housing opporiunities, expediting the development review process,
and assuring that an adequate supply of buildable land is available for all residential categories of use.

*Housing shallbe of a design and quality compatible with the neighborhood in which it is located.

Response: The multi-family buildings will add to the housing choices within the City. The City
has a high amount of single-family residential and a limited amount of housing in downtown.
The proposed multi-family housing will diversify the housing stock and place the proposed urban
style housing in its most appropriate place adjacent to the Old Town core.

Economic Policv 5 The City willseek to diversify and expand commercial and industrialdevelopment
in order to provide nearby job opportunities, and expand the tax base.

Strategy:

.The City will encourage the revitalization of the Old Town Commercial area by implementation of 1983's
"Old Town Revitalization Plan" and the Old Town Overlay Zone.

Sherwood Cannery Square PUD
Land Use Application Narratíve

Page 20 of 66
September 2009 (Second Submittal)



Response: The City expanded the Old Town Overlay District to include the Old Cannery area
in the early 2000s. The proposal to redevelop the Old Cannery to mixed use planned
development will meet the requirements of the Old Cannery District standards and therefore is
consistent with planning efforts for Old Town Sherwood.

Commercial Development Policv #1 - Commercial activities will be located so as to most conveniently
service customers.

Strategy:

*Community wide and neighborhood scale commercial centers will be established

*Commercial centers will be located so that they are easily accessible on major roadways by pedestrians,
auto and mass transit.

*Neighborhood commercial centers will be designated in or near residential areas upon application when
need and compatibility to the neighborhood can be shown.

Response: The proposed commercial spaces will expand the OId Town Area providing
walkable development within Old Town to a neighborhood scale. Surrounding residential
neighborhoods including the proposed 101 multi-family units will be within easy walking
distances of the proposed retail services of this development and existing services provided in
Old Town Sherwood.

Commercial Policv #2 - Commercial uses will be developed so as to complemenl rather than detract from
adjoining uses.

"The older downtown commercial area will be preserued as a business district and unique shopping area.

Response: The design of streets and plazaspace coupled with the brick-themed design of the
buildings and plaza will complement the scale and look of the existing Old Town Area.

Community Design Polictt I - The City will seek to enhance community identity, foster civic pride,
encourage community spirit, and stimulate social interaction through regulation of the physical design and
visual appearance of new development.

Strategy:

*Develop a civic/cultural center and plaza park as a community focus.

Response: A civic plaza space is proposed consistent with this policy.

Communitv Desion Policv 4 - Promote creativity, innovation and flexibility in structural and site design.

Strategy:

*Encourage the use of the Planned Unit Development technique for larger residential
commercial and industrial sites.

Response: The Old Cannery area is unique in that it is the largest undeveloped area in Old
Town Sherwood and presents a tremendous opportunity to build near the downtown core. The
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proposed mixed-use development is designed to both blend with the existing Old Town core but
also provide a distinctive district that will be perceived as both part of Old Town yet unique. The
public plaza will provide a central meeting area for downtown that will become part of Old Town
and will be located next to the City Hall and Library which is considered a major center of
Sherwood.

Old Town Sherwood provides a step-back-in-time experience that is all too often removed from
small towns, but with a modern twist. By preseruing existing buildings, and then adding new
complementary structures such as the Library/City Hall, downtown Sherwood remains a relevant
part of the community. City government operating in downtown sends a strong message that
downtown is not a forgotten zone and in fact remains as the center. As a distinctive destination,
the downtown invites locales and visitors alike to park their car and explore it on foot.

Events like the farmers' market, festivals, car shows and concerts bring a larger audience,
reinforcing the downtown as the heart of the community. The proposed plaza of the Old
Cannery area offers a new venue for existing events and opens new doors for bringing the
community together. Buildings for commercial use are planned that provide more options for
recreation, business and residential life in the core. lt sets the stage for a reasonable growth
pattern for downtown without compromising its current strengths.

The Old Cannery site is adjacent to a wetlands area with dense natural vegetation and
landscaping. Planners see this as a visual amenity, and will add a positive natural component to
the unique qualities of this part of town. For example, some portions of the pedestrian routes will
provide viewing of the wetlands, and residential units will benefit from its park-like setting.
Sherwood is an award-winning community, springing from a rich history but advancing with
progressive decision-making. Investing in downtown, commercial development and numerous
parks has set it apart from other small towns. The improvements to the Old Cannery site are
inspired by this very spirit, providing public and commercial spaces as stepping stones to
continued success.

The preliminary development plans include dedication of at least 15 percent of
the buildable portion of the site to the public in the form of usable open space,
park or other public space (subject to the review of the Parks & Recreation
Board) or to a private entity managed by a homeowners association.
Alternatively, if the project is located within the close proximity to existing pubtic
spaces such as parks, libraries or plazas, the development plan may propose not
less than 5% on-site public space with a detailed explanation of how the
proposed development and existing public spaces will together equally or better
meet community needs

Response: The Sherwood Cannery Square project is designed around a number of unique
open spaces that include a large central gathering space, pedestrian ways that allow for public
gatherings,and for respite and relaxation. These open spaces are located within close proximity
to Sherwood's Main Library and City Hall, Festival Streets, Pedestrian Promenade and S-blocks
from the City's Veterans' Park. The close proximity to these City amenities with the strategy to
maximize the use of the proposed open space will result in an open space system that is less
than 15o/o oÍ the buildable area, but greater than 5 percent that will equally or better meet
community needs. Under section 16.40.20(C)(2) a preliminary development can propose a

2.
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minimum of 5"/" open space. The net buildable area of the PUD is 213,862 square feet which
requires a minimum of 10,689 square feet of open space (5%).

At the center of the new development, the Cannery Square public plaza is a vibrant space
destined to become Sherwood's outdoor living room. By offering a mix of elements different
from Sherwood's current park inventory, it expands the City's ability to stage events from the
weekly farmers' market, to the annual Robin Hood Days. The Cannery Square also maintains
its engaging atmosphere on a daily basis with elements like an interactive water feature, public
art, and covered trellises. The majority of the Cannery Square ls paved with brick which
provides a beautiful and durable surface that recalls the history of the site as a major brick
manufacturer for the Portland region. A small lawn offers a softer area for informal activities,
kids play area and smaller events. The Cannery Square was designed with input from the City
of Sherwood Parks Committee, headed by Kristen Switzer, Community Services Manager for
the City of Sherwood. ldeas from the Committee were molded into form by the design team and
the resulting design was enthusiastically endorsed by the Committee. The Cannery Square is
12,004 square feet, which works out to 5.67" of the buildable area. For a more detailed
description of the Cannery Square and its elements, please review the narrative Cannery
Square in the Architectural Pattern Book.

As part of the plaza design, the streetscape and a portion of Columbia Street will utilize the
same brick paving materials as the Cannery Square. This announces the Cannery Square's
prominence as the center of the development and maximizes useable space by letting the plaza
overspill its edges during large events. plaza area alongside the South Building. Shaded by
mature willow trees on the neighboring property, the plaza offers a relaxed seating area.

Between the existing Machine Works Building and the West Building is another potential plaza
and pedestrian walk. The walk connects the public deck in the Stormwater Garden on
Washington Street to the Cannery Square across Pine Street, providing a pedestrian walkway
between the key open spaces. Smaller and less formal, these spaces offer a more subdued
character than the bustling Gannery Square. Stormwater is the theme of these open spaces.
Stormwater from across the development is shown off in different ways, running under
boardwalk runnels in the plaza, visible in stepped stormwater planters along the pedestrian
walkway and celebrated in the Stormwater Garden, where a large deck overlooks the facility at
work, providing a public gathering space against a lush backdrop.

3. That exceptions from the standards of the underlying zoning district are warranted by
the unique design and amenities incorporated in the development plan.

Response: The applicant requests a modification to the underlying zone by allowing the multi-
family buildings to be built to the right-of-way line of Columbia Street and Highland Drive (20 and
3O-foot setbacks are required); allow the downtown streets design to be modified to fit the
proposed development; allow a larger percentage of compact spaces 50% vs. standard o125"/".
These compact spaces would be larger than the standard 8-foot by 18-foot and would be 9-foot
by 18 foot; allow the Machine Works building to have flexibility to locate the front entrance to the
north instead of facing Pine Street. This is requested due to the structural design of the existing
building and to face the main entrance toward the parking and pedestrian amenities.
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The flexibility will allow the multi-family buildings to be built to the street in keeping with the
urban environment and will allow the streets to be tailored to fit with the overall development

and transition between existinq curbless streets to curbed streets.

That the proposal is in harmony with the surrounding area or its potential future
use, and incorporates unified or internally compatible architectural treatments,
vernacular, and scale subject to review and approval in Subsection (8)(6).

Response: The proposed architecture in the development is founded on the design standards
for the Old Cannery area which are also included in the Architectural Pattern Book. Exterior
facades, entrances, materials, windows and roofs complement and reinforce the character of
Old Town Sheruvood. Historic Sherwood has a story to tell. lt's compact grid of streêts up
against the rail line is a physical recall of a community that matured as rail service connected it
to Portland and the region. The structures that we see today speak to the introduction of
masonry, breaking the cycle of constructing the city in wood, only to have it taken by fire.
Buildings from earlier eras that are still in use are the foundation of historic Sherwood's charm.
New buildings infill with a variety of styles and looks, but not without reference to history.
Bringing this character across the tracks to the Old Cannery site is both a challenge and a
privilege. The proposed design takes this charge seriously: to unify the existing and new
portions of downtown into a deliberate whole. The intent is to use the features of new plaza,
streets and buildings to knit two portions of Sherwood together that did not relate previously.
The rail line then becomes not an edge or barrier, but a strong recall of the city's past and a
potential bonus ín the future. A substantial contributor to this coordinated effort is the
architectural character of new buildings. The Sherwood Old Town Design Guidelines are
relevant in this case, for they outline many desirable components to guide new projects
downtown. The Old Cannery Standards reinforce these Design Guidelines, such as corner
entries and ground floor windows, items that are incorporated into the proposed Old Cannery
architecture.

5. That the system of ownership and the means of developing, preseruing and
maintaining parks and open spaces are acceptable.

Response: The proposed plaza area will be placed within a tract in the subdivision plat to be
retained by the City of Sherwood. The hardscape plaza will be low maintenance design
comprised mostly of brick paving. Any plaza areas near buildings will be maintained by the
appficant. Details of plaza design will be presented at time of final development plan and site

review.

6. That the PUD will have a beneficial effect on the area which could not be
achieved using the underlying zoning district.

Response: As discussed above in Section 16.40.020.A. the applicant could build a more
intensive use within the southeastern area of the site that would meet the underlying
code that would not have a beneficial effect on the area. Further the applicant is
proposing to develop a public plaza and flexible street design that has direct public
benefits that would not be required under the standard code. The design itself was
tailored to fit within the fabric of the community and site to provide an overall project that

4.
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is a public amenity and benefit to the area. The massing and proportions of the new
buildings respond to the existing Old Town Shenryood core. The one and two story brick-themed
buildings with open inviting storefronts are echoed in the scale and proportions of existing
historic Old Town Sherwood buildings. The proposed two-story retail and office building is in
scale with the plaza area and encloses the space in conjunction with the two-story Library/City
Hall to the north, making it inviting as a place for people to congregate. All elements of the
buildings work together to make a cohesive whole: the orientation of entries and other doors, the
rhythm of windows, columns, pilasters, architectural details, patterns and lighting, parapet
profiles, roofs, colors and materials. The result is a composition in 3D, scaled with the pedestrian
in mind, and detailed to add richness to the experience of being next to these buildings. Since
the ground floor emphasis is retail/commercial, clear glass (nontinted and non-reflective)
windows are predominant and offer transparency so critical to product display. Between and
above the windows is an opportunity to make references to Sherwood's historic past without
literal duplication of facades or details. Sherwood is not a city of tall buildings, so one to three
stories provides the appropriate scale to expand downtown. Variation in scale is important in the
proposed development. One and two-story buildings surround the plaza, acting as edges without
deviating from the current scale of downtown buildings. The two multi-family buildings are placed
in the southeast corner of the site. This placement allows for a transition of building heights.
Ground floor planters as well as balconies and a mixture of building materials, offer an inviting
look to the buildings and provide an inviting area in which to walk. Three stories boost the
density of housing units which will enhance the vitality of the onsite retail uses as well as the rest
of Old Town. Two structures are proposed to reduce the scale of the overall complex and give
the street in-between an urban neighborhood feel. The buildings are oriented to the new internal
street of the Old Cannery site in an "L" configuration, placing the narrow leg towards the
neighborhood across Willamette Street. Parking and landscaping act as a buffer towards the
street. The goal is to reduce the impact of the multi-story housing structures, while recognizing
their relationship to the single-fam across Willamette Street.

That the proposed development, or an independent phase of the development,
can be substantially completed within one (1) year from date of approval.

8. That adequate public facilities and seruices are available or are made available
by the construction of the project.

Response: New streets and improvements will be completed to serve the site. Stormwater,
sewer and water will be extended and buildings will connect to these facilities. No deficiencies
have been identified.
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Response: The applicant intends to substantially complete the streets and plaza within the one
year timeframe and will propose phasing of the Machine Works Building and private
development as part of a Final Development Plan and Site Plan Review application. At this time
the applicant is not sure which phase of the PUD would be constructed first but requests that the
approval allow any phase or combination of phases be able to start at any time following
Preliminary PUD approval subject to approval of a Final Development Plan/Site Plan Review
and building and construction permits.

The streets and stormwater facilitv will be constructed first.



9. That the general objectives of the PUD concept and the specific objectives of the
various categories of the PUDs described in this Chapter have been met.

Response: The general objectives and standards to approve the PUD have been met as
demonstrated in this

The minimum area for a Residential PUD shall be five (5) acres, unless the
Commíssion finds that a specific propefty of lesser area is suitable as a PUD
because it is unusually constrained by topography, landscape features, location,
or surrounding development, or qualifies as "infill" as defined in Section
16.40.050(C)(3)

10.

D.

Response: The property is approximately 6 acres, meeting the minimum size needed for a
PUD.

CouncilAction

lJpon receipt of the findings and recommendations of the Commission, the Councit shatt
conduct a public hearing pursuant to Chapter 16.72. The Councit may approve,
conditionally approve, or deny the Preliminary Development Plan. A Council decision to
approve the Preliminary Development PIan shall be by ordinance establishing a PUD
overlay zoning district. The ordinance shall contain findings of fact as per this Section,
state all conditions of approval, and set an effective date subject to approval of the Final
Development Plan as per Section 16.40.030.

Res Noted bv the

E, Effect of Decision

Approvalof the Preliminary Development Plan shall not constitute final acceptance of the
PUD. Approval shal[ however, be binding upon the City for the purpose of preparation of
the Final Development PIan, and the City may require only such changes in the plan as
are necessary for compliance with the terms of preliminary approvals.

Noted bv the

16.40.030 Final Development PIan

A. Generally

Upon approval of the PUD overlay zoning district and preliminary development ptan by
the Council, the applicant shall prepare a detailed Final Development Plan as per this
Chapter and Section 16.78.010, for review and approval of the Commission. The Final
Development Plan shall comply with allconditions of approval as per Section 16.40.020.
ln addition, the applicant shall prepare and submit a detailed site plan for any non-single-
family structure or use not addressed under Section 16.40.020(8)(6), for review and
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approval, pursuant to the provisions of Chapter 16.90. The site plan shall be processed
concurrently with the Final Development PIan.

Response: Noted by the

FinalSubdivision PIat

lf the PUD involves the subdivision of land, a final plat shall be prepared and submitted
for final approval, pursuant to Chapter 16.124.

Response: Noted by the Applicant.

1 6.40.040 General Provisions

A. 1. Phasing

a. The City may require that development be done in phases, if public facilities and
services are not adequate to serue the entire development immediately.

b. Any PUD which requires more than twenty four (24) months to complete shatt be
constructed in phases that are substantially complete in themselves and shall
conform to a phasing plan approved as part of the Final Development PIan.

Response: The applicant proposes to construct the project in up to 10 phases. A final phasing
plan will be submitted for approval with the Final Development Plan submittal. The streets,
public plaza and public stormwater facilities will be constructed prior to the development phases
indicated on the current Phasinq Plan Sheet C2.3.

B. Changes to Approved Plans

C.

: These requirements are noted by the

Multiple Zone Density Calculation

When a proposed PIJD includes muttiple zones, the density may þe calculated based on
the total permitted density for the entire project and clustered in one or more portions of
the project, provided that the project demonstrates compatibility with the adjacent and
nearby neighborhood(s) in terms of location of uses, building height, design and access.

Response: The applicant proposes to have all residential density developed within the
southeast portion of the site. The net developable square footage of the site after public right-ol
way and wetland areas are removed is 213,862 square feet. The site is zoned both High
Density Residential (HDR) and Retail Commercial (RC). HDR uses are allowed in the RC within
a PUD. The HDR density is calculated as 8,000 square feet for the first two units and 1,S00
square feet for each additional unit. Based on the net buildable area, the maximum density is
139 units. Two multi-family buildings are proposed with 52 and 49 units for a total of 101 units
within the required density for the site. A density calculation exhibit is attached to this report
demonstrating how density was calculated.
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The two multi{amily buildings and all 101 units of residential density are placed in the
southeastern area of the site. The buildings are oriented to the new internal street of the Old
Cannery site in an "L" configuration with the massing of the building pushed to the north along
Columbia Street and Highland Drive where an Old Town Sheruood-urban scale of development
is appropriate. Along these street frontages ground floor planters, as well as balconies and a
mixture of building materials, offer an inviting look to the buildings and provide a nice area in
which to walk.

To the south is existing single-family residential development. The concept of the L-shaped
structure moves the massing of the building away from these structures. This leaves only a
narrow portion of the south end of the building facing the low density residential areas. This
narrow southern end of the building will be approximately 50 feet from the rear lot line and
therefore will be separated from Willamette Street and the low density areas. The closest part of
the West Residential Building will be approximately 70 feet from its west lot líne that abuts a
residential zone and existing single family development, the line separating the building from a
neighboring single{amily house to the west. In addition, landscaping buffers and planter islands
are proposed around the parking area to break up the parking field and further buffer the larger
building from the lower density residential area.

The end result of the L-shaped building design is to place the massing of the building so it faces
Old Town and the active area of Sherwood while transitioning to the lower density areas of the
community that surround Old Town to the south by providing separation and landscape
buffering.

To visualize the transition and generous spacing provided between the buildings and existing
ment cross sections were deve This sections are provided in Attachment 9.

1 6.40.050 Residential PUD

A. Permitted Uses

The following uses are permitted outright in Residential PUD when approved as part of a
Final Development Plan:

1. Varied housing types, lncluding but not limited to single-family attached dwellings,
zero-lot line housing, row houses, duplexes, cluster units, and multi-family
dwellings.

2. Related NC uses which are designed and located so as to serue the PUD district
and neighborhood.

3. All other uses permitted within the underlying zoning district in which the PUD is
located.

Response: Multi-family is proposed as allowed by this section. RC uses are proposed only in
the RC zoned propertv.

B. Conditional Uses
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A conditional use permitted in the underlying zone in which the PIJD is tocated may be
allowed as a part of the PUD upon payment of the required application fee and appiovat
by the Commission as per Chapter 16.82.

Response: No conditional uses are proposed at this time.

C. Development Standards

1. Density

The number of dwelling units permitted in a Residentiat PIJD shatt be the same
as that allowed in the underlying zoning district, except as provided in Subsection
(C)(2) or C (4), below or 16.40.040.C above.

was clustered as allowed by 16.40.040.C.

2. Density Transfer

Where the proposed PUD site includes lands within the base floodptain, wetlands
and buffers, or steeply sloped areas which are proposed for public dedication,
and such dedication is approved as a part of the pretiminary devetopment plan,
then a density transfer may be allowed adding a maximum of 20% to the overall
density of the land to be developed.

Response: Not

3. Minimum Lot Size

The minimum lot size required for single-family, detached dweltings is 5,000
square feet, unless the subiect propefty quatifies as infill, defined as: parent
parcel of 1.5 acres or less proposed for land division, where a maximum lîlo
reduction in lot size may be allowed from the minimum lot size.

Response: Not applicable. Single-family residential is not proposed.

16.40.060 Non-Residential (Commercial or lndustrial) pUD

A. Permitted Uses

Any commercial, industrial or related use permitted outright in the undertying zoning
district in which the PUD is located, may be permitted in a Non-Residentiat PUD, subject
to Division VIll.

Response: Only RC uses are proposed in the RC zone. Part of the multi-family residential will
be in the RC zone, however, HDR uses are allowed in the RC zone in conjunciion with a pUD
as proposed.
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Conditional Uses

Conditional use permitted in the underlying zoning district in which the PUD is located
may be allowed as part of the PUD upon payment of required application fee and
approval by Commission.

Response: Conditional uses are not proposed at this time. Since the commercial areas will be
flexible space to be divided for individual businesses, there is a possibility that a conditional use
in the RC zone mav be red in the future.

c. Development Standards

l. Floor Area

The gross ground floor area of principat buildings, accessory buitdings, and future
additions shall not exceed sirty percent (60%) of the buildable portion of the
PUD.

Response: The gross ground floor area of the PUD, including the existing Machine Works
building and the maximum build-out of the NE Phase that is proposed with four square footage
alternatives is approximalely 74,0O0 square feet. The net buildable area of the PUD is 213,862
square feet. The gross ground floor area accounts tor 357" of the buildable portion of the site,
meetino this standard.

Site and Structural Standards

Yard setback, type of dwelling unit, lot frontage and width and use restrictions
contained in this Code may be waived for the Non-Residential PUD, provided that
the intent and objectives of this Chapter are complied with in the Final
Development PIan. Building separations shall be maintained in accordance with
the minimum requirements of the Fire District.

B.

2.

Response: The applicant proposes to have a zero front and side street setback in the HDR
zone.

Pe ri m eter Requ i rem ents

Unless topographical or other barriers within the PUD provide reasonable privacy
for existing uses adjacent to the PUD, the Commission shall require that
structures located on the perimeter of the PUD be:

a. Setback in accordance with provisions of the underlying zoning district
within which the PUD is located and/or:

b. Screened so as to obscure the view of structures in the PUD from other
uses.

3.

: The setbacks of the underlying zone will be met at the perimeter of the PUD.
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4. Height

Maximum building height is unlimited, provided a sprinkler system is installed in
all buildings over two (2) stories, as approved by the Fire District, excepting that
where structures are within one hundred (100) feet of a residential zone, the
maximum height shall be limited to that of the residential zone.

: The proposed buildings will meet the height of the inq district.

5. Community Design Standards

For standards relating to off-street parking and loading, energy conseruation,
historic resoLlrces, environmental resources, landscaping, access and egress,
signs, parks and open space, on-site storage, and site design, see Divisions V,
Vlll and lX.

Response: The project meets the Community Design Standards as stated under the applicable
sections in this report.

6. Density Transfer
Where the proposed PUD includes lands within the base floodplain, a density
transfer may be allowed in accordance with Section 16.142.040

: Does not apply.

7. Minimum Site Area

a. Commercial PUD

Minimum area for a Commerciat Pt)D shall be five (5) acres. Devetopment
of a Commercial PUD of less than five (5) acres may be allowed if the
PUD can be developed consistent with the intent and standards of this
Chapter, as determined by the Commission.

b. lndustrial PUD
The minimum site area for an lndustrial PUD shatt be twenty (20) acres.

Response: Does not apply. A mixed residential and commercial PUD is proposed.
The site is approximately 6 acres and PUDs are allowed on sites 5 acres or

Division lll - Administrative Procedures

16.72 - Procedures for Processinq Development Permits

Response: The proposed PUD and TSP Plan Amendment is a TYPE V process. The Planning
Commission will make recommendation to the Citv Council for a final decision.
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Division lV - Planninq Procedures

16.78 - Apptication Information Requirements.

16.80 - Plan Amendments

16.80.010 - lnitiation 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.

16.80.020 - Amendment Procedures

Zoning Map or Tert Amendment

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

B. Public Notice - Public notice shall be given pursuant to Chapter 16.72.
C. Commission Review - The Commission shallconduct a public hearing on the proposed

amendment and provide a repoft and recommendation to the Council. The decision of
the Commission shall include findings as required in Section 16.80.030.

D. Council Review - IJpon receipt of a report and recommendation from the Commission,
the Council shallconduct 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: This narrative and attachments represent the applicant's request to amend the
comprehensive plan and tran

16.80.030 - Review Criteria
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Response: The submittal requirements contained within the PUD requirements Section 16.40
and the "Application Materials Required for Subdivision Plat" checklist were used in complying

ion information for this land use application.

Response: The Transportation System Plan (TSP) is part of the City's Comprehensive Plan.
This includes Figure 1 of Chapter 6 Goal I of the Comprehensive Plan. This figure designates
the functional classification for roads within the Gity of Sherwood, The applicant proposes to
amend the TSP to remove Columbia Street from collector street status and designate this street
as a local street. The primary justification for this is that the railroad crossing at Oregon Street is
no longer required to be removed. The collector street status of Columbia Street was intended
to provide a primary traffic route to and through Old Town Sherwood when the Oregon Street
crossing was to be closed. Since this crossing will not be closed, Columbia Street will no longer
need to be a collector street and can function as a local street. A traffic memorandum was
prepared by DKS Associates, dated July 9, 2009, that confirms the Columbia Street no longer
needs to be a collector street based on new traffic volumes resulting from keeping the Oregon
Street railroad cross



1. Tert Amendment

An amendment to the text of the Comprehensive Plan shalt be based upon a need for
such an amendment as identified by the Council or the Commission. Such an
amendment shall be consistent with the intent of the adopted Sherwood Comprehensive
Plan, and with all other provisions of the PIan, the Transportation System PIan and thls
Code, and with any applicable State or City statutes and regulations, including this
Section.

Response: As stated above, the applicant requests to amend the TSP map and remove
Columbia Street from collector street status.

2. Map Amendment

Response: No amendments to the Gity zoning map area proposed. However the TSP streets
classifications map will be amended.

3. Transportation Planning Rule Consistency

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

B. "Significant" means that the transpoftation 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 transpoftation facitity, or would
reduce the level of service of the facility below the minimum level identified on the
Transportation System Plan.

C. 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
seruice of the facility identified in the Transporlation System Plan. This shall be
accomplished by one of the following:

1. Limiting allowed uses to be consistent with the planned function of the
transportatio n faci lity.

2. Amending the Transportation System Plan to ensure that existing,
improved, or new transportation facilities are adequate to suppo¡t the
proposed land uses.

3. Altering land use designations, densities or design requirements to reduce
demand for automobile travel and meet travel needs through other modes.
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Response: A traffic memorandum, dated July 9, 2009 was prepared by DKS Associates that
confirms Columbia Street no longer needs to be a collector street based on new traffic volumes
resulting from keeping the Oregon Street railroad crossing. The Oregon Street railroad crossing
was originally proposed to be closed, funneling traffic through the Old Cannery area via
proposed Columbia Street Extension from Pine Street to Oregon Street. This would have been
a primary route through Old ïown Sherwood. With this crossing left open, vehicles will continue
to cross the tracks and use Street to 1st Street as the current route.

Division V - Communitv Desiqn

16.92 - Landscapinq Standards

16.92.030(1) - Perimeter Screeninq and Buffering

A minimum six (6) foot high sight-obscuring wooden fence, decorative masonry wal[ or
evergreen screen shall be required along property lines separating single and two-family uses
from multi-family uses, and along property lines separating residential zones from commercial or
industrial uses. ln addition, plants and other landscaping features may be required by the
Commission in locations and sizes necessary to protect the privacy of residences and buffer any
adverse effects of adjoining uses.

16.92.030(2) - Parking and Loadino Area Landscapino

A. Total Landscaped Area

All areas not covered by buildings, requíred parking, and/or circulation drives shall be
landscaped with plants native to the Pacific Northwest in accordance with Section

Response: Planting proposed to the interior and edge of the par:king lots will use predominately
native plants. Since stormwater 'green street' style water treatment planters are proposed,
special care has been taken to select plants that are native, attractive, can treat stormwater and
thrive within these site conditions.

B. Adjacent to Public Rights-ofWay

A landscaped strip at least ten (10) feet in width shall be provided between rights-of-way
and any abutting off-street parking, loading, or vehicle use areas. Landscaping shall
include any combination of evergreen hedges, dense vegetation, eafth berm, grade,
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Response: The Old Cannery Standards require a 6-foot deep planting area providing a
permanent screen along property lines abutting or across the street from lower density
residential zones, as per Section 16.162.080(C1b) and Section 16.92.030(28). Along the
property lines which are adjacent to existing residential zones and along the right-of-way of
Willamette Street, a minimum 6 foot wide planting area is provided. This planting will include a 6
foot tall evergreen hedge and a mix of shrubs and groundcover. Detailed landscaping plans will
be provided at the time of Final ment Plan and Site Plan Review.



change in grade, wall or fence, forming a permanent year-round screen, except in clear
vision areas as per Section 16.58.030.

Perimeter Landscaping

A ten (10) foot wide landscaped strip shall be provided between off-street parking,
loading, or vehicular use areas on separate abutting properties or developments. A
minimum six (6) foot high sight-obscuring fence or plantings shall also be provided,
except where equivalent screening is provided by interuening buildings or structures.

Response: Does not apply. Parking is located to the back of the buildings so there are no
abutting off-street parking areas on neighboring property. In the NE Phase of the development,
(See Sheet C.2 Phasing Plan and C2.4 & 2.5 NE Phase Alternatives) the northeast parking lot
will abut parking and storage area at the back of the Shenryood Field House. The Old Town
Overlay requires a S{oot minimum landscape strip as per Standard 16.162.070B.. Therefore, in
the NE Phase, a 5-foot landscape buffer will be maintained with a 6-foot evergreen hedge.
Further details will be provided at the time of Final Development Plan and Final Site Plan for
each phase of development.

Interior Landscaping

A minimum of fifty percent (50%) of required parking area landscaping shall be placed in
the interior of the parking area. Landscaped areas shall be distributed so as to divide
large expanses of pavement, improve site appearance, improve safety, and delineate
pedestrian walkways and traffic lanes. Individual landscaped areas shall be no less than
sixty-four (64) square feet in area and shall be provided after every fifteen (15) parking
stalls in a row. Storm water bio-swales may be used in lieu of the interior landscaping
standard.

Response: The Old Town Overlay does not require interior landscaping, as per Section
16.162.0708. However, interior landscaping has been provided to help breakup the parking field
and reduce summer temperatures within the parking lot. A tree is required every 15 spaces for
off street parking. Further details will be provided at the time of final development plan and final
site plan approval for each phase of development.

E. Landscaping at Points of Access

c.

D.

Response: The Old Cannery Standards require a 6{oot deep planting area providing a
permanent screen along the street lot line when the development is across the street from a
residential zone, as per Section 16.162.080(E1) and Section 16.92.030(28). Along the right-of-
way of Willamette Street, Pine Street and Oak Street where there is an adjacent parking lot
and/or parking entrance, a minimum 6 foot wide planting area is proposed. The planting along
Willamette will include an evergreen hedge and row of trees. At Pine and Oak Street there are
parking lot entrances so the buffer will be planted with low growing shrubs that will have a 2.5-
foot maximum heiqht for vision clearance.
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When a private access-way intersects a public right-of-way or when a property abuts the
intersection of tvvo (2) or more public rights-of-way, landscaping shall be planted and
maintained so that minimum sight distances shall be preserued pursuant to Section
16.58.010.

Response: Within vision clearance areas, a mix of low shrubs and evergreen groundcover will
be planted to not exceed a maximum of 2.5 feet tall.

F. Exceptions

For properties with an environmentally sensitive area and/or trees or woodlands that
merit protection per Chapters 16.142 and 16.144, the landscaping standards may be
reduced, modified or "shifted" on-site where necessary in order to retain existing
vegetation that would otherwise be removed to meet the above referenced landscaping
requirements. The maximum reduction in required landscaping permitted through this
exception process shall be no more than 50%. The resulting landscaping after reduction
may not be less than five feet in width unless otherwise permitted by the underlying
zone. Exceptions to required landscaping may only be permitted when reviewed as pari
of a land use action application. (Ord. 2006-021)

Response: This option is not being implemented. Based on the wetland delineation, a small
wetland exists on a neighboring property, overlapping a small portion of the site. The design
provides both buffer and mitigation for the wetland. Please refer to the Services Provider Letter
from Clean Water Services for more information. In the interest of environmental protection, the
applícant has proposed 'green street' style planters throughout the site to treat and clean
stormwater runoff.

16.94 - Off-Street Parkinq Standards

16.94.010 Generallv

1. Off-Street Parking Required

No building permit shall be issued until plans are approved providing for off-street
parking and loading space as required by this Code. Any change in uses or structures
that reduces the current off-street parking and loading spaces provided on site, or that
increases off-street parking or loading requirements shall be unlavvful and a violation of
this Code, unless additional off-street parking or loading areas are provided in
accordance with Section 16.94.020, or unless a variance from the minimum or maximum
parking standards is approved in accordance with Chapter 16.84 Variances.

This requirement is noted the

2. Deferralof Improvements

Off-street parking and loading spaces shall be completed prior to the issuance oÍ
occupancy permits, unless the City determines that weather conditions, lack of available
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surfacing materials, or other circumstances beyond the control of the applicant make
completion impossible. ln such circumstances, security equal to one hundred and twenty
five percent (125%) of the cost of the parking and loading area is provided the City.
"Security" may consist of a pertormance bond payable to the City, cash, certified check,
or other assurance of completion approved by the City. If the installation of the parking or
loading area is not completed within six (6) months, the security may be used by the City
to complete the installation.

: This is noted by the applicant.

3. Joint Use

Two (2) or more lrses or, structures on multipte parcels of tand may utitize jointty the
same parking and loading spaces when the peak hours of operation do not substantially
overlap, provided that satisfactory evidence is presented to the City, in the form of deeds,
leases, or contracts, clearly establishing the joint use.

Response: For the purpose of minÍmum parking requirements, the applicant is not proposing
joint use where required parking will be shared with another use at off hours. Although the
parking will effectively be shared with all phases, each phase will have enough parking to
support its use on its own.

4. Multiple/Mixed Uses

When several uses occupy a single structure or parcel of land, the total requirements for
off-street parking and loading shall be the sum of the requirements of the several uses
computed separately, with a reduction of up to 25% to account for cross-patronage of
adiacent businesses or seruices. lf the applicant can demonstrate that the peak parking
demands for the combined uses are less than 25% (i.e., the uses operate on different
days or at different times of the day), the total requirements may be reduced accordingly.

Response: Not proposed by the applicant at this time as the specific uses are not known for
the commercial

5. Prohibited Uses

' Required parking, loading and maneuvering areas shall not be used for longlerm
storage or sale of vehicles or other materials, and shall not be rented, leased or assigned
to any person or organization not using or occupying the building or use serued.

Response: This requirement is noted the icant.

6. Location

a. Residential off-street parking spaces shall be located on the same lot as the
residential use.
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For other uses, required off-street parking spaces may include adjacent on-street
parking spaces, nearby public parking and shared parking located within 500 feet
of the use. The distance from the parking area to the use shall be measured from
the nearest parking space to a building e.ntrance, following a sidewalk or other
pedestrian route. The right to use the off-site parking must be evidenced by a
recorded deed, Iease, easement, or similar written notarized letter or instrument.
Vehicle parking is allowed only on improved parking shoulders that meet City
standards for public streets, within garages, carports and other structures, or on
driveways or parking lots that have been developed in conformance with this
code. Specific locations and types of spaces (car pool, compact, etc.) for parking
shall be indicated on submitted plans and located to side or rear of buildings
where feasible. AII new development shall include preferential spaces for car pool
and van pools, if business employs 20 employees or more. Existlng development
may redevelop portions of designated parking areas for multi-modal facilities
(transit shelters, park and ride, and bicycle parking), subject to meeting atl other
applicable standards, including minimum space standards.

Response: Parking for the multi{amily structures is located on the same lot as the building.
For required parking for the commercial Lrses, the applicant proposes to calculate the parking
demand for each phase of development.

Marking

Atl parking, toading or maneuvering areas shatt be clearly marked and painted. Att
interior drives and access aisles shall be clearly marked and signed to show the direction
of flow and maintain vehicular and pedestrian safety.

b.

7.

8.

Response: All will be striped.

Surtace and Drainage

a. All parking and loading areas shall be improved with a permanent hard su¡lace
such as asphalt, concrete or a durable peruious surtace. Use of peruious paving
material is encouraged and preferred where appropriate considering soils,
location, anticipated vehicle usage and other pertinent factors.

b. Parking and loading areas shall include storm water drainage facilities approved
by the City Engineer or Building Official.

L

Response: All parking will be paved with asphalt and will be treated with "green street" style
planter areas.

Repairs

Parking and loading areas shall be kept clean and in good repair. Breaks in paved
surtaces shall be repaired, broken or splintered wheel stops shall be replaced and
painted parking space boundaries and directional symbols shall be maintained in a
readable condition.
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10.

se: The applicant intends to keep the parking lot in good repair.

Parking and Loading Plan

An off-street parking and loading plan, drawn to scale, shall accompany requests for
building permits or site plan approvals, except for singte and two-famity dwellings, and
manufactured homes on residential lots. The plan shall show but not be timited to:
A. Delineation of individual parking and loading spaces and dimensions.
B. Circulation areas necessary to serue parking and loading spaces.
C. Location of accesses to streets, alleys and properties to be serued, and any curb cuts.
D. Landscaping as required by Chapter 16.92.
E. Grading and drainage facilities
F. Signing and bumper guard specifications.
G. Bicycle parking facilities as speclfied in Section 16.94.020E.
H. Parking lots more than three (3) acres in size shall provide street-tike features along
maior driveways including curbs, sidewalks, and street trees or planting strips.

11.

: These items have been provided on the plan set submitted with this application.

Parking Districts

The City may establish a parking district (i.e., permits or signage) in residential areas in
order to protect residential areas from spillover parking generated by adjacent
commercial, employment or mixed-use areas, or other uses that generate a high demand
for parking. The district request shall be made to the City Manager, who wiù foruvard a
recommendation to the City Councilfor a decision.

: Not the t.

16.94.020 - Minimum and Maximum Spaces

Response: Three uses are proposed within the development, multi{amily, retail and office use.
The proposed development will be constructed in phases. Below is parking counts broken down
by phase. Section 16.162.070 requires only 65% of parking within the Old Óannery area.

The proposal meets the required parking as follows:

1) Multi-familv Residential

The multi-family buildings will meet required parking as follows:
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iast Residential Phase üVest Residentiaf Phase

Jnit Type
Units

Factor /unit
Parking
Reqd'

Jnit Type
Units

Factor /unil
Parking

Required

stud¡o

1br/1ba

1 brl1 ba + den

2brlZba

I
IJ

10

to

1.25

1.25

1.25

¿

I
IY

32

stud¡o

lbr/1ba
I brl1 ba + den

>-brl2ba

I
1B

10

1A

1.25

1.25

1.25

2

1(

2i
It

32

Total

657o reduction

Total provided

65% reduction

Off-Street Soaces Provided

65% reduction

Off-Street Spaces Provided

73 ïotal
47 65% reduction

48 Total provided

10 12

31

18 38

óo

77
Ã^

54

2l West Phase

The West Phase will include the West Building and a 31-space, off-street parking lot. Parking
requirements for this phase are satisfied as follows:

/Vest Building

Jse
Square
Footage

Minimum /
Spaces per
1,ooo GSF

Maximum /
Spaces per
1.000 GsF

Parking
Required
Minimum

Parking
Required
Maximum

ìetail 3,750 4.1 c. l 1€ 1

Additional parking over required max¡mum will be used by the Machine Works Phase.

3) East Phase

The East Phase will include the East Building and a 36-space, off-street parking lot. Parking
requirements for this phase are satisfied as follows:

iast Phase

lJse

Square

=ootage

Minimum /
Spaces per
1.000 GsF

Maximum /
Spaces per
1.000 GsF

Parking
Required
Minimum

Parkíng
Required
Maximum

)ffice 6,900 Z.t 3.4 23

ìetail 6,900 4.1 c. l ¿a 35

Total 47 59

The East Phase with 36 off-street spaces will be self-supporting
maxlmum park¡ng standards.

4) South Phase

meeting the minimum and
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The South Phase will include the South Building and an 8-space, off-street parking lot. Parking
requirements for this phase are satisfied as follows:

South Phase

Use

Square
Footage

Minimum /
Spaces per

1,000 GSF

Maximum /
Spaces per
1,000 GSF

Parking
Required
Minimum

Parking
Required
Maximum

letail 4,000 4.1 5.1 2(

65%reduction 11 13

Off-Street Soaces Provided . I

The South Phase will not have enough off-street parking to meet the minimum standard,
however there will be 7 on-street spaces adjacent to the South Building that will provide 15
spaces exceeding standard

5) Machine Works Phase

The reuse of the 13,050 Machine Works Building is as yet undetermined and therefore parking
requirements will need to be determined when a spec¡fic proposal is available. However, there
are 17 on-street angled spaces south of the building on the to-be-improved sect¡on of SW
Columbia Street and 21 off-street spaces not needed by the West Building. Further, the City of
Sherwood leases property from the railroad that is adjacent and south of the railroad tracks
between Washington and Main Streets. This lot has capacity for approximately 49 cars. All of
these spaces and potentially some of the parallel on-street spaces proposed on Pine and
Columbia Streets could be used as required parking for redevelopment of the Machine Works
Building.

6) NE Phase
Four sample Alternatives for development of the NE Phase are proposed as indicated on Sheet
C.2.4. Off-street parking would be provided for each of these phases. As these phases are
conceptual, precise counts would be provide for a future Final Development Plan and Site Plan
Review as needed for the NE Phase. In addition to off-street parking, there is on-street parallel
parking on Columbia Street that could be used to support the NE Phase.

The above analysis generally shows how the proposed Preliminary PUD can meet the required
parking. Each phase will need to be verified in more detail at the time of Final Development
Plan and Site Plan for each

16.94.020 - Parkinq Spaces Dimensions and Standards

A. Dimensions

For the purpose of this Chapter, a "parking space" generally means a minimum stall nine
(9) feet in width and twenty (20) feet in length. Up to twenty five percent (25%) of
required parking spaces may have a minimum dimension of eight (8) feet in width and
eighteen (18) feet in length so long as they are signed as compact car stalls.
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Response: The applicant requests that a higher percent of parking spaces be allowed as
compact spaces under the PUD approval. The applicant requesting a maximum o'f 5O% of the
oftstreet parking spaces in the commercial area be allowed to be compact. Although these
spaces will not meet the full-size 9-foot by 20{oot standard, they will be larger than the 8-foot by
18-foot standard compact space size at 9 feet by 18 feet. The applicant, through extensive
experience with retail management, strongly believes that the size will function appropriately.
Further, this is needed due to the limited space between the existing Machine Works Building
and the rail road right-of-way that limits available space to meet full dimensioned parking
spaces. Further, the 8-space parking lot south of the South Building is limited in space due to
the existence of the wetland area and buffer. Full-size, 9-foot by 20{oot spaces are proposed
east of the East Building where these constraints are not present. These full-size spaces will be
9 feet by 17 feet with a 3 foot overhang, meeting the full size space standard. A 3-foot overhang
is proposed instead of wheel stops for these spots.

For the off-street parking lot for the multi-family buildings the applicant requests that the spaces
be 9 feet by 18 feet. The applicant believes these will be ad srze.

B. Layout

Parking space configuration, stall and access aisle size shatl be of sufficient width for alt
vehicle turning and maneuvering. Groups of more than four (4) parking spaces shall be
serued by a driveway so that no backing movements or other maneuvering within a
street, other than an alley, will be required. AII parking areas shall meet the minimum
standards shown in Appendix
G.

Response: Lots will be designed with a 24-foot drive aisle and will not require backing onto
streets.

C. WheelSfops

Parking spaces along the boundaries of a parking lot or adjacent to interior landscaped
areas or sidewalks shall be provided with a wheel stop at least four (4) inches high,
located three (3) feet back from the front of the parking stall as shown in Appendix G.
Wheelsfops adjacent to landscaping, bio-swales or water quality facilities shall be
designed to allow storm water runoff.

D. Seruice Drives

Seruice drlves shall be clearly and permanently marked and defined through use of rails,
fences, walls, or other barriers or markers, and shall have minimum vision clearance
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to avoid blocking the sidewalk or extending into required landscape buffer and disable
accessible parking stalls where the asphalt will be flush with the curb as required by ADA. Other
spaces will have a 3-foot over hang as opposed to a wheel stop. Where not needed for the
purposes stated above, the to not install them.



area formed by the intersection of the driveway center line, the street right-of-way line,
and a straight line joining said lines through points fifteen (15) feet from their intersection.
(ord.86-851 S 3)

Response: Parking lot entrances will be clearly marked.

E. Credit for On-Street Parking

1. On-Street Parking Credit. The amount of off-street parking required shatl be
reduced by one off-street parking space for every on-street parking space
adjacent to the development. On-street parking shallfollow the established
configuration of existing on-street parking, except that angled parking may be
allowed for some streets, where permitted by City standards. The following
constitutes an on-street parking space:
a. Parallel parking, each 24 feet of uninterrupted curb;
b. 45/60 degree diagonal, each with 10 feet of curb;
c. 90 degree (perpendiculay) parking, each with I feet of curb;
d. Curb space must be connected to the lot which contains the use;
e. Parking spaces that would not obstruct a required clear vision area, nor

any other parking that violates any law or street standard; and;
f. On-street parking spaces credited for a specific use may not be used

exclusively by that use, but shall be avaílable for general public use at all
times. No signs or actions limiting general public use of on-street spaces
is permitted. (Ord. 2006-021)

Response: The applicant proposes to include the on-street parking but in most cases it will not
be needed to meet minimum parking requirements. The exact amount will depend on the
specific use of the Machine Works and the development of the NE Phase. This will be verified
at the time of Final ment Plan and Site Plan Review.

F. Reduction in Required Parking Spaces

Developments utilizing engineered storm water bio-swales or those adjacent to
environmentally constrained or environmentally sensitive areas may reduce the amount
of required parking by 10% when 25-49 parking spaces are required, 15% when 50-74
parking spaces are required and 20% when more than 75 parking spaces are required,
provided the area that would have been used for parking is maintained as a habitat area
or is generally adjacent to an environmentally sensitive or constrained area.

1. Parking Location and Shared Parking

Availability of facilities. Owners of off-street parking facilities may post a sign
indicating that all parking on the site is available only for residents, customers
and/or employees, as applicable.
(Ord. 2006-021; 2005-009 ç 8)

se: Not proposed.

Sherwood Cannery Square PUD
Land Use Application Narrative

Page 43 of 66
September 2009 (Second Submittal)



16.94.020 - Bike Parkinq

1. Location and Design. Bicycle parking shall be conveniently located with respect to both
the street right-of-way and at least one building entrance (e.9., no farther away than the
closest parking space). Bike parking may be located inside the main building or protected
or otherwise covered near the main entrance. If the first two options are unavailable, a
separate shelter provided on-site is appropriate as long as it is coordinated with other
street furniture. Street furniture includes benches, street lights, planters and other
pedestrian amenities. Bicycle parking in the OId Town Overlay District can be located on
the sidewalk within the right-of-way. A standard inverted "U shaped" design is
app ropriate. Altern ative, creative design s are strongly e ncou raged.

2. Visibility and Security. Bicycle parking shall be visible to cyclists from street sidewalks or
building entrances, so that it provides sufficient security from theft and damage.

Response: Bike parking is located in the right-of-way near building entrances where it will be
visible.

Options for Storage. Bicycle parking requirements for long-term and employee parking
can be met by providing a bicycle storage room, bicycle lockers, racks, or other secure
storage space inside or outside of the building.

3.

Response: Bike parking is proposed within the right-of-way as allowed in Old Town Overlay.
Racks are located within the furnishings zone of the sidewalk. The rack will be a decorative
bollard designed to match the design scheme and will have two side loops. This design will
match with the exis provided in the curbless street areas of downtown.

Response: Bike parking is a bollard with two side loops to match the existing bike parking
downtown. Two bicvcles can be locked to each bollard.

4. Lighting. Bicycle parking shall be least as well lit as vehicle parking for security.

Response: Lighting proposed to light the sidewalk will provide necessary lighting and security
for bike parking.

5. Reserued Areas. Areas set aside for bicycle parking shall be clearly marked and
reserued for bicycle parking only.

se: Bike pa will be identified and reserved.

6. Hazards. Bicycle parking shall not impede or create a hazard to pedestrians. Parking
areas shall be located so as to not conflict with vision clearance standards;

Response: Bike parking has been
not impede pedestrian access. Bike

carefully placed in the
racks are oriented so

right-of-way in locations where it will
bikes will parallel the road and keep
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bikes from protruding across the sidewalk. Racks are
Columbia Street and in the Green-Street zone on

located in the furnishing zone on Pine and
land Drive.

Minimum Bike Parkinq Spaces

Response: Specific bike parking amounts will be verified for each phase at the time of final
and site plan review.

16.94.030 - Off-Street Loading Standards

Response: Loading space will be provided for each phase. These areas will be verified at the
time of final development plan and site plan review.

Minimum Standards

A. A driveway designed for continuous forward flow of passenger vehicles for the
purpose of loading and unloading passengers shall be located on the site of any
school, or other public meeting place, which is designed to accommodate more
than twenty five (25) persons at one time. (Ord. 86-851 S 3)

B. The minimum loading area for non-residential uses shall not be less than ten (10)
feet in width by twenty-five (25) feet in length and shall have an unobstructed
height of fourteen (14) feet. The following additional minimum loading space is
required for buildings in excess of twenty thousand (20,000) square feet of gross
floor area:
1. 20,000 to 50,000 sq.ft. - 500 sq. ft.
2. 50,000 sq.ft.or more - 750 sq. ft.

2. Separation of Areas
Any area to be used for the maneuvering of delivery vehicles and the unloading
or loading of materials shall be separated from designated off-street parking
areas and designed to prevent the encroachment of delivery vehicles onto off-
street parking areas or public streets. Off-street parking areas used to fulfill the
requirements of this Chapter shall not be used for loading and unloading
operations. (Ord. 86-851 S 3)

Response: Loading spaces will be a minimum 1O{oot by 25 foot. These areas are shown on
the site plan for the West Phase, East Phase and South Phase. These areas will be verified at
the time of final and site plan review.

16.120 - Siqns

1.

Response: Sign design concepts are contained within the architectural pattern book.
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Division Vl - Public lmprovements

1 6.1 08.030(5) - Street Modifications

Response: The applicant requests Design Modification to be processed with this preliminary
PUD request as allowed under Section 16.108(5XCX2). The applicant is requesting approval
under criteria #4 of Section 16.108(5XD) which states, "An alternative design is proposed which
will provide a plan equal to or superior to the existing street standards." All streets including
Columbia, Pine and Highland are considered local streets. Currently, Columbia is classified as a
collector street but is proposed to be reclassified to a local street through a TSP Amendment as
referenced in this preliminary PUD application.

All of the streets within the project area are identified in the Engineering Construction and
Design Manual as curbless "Pedestrian Woonerf Streets" with 60-feet of right-of-way as shown
in the cross section below:

Pedestrian Streets**

' RAÍV ó0 
,

*tt ¡lo cu¿ùs

The applicant proposes the following variations on the street standards as follows (see Sheet
C6.0 and C6.1 for typical street sections proposed):

Pine Street
Pine Street will meet the required woonerf section between the railroad tracts and the south line
of the South Building. At that point it will transition into the existing curbed section of Pine
Street.

Columbia Street (between Pine and the east line of the East Buildinq)

The section will use wooned design but will use a unique brick paving pattern. The idea of this
section is that it can be closed off for events and expand the size of the plaza. This area will
generally have a 60-foot right-of-way but will vary along the southern right-of-way to follow the
South Building face. Therefore, really two changes are proposed; the unique paving material
and varied right-of-way width. Generally, wider sidewalk areas are provided in this section to
expand the plaza and walking area and to give uniqueness and interest to the streetscape at this

,,'t"^'-Lt'
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location and act as a gateway to the Old Town area and the new Sherwood living room provided
by the plaza and paving pattern of Columbia Street.

Columbia (East of the east line of the East Buildinq)
This area of Columbia Street is proposed to be a curbed section and will have 68 feet of right-of-
way. Within this right-of-way will be two 1O{oot travel lanes, two 8-foot parallel parking areas, a
3-foot paved area, and a 6{oot stormwater planter area. Sidewalk width will be I feet on the
north side and 6 feet on the south side.

This street section is proposed as a curbed section to provide a transition and gateway to the
plaza area and Old Town Sherwood woonerf streets. The 68{oot right-of-way which adds I feet
to the section is used to accommodate green street stormwater planters and a walking area
between the curb and planters for passengers exiting vehicles.

Columbia Street (West of Pine Street)
Due to limited right-of-way that exists between the Machine Works Building and property to the
south and because the street is not needed for through traffic, a limited road section is
proposed. This includes a one-way travel lane of 18 feet and angled parking ol 17 to 22leet. A
1O-foot sidewalk with tree wells is proposed adjacent to the Machine Works Building.

Hiohland Drive
Highland Drive will have 52 feet of right-of-way. This will include two 10-foot travel lanes and 8
feet of parking on the west side of the street. The pavement will be a shed section so
stormwater will flow to stormwater planters on the west side of the street. 6-foot sidewalks will
be provided on both sides of the street as well as a S-foot landscape strip on the east side of the
street.

Willamette Street
Frontage improvements are provided along Willamette Street to local street standards.
Willamette is not included in the wooned area and will meet the typical curbed section along the
frontage with the exception of additional S-foot stormwater planters proposed within the parking
strip.

Conclusion

The applicant believes the modifications to street standards provide an improved design over
the standard section for the following reasons:

1) Green street treatments will provide environmental and aesthetic benefits over standard
stormwater ponds that take additional space and are not aesthetically pleasing.

2) The modified section south of the plaza will provide for interesting paving materials and a
varying section that will blend with the plaza design and surrounding commercial
buildings creating a gateway feature for the Old Town Area.

3) The streets have been planned with the development to tailor the street design to the
buildings and overall of the PUD.
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16.110 - Sanitarv Sewers

16.1 10.010 - Reouired lmprovements

Sanitary sewers shall be installed to serue 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, Unified
Sewerage Agency and State sewage disposal standards.

Response: Gravity sewer will be installed in public streets and will flow and connect to existing
facilities to the west as shown on the grading and utility plans submitted with this application.

16.112 - Water Supplv

16.112.010 - Requíred lmprovements :

Water lines providing potable water supply shall be sized, constructed, located and installed at l

standards consistent with this Code, the Water Seruice Plan Map, attached as Appendix D,
Chapter 7 of the Community Development Plan, and with other applicable City standards and 

I

specifications, in order to adequately serue the proposed development and allow for future l

ertensions.

Response: All buildings will connect to the public domestic water system. A public waterline
will be provided to connect Pine and Willamette Streets throuqh the devel

16.1 12.020(2) - Fire Protection

All new development shall comply with the fire protection requirements of Section 6.700, the
applicable portions of Chapter 7 of the Community Development Plan, and the Fire District.

and fire access to all buildi

16.114 - Stormwater

1 6. 1 1 4.01 0 - Required lmprovements

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 Unified Sewerage
Agency's water quality regulations contained in their Design and Construction Standards R&O
00-7, or its replacement.

Response: Green street treatment planters are proposed throughout the site to treat
stormwater runoff. A rain garden feature is proposed at the west end of the shop building to
further treat runoff.
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B.

16.116 - Fire Protection

1 6.1 1 6.01 0 - Required lmprovements

and fire access is to TVF&R standards.

Division Vll- Subdivisions and Partitions

16.122 - Preliminarv Plats Approval Criteria

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

Response: All streets are proposed to align with surrounding streets. Columbia Street will be
stubbed to the east so it can be extended north of the Sherwood Field House as indicated on the
City's Transportation System Plan. Undeveloped area south of Columbia Street is wetland and
buffers this currentlv has access to Willamette Street.

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

Response: No private streets are proposed. All streets will be within public right-oÊway.

C. The plat complies with Comprehensive Plan and applicable zoning district regulations.

: The plat complies and demonstrated bv this report and attachments.

D. Adequate water, sanitary sewer, and other public facilities exist to suppot't the use of land
proposed in the plat.

Response: Adequate public services can be provided as demonstrated by this report and
attachments.

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

Response: All property owned is owned by the "City of Sherwood" as identified on the deed
and title report (see Attachment 2). The Sherwood Field House is owned by the City of
Sherwood and is contiguous property. The north end of the Field House property is used as
outdoor storage for the Sherwood Public Works Department. This area of the site is
redevelopable and Columbia Street is shown as extended through this lot in the future on the
Transportation System Plan. Columbia Street is proposed to be stubbed to the Sherwood Field
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House lot where the outdoor storage is located so that a road and rear access to this properly
can be in the future if the Field House

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

Response: As stated previously a road cannot be extended to the property to the south due to
the existence of a wetland area and buffer. Further these properties have access from
Willamette Street. A road stub is proposed to the east to the Public Works outdoor storage area
to allow redevelopment of this area in the future. Road stubs cannot be provided to the north
due to the railroad tracts.

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

Response: The site contains only a few trees. Most of the trees must be removed and will be
iqated for as explained under the response to Section 16.142.060.

16.126 - Subdivision Desiqn Standards

16.126.010 Blocks

CONNECTIVITY

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

Response: The block size is adequate to support building types envisioned by the Old Cannery
area as shown on the plan set submitted with this application.

Block Length. Block length standards shall be in accordance with Section 16.108.050.
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 ertension of streets and the formation of blocks shallconform to the Local
Street Netvvork map contained in the Transporlation System Plan.

Response: Connection of Highland Drive as proposed will provide a block spacing between
Pine Street and Highland Drive of 480 feet meeting this spacing standard. Due to the railroad
tracks to the north of the site street connections to the north are not feasible.

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

Response: No public accessways are proposed as streets will provide pedestrian and bicycle
connections.

B.
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16.126.020 Easements

1. Utilities

Easernents for sewers, drainage, water mains, electric lines, or other utitities 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 shatl
be six (6) feet wide by twenty (20) feet long on side lot lines at the change of direction.

: All utilities will be within the street -of-wav.

2. Drainages

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

Response: Does not

1 6. 1 26.030 Pedestrian and Bicyclewavs

Pedestrian or bicycte ways may be required to connect cul-de-sacs, divide through an unusually
long or oddly shaped block, or to otherwise provide adequate circulation. (Ord. 86-85l S g)

Response: Public streets will connect to all surrounding property except to the north where the
railroad prohibits a connection. sidewalks are provided on all streets.

16.126.040 Lots

1. Size and Shape

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

a. Lots in areas not serued by public sewer or water supply, shall conform to any special
Washington County Health Department standards.

: All lots and development will be served by public gravity sewer.

Access

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

2.

Response: All lots will abut a public street.
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3. Double Frontage

Double frontage and reversed frontage lots are prohibited except where essential to
provide separation of residential development from railroads, traffic arferies, 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: The applicant believes that this standard is intended for single-family residential
lots. In this case, some of the lots will be double frontage. However, these large lots are
needed for the commercial and multi-family development proposed and created due to a need to
create Columbia Street as a new street and existence of Washi and Pine Streets.

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 curued streets side lot lines shall be radial to the curue of the
street.

4.

5.

nse: Lot lines are to run at near to riqht a

Grading

Grading of building sites shallconform to the following standards, except when
topography of physical conditions warrant special exceptions:

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

B. Filt slopes shatt not exceed two (2) feet horizontalty to one (1) foot vertically.

Response: Site grading can meet these standards as the site is mostly flat.

Division Vlll - Environmental Resources

16.142.060 - Trees on Property Subiect to Certain Land Use Applications

Response: All trees greater than five inches diameter at breast height (DBH) that are within the
project area have been inventoried by size and species and shown on the tree protection plan
(Sheet L1.00). The 6-acre site only contains 13 trees. A tree report was prepared by Kurt
Lango, ASLA and a tree protection plan provided within the plan set. With the exception of two
trees located west of the existing Machine Works building, all trees will need to be removed for
construction of buildings, parking and street improvements.

Trees 6,7 and I located along Willamette Street were inspected in the field to determine the
feasibility of retaining these trees. Due to the location of overhead powerlines these trees have
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been topped. Topping of trees makes them more susceptible to storm damage and disease. ln
addition, evergreen trees are on the City's prohibitive street tree list (16.142.050). This is often
the case for most municipalities due to the visibility issues and pine cone dropping onto
sidewalks.

Also, the trunks of trees no. 7 and I are showing signs of stress and illness. Excessive sapping
is visible on no. 7 and boring indicative of beetle infestation is visible on no. L

As part of the proposed development, this portion of Willamette Street will be widened. The
construction of the road and new sidewalk would cause additional stress to the trees. Tree no. 6
is located 6-feet from the new curb. Even with a small, curb-tight sidewalk, construction would
be well under the tree's canopy and require cutting the roots. The result would be . weak,
unhealthy specimens.

Therefore the applicant is proposing to remove these trees and replant trees from the City's
street tree list.

16.144 -. Wetland. Habitat and Natural Areas

Response: A small wetland exísts off-site on a neighboring property. A Service Provider Letter
has been issued by Clean Water Services and is attached to this report. Some buffer impacts
will result but the applicant proposes to do buffer enhancement and mitigation off-site for

16.146 - Noise

Response: High levels of noise beyond what is expected in an urban area is not anticipated.
Therefore, the proposed use will be within required standards and there will be no adverse

16.148 - Vibrations

Response: High levels of vibration beyond what is expected in an urban area is not anticipated.
Therefore, the proposed use will be within required standards and there will be no adverse
im

16.150 - Air Qualitv

Response: High levels of pollution beyond what is expected in an urban area is not anticipated.
Therefore, the proposed use will be within required standards and there will be no adverse
impacts.

16.152 - Odors

Response: levels or unusual odors are not anticipated.

16.154 - Heat and Glare
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Response: A site lighting and photometric plan will be developed for review and approval at the
time of final development plan and preliminary site plan review.

Division lX - Historic Resources

16.162.010 Purpose

The Old Town (OT) Overlay District is intended to establish objectives and define a set of
development standards to guide physical development in the historic downtown of the City
consistent with the Community Development Plan and this Code.

The OT zoning district is an overlay district generally applied to propefty identified on the Otd
Town Overlay District Map, and applied to the Sherwood Plan and Zone Map in the Smockville
Subdivision and surrounding residential and commercial properties, generally known as Old
Town. The OT overlay zone recognizes the unique and significant characteristics of Old Town,
and is intended to provide development flexibility with respect to uses, site size, setbacks,
heights, and site design elements, in order to preserue and enhance the area's commercial
viability and historic character. The OT overlay zone is designated a historic district as per
Chapters 16.166 and 16.168. Fufthermore, the OT District is divided into two distinct areas, the
"Smockville" and the "Old Cannen¡ Area," which have specific criteria or standards related to
architectural design, height, and off-street parking.

: All of the ent is within the Old Cannery area.

16.162.020 Obiectives

Land use applications within the OId Town Overlay District must demonstrate substantial
conformance with the standards and criteria below:

A. Encourage development that is compatible with the existing natural and man-made
environment, existing community activity patterns, and community identity.

B. Minimize or eliminate adverse visual, aesthetic or environmental effects caused by the
design and location of new development, including but not limited to effects from:

1. The scale, mass, height, areas, appearances and architectural design of
buildings and other development structures and features.

2. Vehicular and pedestrian ways and parking areas.
3. Existing or proposed alteration of natural topographic features, vegetation and

waterways.

Response: The scale and massing of the site were developed to both blend with the existing
Old Town Sherwood core and to minimize adverse impacts to neighboring low density
residential development. The proposed design was done to be distinctive but also have
similarities in terms of scale and materials to the existing Old Town area. New infill projects in
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Sherwood - both civic and residential - have introduced complementary buildings in different
ways. This is appropriate and adds interest to the core as it develops. The Old Cannery Design
Standards address the importance of these issues, specifically related to giving detail and
variety to the ground floor experienòe while avoiding expanses of blank facades. The proposed
Old Cannery buildings work in concert with streets and sidewalks to "expand the grid" across the
rail line, while embracing existing site conditions. The rail line, for example, is not ignored, but
addressed in a trellis on the plaza design, clearly marked as a unique edge. The wetlands, while
not in the development proper, provide a green space and natural buffer between commercial
activities at the plaza and the residential neighborhoods beyond. A large part of avoiding
adverse effects of visual improvements is integrating the design standards into the early thinking
of site improvements and architectural design. Pedestrian-oriented detail, such as trees,
benches and drinking fountains is as important as a ground floor window or a cornice. At a
slightly higher scale, clerestory windows above an awning or cornice lines that cast multiple
shadows are consistent with Old Town architecture. The proposed buildings in the Old Cannery
site are

1 6.'1 62.030 Permitted Uses

The following uses are permitted outright, provided such uses meet the applicabte
environmental performance standards contained in Division VIll:

A. Uses permitted outright in the RC zone, Section 16.28.020; the HDR zone, Section
16.20.020; and the MDRL zone, Section 16.16.020; provided that uses permitted outright
on any given propefty are limited to those permitted in the underlying zoning district,
unless otherutise specified by this Section and Section 16.162.040. (Ord. 2006-009 S 2)

B. ln addition to the home occupations permitted under Section 16.42.020, antique and
curio shops, cabinet making, arts and crafts galleries, aftists cooperatives, and
bookshops, are permitted subject to the standards of Chapter 16.42 and this Chapter, in
either the underlying RC or MDRL zones.

C. Boarding and rooming houses, bed and breakfast inns, and similar accommodations,
containing not more than five (5) guest rooms, in the underlying RC, HDR and MDRL
zones.
Motels and hotels, in the underlying RC zone only.
Residential apartments when located on upper or basement floors, to the rear of, or
otheruise clearly secondary to commercial buildings, in the underlying RC zone only.
Other similar commercial uses or similar home occupations, subject to Chapter 16.88.
Offices or architects, artists, attorneys, dentists, engineers, physicians, accountants,
consultants and similar professional seruices.
Uses permitted outright in the RC zone are allowed within the HDR zone when timited to

the first floor, adjacent to and within 100 feet of, Columbia Street within the OId Town
Overlay District.

D.
E.

F.
G.

H.

Response: Uses permitted outright in the RC zoning district are proposed including high
residential which is a permitted use in the RC zone as part of a PUD.
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1 6.1 62.040 Conditional Uses

The following uses are permitted as conditional uses, provided such uses meet the applicable
environmental performance standards contained in Division Vlll, and are approved in
accordance with Chapter 16.82:

A. IJses permitted as conditional uses in the RC zone, Section 16.28.020, HDR zone,
Section 16.20.020, and the MDRL zone, Section 16.16.020, provided that uses permitted
as conditional uses on any given property are limited to those permitted in the underlying
zoning district, unless otherwise specified by Section 16.162.030 and this Section.

B. Townhouses (shared wall single-family attached) subject to Chapter 16.44. In addition,
any garages shall use alley access. RC zone setback standards may be used in lieu of
other applicable standards.

Response: No conditional uses are proposed at this time.

1 6.1 62.050 Prohibited Uses

The following uses are expressly prohibited in the OT overlay zone, notwithstanding whether
such uses are permitted outright or conditionally in the underlying RC, HDR or MDRL zones:
A. Adult entertainment businesses.
B. Manufactured homes on individual lots.
C. Manufactured home parks.
D. Restaurants with drive-through.
E. Stand alone cellular or wireless communication towers and facilities. Co-location of

existing legally permitted facilities is acceptable.

Response: No ted uses are proposed.

1 6. 1 62.060 Dimensional Standards

In the OT overlay zone, the dimensional standards of the underlying RC, HDR and MDRL zones
shall apply, with the following exceptions:

A. Lot Dimensrons - Minimum lot area (RC zoned property onty): Twenty-five hundred
(2,500) square feet.

lots exceed this minimum standard.

B. Setbacks - Minimum yards (RC zoned property only): None, including structures
adjoining a residential zone, provided that Uniform Building Code, Fire District
regulations, and the site design standards of this Code, not otherwise varied by this
Chapter, are met.

Response: Buildings will be placed to the right-of-way line to create a pedestrian friendly
ent.

Shen¡vood Cannery Square PUD
Land Use Application Narrative

Page 56 of 66
September 2009 (Second Submittal)



C. Height - The purpose of this standard is to encourage 2 to 4 story mixed-use buildings in
the Old Town area consistent with a traditional building type of ground floor active uses
with housing or office uses above.

Except as provided in Section 16.162.080, subsection C below, the maximum height of
structures in RC zoned propefty shall be forty (40) feet (3 stories) in the "Smockville
Area" and fifty (50) feet (4 stories) in the "OId Cannery Area". Limitations in the RC zone
to the height of commercial structures adjoining residential zones, and allowances for
additional building height as a conditional use, shall not apply in the OT overlay zone.
However, five foot height bonuses are allowed under strict conditions. Chimneys, solar
and wind energy devices, radio and TV antennas; âfid similar devices may exceed.height
limitations in the OT overlay zone by ten (10) feet.

Minimum height: A principal building in the RC and HDR zones must be at least sirteen
(16) feet in height.

Response: Commercial buildings will be one to two stories and the multi{amily buildings will be
three stories in height and will not exceed the S0-foot maximum height standard.

D. Coverage - Home occupations permitted as per Chapter 16.42 and Section 16.162.030
may occupy up to fifty percent (50%) of the entire floor area of all buildings on a lot.

Response: No home occupations are proposed at this time.

1 6.1 62.070 Community Desiqn

Standards relating to off-street parking and loading, environmental resources, landscaping,
historic resotJrces, access and egress, signs, parks and open space, on-site storage, and site
design as per Divisions V, Vlll and this Division shall apply, in addition to the Old Town design
standards below:

A. Generally

ln reviewing site plans, as required by Chapter 16.90, the City shall utilize the design
standards of Section 16.162.080 for the "Old Cannery Area" and the "Smockville Design
Standards" for all proposals in that portion of the Old Town District.

Response: The Old Cannery Standards apply. The proposal complies with these standards as
stated below.

Landscaping for Residential Structures

1. Perimeter screening and buffering, as per Section 16.92.030, is not required for
approved home occupations.

B.
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2.

3.

Minimum landscaped areas are not required for off-street parking for approved
home occupations.

Landscaped strips, as per Sections 16.92.030 and 16.142.030A, may be a
minimum of five (5) feet in width, except when adjoining alleys, where landscaped
strips are not required.

Fencing and interior landscaping, as per Section 16.92.030, are not required.

Off-Street Parking

For all propefty and uses within the "Smockville Area" of the Old Town Overlay District
off-street parking is not required. For all property and uses within the "OId Cannery Area"
of the Old Town Overlay District, requirements for off-street automobile parking shall be
no more than sixty-five percent (65%) of that normally required by Section 16.94.020.
Shared or joint use parking agreements may be approved, subject to the standards of
Section 16.94.010. (Ord. 2006-009 S 2)

4.

C.

Response: The parking lots incorporate interior landscaping because it reduces the visual
impact of a parking lot which is especially important to the apartments where many of the units
will have views out to the lot. Having internal landscaping allows trees and vegetation to be
planted, breaking up the parking field and creating a greener view. Fencing was not incorporated
because parking lots are blocked from view to each other bv buildi

D.

Response: Parking has been provided in compliance with 65"/" of the minimum required as
ined earlier in this narrative.

Off-Street Loading

1. Off-street toading spaces for commercial uses in the "Old Cannery Area" may be
shared and aggregated in one or several locations in a single block, provided that
the minimum area of all loading spaces in a block, when taken together, shatl not
be less than sixty-five percent (65%) of the minimum standard that is otherwise
required by Section 16.94.0308. (Ord. 2006-009 S 2)

2. For all propefty and uses within the "Smockville Area" of the OId Town Overlay
District, off-street loading is not required.

Response: Loading areas 10 feet by 25 feet have been provided for each building. This will be
verified at the tíme of final development plan and site plan approval for each building.

Signs - ln addition to signs otherwise permitted for home occupations, as per Section
16.42.010, one (1) non-illuminated, attached, exterior sign, up to a maximum of nine (9)
square feet in suñace area, may be permitted for each approved home occupation.)

E.

No home are at this time.
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F. Non-conforming Uses - When a nonconforming lot, use, or structure within the OT
overlay zone has been designated a landmark as per Chapter 16.166, or when a
nonconforming lot within the OT overlay zone is vacant, and the proposed change will, in
the City's determination, be fully consistent with the goals and standards of the OT
overlay zone and other City guidelines to preserve, restore, and enhance historic
resources, nonconforming use restrictions contained in Chapter 16.48 may be waived by
the Commission.

G.

Response: No historic structures are located on the site.

Downtown Street Standards - All streets shall conform to the Downtown Street
Standards in the City of Sherwood Transportation System Plan and Downtown
Streetscape Master Plan, and as hereafter amended. Streetscape improvements shall
conform to the Construction Standards and Specifications, and as hereafter amended.

Response: The applicant proposes to provide some curbless street sections and some curbed
street sections. Locations and design of the streets is proposed to address the development
proposal of the PUD and be custom suited to the development layout proposed. The curbless
street areas would allow the public plaza to be used when streets are closed and creates a
connection to the north end of the railroad tracks where these streets currently exist. Curbed
streets will connect to existing curbed streets outside Old Town Sherwood.

Color - The color of all erterior materials shall be earth tone. A color palette shall be
submitted and reviewed as part of the land use apptication review process and approved
by the hearing authority.

16.162.080 Standards for All Commercial. Institutional and Mixed-Use Structures in the Old
Cannerv Area

The standards in this section appty to development of all new principat commercial, institutional
and mixed-use structures in the "Old Cannery Area" of the Otd Town Overtay District. These
standards also apply b erterior alterations in this zone, when the exterior alteration requires full
compliance with the requirements of applicable building codes.

A. Buildino Placement and the Street. The purpose of this standard is to create an attractive
area when commercial or mixed-use structures are set back from the property line.
Landscaping, an arcade, or a hard-surfaced expansion of the pedestrian path must be
provided between a structure and the street.

H.
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Response: The proposed building colors will be earth tones. Brick is proposed as a major
building material and may be in a variety of colors. The Old Cannery has a history of brick
production prior to its era of fruit processing. Given that history, and a large number of brick
buildings in the existing Old Town, brick and earth tones related to masonry is appropriate. This
color palette would also be applied to other proposed building materials such as other masonry
materials, concrete, stucco, metal or wood trim.



Structures built to the street lot line are exempt from the requirements of this subsection.
Where there is more than one street lot line, only those frontages where the structure is
built to the street lot line are exempt from the requirements of this paragraph. All street-
facing elevations must comply with one of the following options:

1. Option 1: Foundation landscaping. All street-facing elevations must have
landscaping along their foundation. This landscaping requirement does not apply
to portions of the building facade that provide access for pedestrian or vehicles to
the building. The foundation landscaping must meet the following standards:
a. The landscaped area must be at least thirly (30%) of the linear street

frontage.
b. There must be at least one (1) three-gallon shrub for every S linealfeet of

foundation in the landscaped area; and,
c. Ground cover plants must fully cover the remainder of the landscaped

area

2. Option 2: Arcade. AII street-facing etevations must have an arcade as a parf of
the primary structure, meeting the following requirements:
a. The arcade must be at least four (4) feet deep betvveen the front elevation

and the parallel building wall. (Ord. 2006-009 S 2)
b. The arcade must consist of one or a series of arched openings that are at

least six (6) feet wide. The arcade, or combination of them, should cover a
minimum of sirty @0%) of the street facing elevation;

c. The arcade elevation facing a street must be at least fourteen (14) feet in
height and at least twenty-five percent (25%) solid, but no more than fifty
percent (50%) solid; and,

d. The arcade must be open to the air on 3 sides; none of the arcade's street
facing or end openings may be blocked with walls, glass, lattice, glass
block or any other material; and,

e. Each dwelling that occupies space adjacent to the arcade must have its
main entrance opening into the arcade.

3. Option 3: Hard-surface sidewalk ertension. The area between the building and
the street lot line must be hard-surfaced for use by pedestrians as an extension of
the sidewalk:
a. The building walls may be set back no more than six (6) feet from the

street lot line.
b. For each one-hundred (100) square feet of hard-surface area betvveen the

building and the street lot line at least one of the following amenities must
be provided.
(1) A bench or other seating.
(2) A tree.
(3) A landscape planter.
(4) A drinking fountain.
(5) A kiosk.

Response: (ln regard to all three
sidewalk extension where not built to

options): The commercial
the street lot line. This gives

buildings all use option 3, a
an urban feel to the area and
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B.

allows people to easily access the buildings. The residential buildings, in contrast, have option 1,
foundation planting, alternating between stormwater planters and standard planting beds. This

ives a softer, more residentialfeel to the

Reinforce the Corner. The purpose of this standard is to emphasize the corners of
buildings at public street intersections as specialplaces with high levels of pedestrian
activity and visual interest. On structures with at least two frontages on the corner where
two city walkways meet, the building must comply with at least two of these options.

Option 1: The primary structures on corner lots at the propterty lines must be at or within
6 feet of both street lot lines. Where a site has more than one corner, this requirement
must be met on only one corner.

Response: Only the South Building is on a corner and is placed at or within 6 feet of the corner.

Option 2: The highest point of the building's street-facing elevations at a location must be
within 25 feet of the corner.

: The hiqhest point will be within 25 feet of the corner for the South Buildino.

Option 3: The location of a main building entrance must be on a street-facing wall and
either at the corner, or within 25 feet of the corner.

Response: The commercial buildings will not have a main entrance as there will likely be more
than one entrance as the buildings will have flexible tenant spaces. The corner tenant will have
the main door located within 25 feet of the corner meetinq this standard.

Option 4: There is no on-site parking or access drives within 40 feet of the corner.

Response: Only the South Building is at the intersection of two public streets. The distance from
the northwestern building corner to the access drive is approximately 65 feet.

Option 5: Buildings shall incorporate a recessed entrance(s) or open foye(s), a minimum
of 3 feet in depth to provide architectural variation to the facade. Such entrance(s) shall
be a minimum of ten percent (10%) of the ground-floor linear street frontage.

C

Response: This option is not proposed at this time.

Residential Buffer. The purpose of this standard is to provide a transition in scale where
the Old Cannery Area is adjacent to a lower density residential zone, outside the District.
Where a site in the Old Cannery Area abuts or is across a street from a residential zone,
the following is required:

1. On sites that directly abut a residential zone the following must be met:
a. In the portion of the site within 25 feet of the resídential zone, the building

height limits are those of the adjacent residential zone; and,
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A 6-foot deep area landscaped with, at a minimum, the matlerials listed in
Section 16.92.0308 is required along the property line abutting or across
the street from the lower density residential zone. Pedestrian and bicycle
access is allowed, but may not be more than 6 feet wide. (Ord. 2006-009
s2)

Main Entrance. The purpose of this standard is to locate and design building entrances
that are safe, accessible from the street, and have weather protection.
1. Location of main entrance. The main entrance of the principal structure must face

a public street (or, where there is more than one street lot line, may face the
corner). For residentialdevelopments these are the following exceptions:
a. For buildings that have more than one main entrance, only one entrance

must meet this requirement.
b. Entrances that face a shared landscaped courtyard are exempt from this

requirement.

Response: See Architectural Pattern Book. All commercial buildings face the street or public
open space. Residential development includes: a) Each residential building has a main entrance
that faces the street, and b) No residential main entrance faces a landscaped courtyard.

Front porch design requirement. There must be a front porch at the main
entrance to residential portions of a mixed-use development, if the main entrance
faces a street. lf the porch projects out from the building it must have a roof. lf the
roof of a required porch is developed as a deck or balcony it may be flat,
otherwise it must be articulated and pitched. lf the main entrance is to a single
dwelling unit, the covered area provided by the porch must be at least six (6) feet
wide and six (6) feet deep. lf the main entrance is to a porch that provides the
entrance to two or more dwelling units, the covered area providëd by the porch
must be at least I feet wide and I feet deep. No part of any porch may project
into the public right-of-way or public utility easements, but may project into a side
yard consistent with Section 16.60.040. (Ord. 2006-009 S 2)

b.

D.

2.

Response: The Cannery Standards require a 6-foot deep planting area providing a permanent
screen along property lines abutting or across the street from lower density residential zones, as
per Section 16.162.080(C1b) and Section 16.92.030(28). Along the property lines which are
adjacent to existing residential zones and along the right-of-way of Willamette Street, a minimum
6-foot wide planting area is proposed. This planting will include a 6-foot tall evergreen hedge, a
mix of shrubs and groundcover, and a row of trees to protect the privacy of neighboring

rties.

E.

: Does not as residential buildings will be stand-alone

Off-Street Parking and Loading Areas. The purpose of this standard is to emphasize the
traditional development pattern in Old Town where buildings connect to the street, and
where off-street vehicular parking.and loading areas are of secondary importance.
1. Access to off-street parking areas and adjacent residential zones - Access to off-

street parking and loading areas must be located at least twenty (20) feet from
any adjacent residential zone.
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?arkiry lot coverage - No more than fifty percent (50%) of the site may be used
for off-street parkiñg and loading areas.
Vehicle screening - Where off-street parking and loading areas are across a local
street from a residential zone, there must be a 6-foot wide tandscaped area along
the street lot line that meets the material requirements in Section 16.92.0208.
(ord.2006-00e S 2)

F. Exterior Finish Materials. The purpose of this standard is to encourage high quality
materials that are complementary to the traditional materials used in Otd Town.1. Plain or painted concrete block, plain concrete, corrugated metal, futt-sheet

plywood, fiberboard or sheet pressboard (i.e. T-111), vinyt and aluminum siding,
and synthetic stucco (i.e. DryVit and stucco board), are not allowed as erterioi
finish material, except as secondary finishes if they cover no more than ten
percent (10%) of a surface area of each facade and are not visible from the pubtic
right-of-way. Naturalbuilding materials are preferred, such as clapboard, cedar
shake, brick, and stone. composite boards manufactured from wood in
combination with other products, such as hardboard or fiber cement board (i.e.
HardiPlank) may be used when the board productis /ess than six (6) inches wide.
Foundation materials may be plain concrete or block when the foundation
material does not ertend for more than an average of three (3) feet above the
finished grade leveladjacent to the foundation watt. (ord. 2006-009 S 2)

Response: See Architectural Pattern Book. All commercial and residential nuitOings w¡il be clad
in brick, other masonry, painted concrete, or stucco with metal or composite wood trim.

Where there is an erterior alteration to an existing buitding, the exterior finish
materials on the portion of the building being attered or added must visually
match the appearance of those on the existing buitding. However, if the erterior
finishes and materials on the existing building do not meet the standards of
subsection F.1 above, any materialthat meets the standards of subsection F.l.
may be used.

Response: The existing Machine Works building is not proposed to be altered at this tirne, but
will be subject to a Final Development Plan and Site Plan Review when exterior changes are

No other buildings currently exist on the site.

Rgof-Mounted Equipment. The purpose of this standard is to minimize the visual impact
of roof-mounted equipment. All roof-mounted equipment, including satellite dishes and
other communications equipment, must be screened using one of the methods tisted
below. Solar heating panels are exempt from this standard.
1 A parapet as tall as the tallest part of the equipment.

2.

2.

G.

Response: The Cannery Standards require a 6-foot deep planting area proviOingre perrnanent
screen along the street lot line when the development is across the street from a residential
z:one, as per Section 16.162.080(E1) and Section 16.92.030(28). Along the right-of-way of
Willamette Street and Highland Drive where there is an adjacent parkiñg lot añd/or par'ting
entrance, a minimum 6{oot wide planting area is proposed. The planting along Willamette wii
include an evergreen hedqe and row of trees.
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A screen around the equipment that is as tall as the tallest paft of the equipment.
The equipment is set back from the street-facing perimeters of the building 3 feet
for each foot of height of the equipment. On corner lots with two street facing
areas, all equipment shall be centered.

Response: See Architectural Pattern Book. All commercial and residential buildings will have
small-scale roof-mounted equipment, sized for individual tenants or units, compliant with a
setback of three (3) foot for each foot of equipment height, or screened.

Ground Floor Windows. The purpose of this standard is to encourage interesting and
active ground floor uses where activities within buildings have a positive connection to
pedestrians in OId Town. All erterior walls on the ground level which face a street lot line,
sidewalk, plaza or other public open space or right-of-way must meet the following
standards:

1. Windows must be at least fifty percent (50%) of the tength and twenty-five
percent (25%) of the total ground-levelwall area. Ground-level wall areas inctude
all exterior wall areas up to nine (9) feet above the finished grade. This
requirement does not apply to the walls of residential units or to parking
structures when set back at least five (5) feet and landscaped to at least the
Section 1 6.92.030C standard.

Response: See Architectural Pattern Book. All commercial buildings will provide a positive
visual connection to pedestrians. Windows will be at least 50"/" of the length and25"/" of the total
ground area that face a street or plaza. Glazing will be clear un-tinted and non-reflective for all

und floor windows and doors.

Required window areas must be either windows that allow views into working
areas or lobbies, pedestrian entrances, or display windows set into the wall. The
bottom of the windows must be no more than four (4) feet above the adjacent
erterior grade.

Response: See Pattern Book. All commercial/retail buildings will have windows that allow views
into lobbies, pedestrian entrances or display. The bottom of the windows will be no more than
four (4) feet above the exterior grade.

Distinct Ground Floor. The purpose of this standard is to emphasize the traditional
development pattern in Old Town where the ground floor of buildings is clearly defined.
This standard applies to buildings that have any floor area in non-residential uses. The
ground levelof the primary structure must be visually distinct from upper stories. This
separation may be provided by one or more of the following:

1. A cornice above the ground leveL
2. An arcade.
3. Changes ín material or Þrture; or
4. A row of clerestory windows on the building's street-facing elevation.

2.
3.

H.

2.
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Response: See Architectural Pattern Book. All multi-story commercial buildings will mark the
first floor as visually distinct from upper stories via a variety of architectural treatments such as a
row of clerestory windows or horizontal trim and ground floor entrances on the building's street-

elevation that will provi ian protection via canooi

J. Roof. The purpose of this standard is to encourage traditional roof forms consistent with
existing development patterns in Old Town. Roofs should have significant pitch, or if flat,
be designed with a cornice or parapet. Buildings must have either:
1. A sloped roof with a pitch no flatter than 6/12; or
2. A roof with a pitch of less than 6/12 and a cornice or parapet that meets the

following:
a. There must be two paris to the cornice or parapet. The top part must

project at least six (6) inches from the face of the building and be at least
two (2) inches further from the face of the building than the bottom part of
the cornice or parapet.

b. The height of the cornice or parapet is based on the height of the building
as follows:
(1) Buildings sixteen (16) to twenty (20) feet in height must have a cornice

or parapet at least twelve (12) inches high.
(2) Buildings greater than twenty (20) feet and less than thirty (50) feet in

height must have a cornice or parapet at least eighteen (18) inches
high.

(3) Buildings thiriy (30) feet or greater in height must have a cornice or
parapet at least twenty-four (24) inches high.

Response: See Architectural Pattern Book. All commercial buildings will have a roof pitch of
less than 6/12 and have cornices with the following features: a) Each cornice will have a two-
part cornice, and b) Each cornice will be at least 18 inches or 12 inches high relating to the

building heights.

K. Base of Buildinos. Buildings must have a base on all street-fatcing elevations. The base
must be at least two (2) feet above grade and be distinguished from the rest of the
building by a different color and material. (Ord. 2002-1125 ç g)

Response: See Architectural Pattern Book. All commercial buildings will have a base at least
two (2) feet above the finished grade that will be distinguished from the rest of the building with
either pre-cast concrete, stone, contrasting color texture brick or concrete masonry units.

L. Heiaht Bonus: A five foot height bonus shall be granted if at least two of the following.
amenities are included in the overalldesign:
1. Awnings or Marquees subject to Section 16.162.090 - Commercial Standard.
2. Public art installation subject to CulturalArts Commission and City Council

approval.
3. Additional public bike parking: 1 additional space per residential unit.
4. A courtyard or plaza facing the street open to the public subject to Commission

approval.

: Not proposed.
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IV. CONCLUSION

This summary of request and attachments demonstrate compliance with applicable approval
criteria and code. The applicant respectfully requests that the City approve this application.
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Attachnrent I



i-

Pre-Application Conference Notes
PAC 08_13 _

Meeting Date: 9-23-08
Meetìngrffi

Old Cannery Site PLID

PLEASENoTE:TheconferenceandnotescarurotcoverallCoderequirementsandu'ffi
planrring.that should ?pp¡y to the development of-your site plan. Failurè of the staff to Ëroui¿liìnfo""ätio;
requred by th! Uode shall not.constltute a waiver 9f tþe applicable standards or requirements. It is recommended
1þl¿qlqW"gliç applicant either obtpin and read the Conürunity Development Cotié óiãst¡ant,ilrtiõffifõiìy
staft relative to code requirements prior to submitting an applicaiion.

PROPOSED PROJECT DESCRIPTION: Old Cannery PIID
PROPOSAL DESCRIPTION: mixed use, multi-family, commercial development ofthe
APPLICANT: Capstone Partners LLC
OWNER: City of Sherwood, Urban RenewalAgency
PROPERTY LOCATION: 15601 SW Willamette Street

Old Cannery site

ADDRESS/GENERAL LOCATION: Cannery site in Downtown Sherwood south of the Railroad Tracks
Pine

AX MAP(S)/LOT #(S): 2S1328D00150 and surrounding

Identified potential constraints/issues (wetlands, steep slopes, easements, etc? Potential wetland buffer
delineatior¡ existing right of way for Columbia Street, TSP designation of Columbia Street

.Based on the information provided, NECESSARY APPLICATIONS: PUD. Subdivision. TSp
see end

Process, timing and fees:
. Proposed Subdivision, Preliminary PUD and TSp amendment -

hearing with the Planning commission with recommendation ro
this will require a public
the City Council for final

(6 weeks to PC hearing and at least 2
TSP amendment there is also a 45 day
provided as soon at the application is

decision.
o This process will take a minimum of 2 months

additional weeks to CC hearing) Because of the
DLCD notice that will be required but can. be
deemed complete.

o The fees for this phase include:. Planned Unit Development - $2,100. TSP Amendment - 95,300
' Subdívision - $5,926 plus 920 per lot
' Publication/Distribution of Notice Type 3 and 4 - 9265

Once approved, you can submit for the Final Development Plan and site plan approval. This
will involve a public hearing with the Planning Commission only.
o This process generally takes an additional 6-8 weeks from the date the application is

deemed complete.
o The fees for this phase include:

' Site Plan - $5,926 + 100 for every 10,000 sq. ft over the first 15,000 sq. ft of
parking area and building square footage.

' There is no fee for final development plan in the fee schedule.
' Publication/Distribution of Notice Type 3 and 4 - ç265

{
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Final subdivision plat is processed separately and does not require public hearing or notice.o This can be processed concurrent with the final development plan. 'Cãnditions 
of

approval must be met and then we would release the plat to the County for review.
The County has their own review timeframe that has ranged from 1'monl-r to 6months (depending on their backlog). Once the County provid"s review comments,
a mylar can be submitted to the city for signature and recording.o The fee forfhis is: $1,050 (in addítion, the County has their oùn fees for review and
recording of the plat)

Final sÍte plan review is done at the time of building permit submittal and generally
demonstrates compliance with all the conditions of approùa|..o The fee for final site plan review is $630

SeeSectionI6'40.020'CforthePreliminaryeuo@ancríteria.RefertoPUD
::äl,1di::,r::.:T'*Jy^uT:n9^"11:l s:nelal provisions (16.40.040), Residenriat puD (16.40,0s0)
and Non-Residential pUD (16.40.060) standards,

See Section 16'80.030 for the TSP amendment criteria. Be sure to address TpR requirements.

See Section 16.L22.0L0.3 for the Preliminary Subdivísion Plat criteria, in addition, see 16. 126 foradditional subdivision design standards

X

T-

APPLICABLE CODE CRITEzuA - for the Preliminary PUD/Subdivision/TSp Amendment
(These sections mustbe addressed in the narrative submitted *ith th" Iand use application)

Division II (ZoningDistricts) ffi to'oz (Landscaping) 

- 

t6.l2|(Land parritions)
16'40(PlannedunitDevelopment) ffi to.s¿(ofÊstreètrákingana 16.130(propertyLineAdjusrments)

Loading)
16.44 (Townhomes) W 16.96 (on-Site Circulation) _ t6.134.020 (Floodplain overtay)16'46 (Manufactured Homes) x 16.98 (on-site storage) x rc.t42(parks and open space)
1919 0,1*-Conforming Uses) * tø.toZ(SignÐ 16.146 (Noise)
16'50 (Accessoryuses) W te.toa(sûeets) 

- 

t6.t4liviu.utiong16.58:010(ClearVisionAreas) ffi 16.110(SanitarySewers) _ 16.150(Aireuality)
16.58.020 (Additional setbacks) ffi tO il2 (Warer SuppÐ 16.152 (Odors)16'80(PlanAmendments) ffi 16.114(stormw;.r) 

- 

16.154(HeatandGlare)
16.82 (Condirional Uses) ffi to.l 16 (Fire protection) ffi- 

-io.toz 
lota Town ovárlay

District)
16'86 (variances) ffi lo.l18 @rivate Improvements) 

- 

16.166(Landmark Designation)
16.86 (Temporary Uses) X 16.122 @reliminary plats)
16.88 (krterpretation of Similar Uses) 16.124(Final ptats) :
16'90 (site Planning) x 16-126 @esign Standards) W- : conceptaøIlevel detail needed

x.-

x

Ei-
r'Æ

NOTE: if exceptions/flexibility
request in the preliminary pUD

or des¡red, be sure to include thisare needed
submittaf .

ZONING DISTRICT DIMENSIONAL REQUIREMENTS (Refer to Code Section 16.20 Hieh Density and
30

Residential Hieh Densitv Multifamily:
\4INIMLM LOT SIZE: multifamily: 8.000sq ft for fust two units. each add 1.500 5q. ¿.

-OT WIDTH AT FRONT PROPER.TY LINE: 25 ft. MINIMTIM HEIGHT: 16 feetfor principle build.
LoT WIDTH AT BUILDING LINE: 60 ft. MAXIMLM FIEIcHT 5o_(Canneryl ft.
Setbacks: Front 20 ft. Side zfif o*t tg f".t)- ft. Rear 20 ft. Corner 30 ft. from street.
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Retail Commercial:
MINIMUM LOT SIZE: 5000
LOT WIDTH AT FRONT PROPERTY LINE: 40 FT-,OT WIDTH AT BUILDING LINE: 40 FT

Setbacks: None, except when the lot abuts a residential zone.

Height: Max 50 feet except with the structures within one-hundred feet of a residentialzone.

X NARRATryE (See Section 16.78.010 for a eomplete list of required application submittal materials)

Jhg applicant shall submit ananatiue whicþ provides findings based on the applicable approval standards.
I'arlure ,to provide a nanative or adequately^a4dress criteriã would be reasdri io .onriäff¿¡1 appfC"iió"
incomplete and delay review of the próposaI. The applicant should review the code f"iap¿iõäUtã";ìËi;.'

X CLEAN wATER SERVICES SERVICE PRoVIDER LETIER

The applicant shall submit a CV/S Service Provider Letter at time of application submittal. An applicationwill noi be deemed :9TI81.. wilhout a CWS Servicã Þroviãe.Lét6. ðï;õwS d;öättfno,tng ttu,t a
Service Provider Letter ís not required.

X SITE PLANNING (16.90) use g 16.162.070

Except for single and two family uses, and manufactured homes located on individual residential lots, but
including manufactured home parks, no building permit shall be issued for a new building or structure, or
for the substantial alteration of an existing structure or use, and no sign permit shall bi issued for the
erection or construction of a sign relating to such building or structure until the proposed development has
been reviewed.

No site plan approval shall be granted unless each of the foilowing is found:

A' The proposed development meets applicable zoning district standards and all provisions of
Divisions V, VL VIII and IX.

B. The proposed development can be adequately served by services conforming to the Community
Development Plan, including but not limited to water, sanitary facilities, storm water, solid wasre,
parks and open space, public safety, electric power, and communications.

C. Covenants, agreements, and other specific documents are adequate, in the City's determination, to
assure an acceptable method of ownership, management, and mailtenance of structures.
landscaping, and other on-síte features.

D. The proposed development preserves significant natural features to the maximum feasible extent,
including but not limited to natural drainage ways, wetlands, trees, vegetation, scenic views, and
topographical features, and conforms to the applicable provisions of Division VIII of this Code and
Chapter 5 of the Community Development Code.

E. For a proposed site plan in the Neighborhood Commercial (NC), Office Commercial (OC), Office
Retail (OR), Retail Commercial (RC), General Commercial (GC), Light Indgstrial (LD, and-ôeneral
Industrial (GI) zones, except in the Old Town Overlay Zone, the proposed use slrall satisfy the
requirements of Section 16.108.070 Highway 99W Capacify Allocation Program, unless excluded
herein.



G.

For developments that are likely to generate more than 400 average daily tr.ips (,{DTs), or at the
discretion of the City Engineer, the applicant shall províde adequate information,''such as a traffic
impact anaiysis or traffic colmts, to demonstrate the level of impact to the surrounding street system.
The developer shall be required to mitigate for impacts attributable to the project. The
determination of impact or effect and the scope of the impact study shall be coordinated with the
provider of the affected transportation facility.

The proposed commercial, multi-family development, and mixed-use development is oriented to the
pedestrian and bicycle, and to existing and planned transit facilities. Urban design standards shal^
include the following:

1. Primary, front entrances shall be located and oriented to the street, and have significant
articulation and treatment, via facades, porticos, arcades, porches, portal, forecourt, or stoop
to identiff the entrance for pedestrians. Additional entrancelexit points for buildings, such as
a postem, are allowed from secondary streets or parking areas.

2. Buildings shall be located adjacent to and flush to the street, subject to landscape corridor
and setback standards of the underlying zone.

3. The architecture of buildings shall be oriented to the pedestrian and designed for the long
term and be adaptable to other uses. Aluminum, vinyl, and T-111 siding, metal roofs, and
artiftcial stucco matenal shall be prohibited. Street facing elevations shall have windows,
transparent feneshation, and divisions to break up the mass of any window. Roll up and
sliding doors are acceptable. Awnings that provide a minimlrm 3 feet of shelter from rain
shall be installed unless other architectural elements are provided for similar protection, such
as an arcade.

4. As an alternative to the above standards G.1-3, the Old Town Design Standards (Section
16.162) may be applied to achieve this performance me¿ìsure.

LANDSCAPTNG (16.92)

lO-foot landscaped strip required between off-street parking, loading and vehicular use areas and right-oÊ
way or abutting properties. All areas not covered by buildings, required parking and/or circulation drives
shall be landscaped with plants native to the Pacific Northwest. A minimum of 50o/o of required parking
area landscaping must be in the interior of the parking lot. A landscaping plan must be submittàd with
every development proposal application.

PARKING AND CIRCULATION (16.94 and 16.96)

No building permits shall be issued until plans are approved providing for off-street parking and loading
space as required by this Code. An off-street parking and loading plan shall accompany requests for
building permits or site plan approvals.

16.L62.070 Off-Street Parking: All propefty and uses wíthin the Old Cannery Area
of the OT Overlay District, requirements for off-street auto parking shall be no more
than 650/o of that normally required by section I6.94.O20.Shared or joint use
parking agreements may be approved, subject to the standards of g L6.g4:

Based on the information provided: 28,900 sq. ft of retail/office (not including
ex¡sting warehouse) = 118 spaces at 4.1 spaces/1000 sq ft,and 101 unit of multi-
family (assumed 50 1 bedroom units and 51 2 bedroom un¡ts) = 139 spaces. 257
spaces total at 65% for Cannery overlay = l-67 required spaces. It appears the
portion of parking in the RR right of way is not required,

F.

t

X

X



Two (2) or more uses, structures, or parcels of land may utilize jointly the same parki..ng and loading
spaces when the peak hours of operation do not substantially overlap, provided that satisfactory evidencã
is presented to the City, in the form of cleeds, leases, or contracts, clearly establishing the joint use.

Improved hard surface driveways aîe required in all commercial, industrial and multi-family
developments. Section 16.96.020 states that each apartment complex must have 2
driveways because they have over 49 units each. Section 16.96.030 requires 1
driveway for each commercial parking lot up to 49 spaces and 2 driveways for each
parking lot over 50.

Ingress and egress shall be shown from existing or planned local or collector sÍeets, consistent with the
Transportation System Plan and Section VI of the Community Development Plan. Joint ingress/egress is
strongly encowaged.

Bicycle parking shall be conveniently located with respect to both the street right-oÊway and at least one
building entrance. Bike parking for residential is 1 for every 10 auto spots, and..retail 1 for
every 20 auto spaces.

A private pathway/sidewalk system extending throughout the development site shall be required to
connect to existing development, to public rights-oÊway with or without improvements, to parking and
storage areas, to all building entrances in the development, to transit facilities within 500 feet of the site, to
future phases of development and to parks and open spaces.

X oN-srrE sroRAGE (16.98)

( Garbage and recycling facilities are required to meet the standards of Pride Disposal.

srGNS (16.102)

A separate permit is required for all permanent signs. Sign permits may be applied for through the
Sherwood Building Department. Temporary sign permits are issued through the Sherwood planning
Department

PUBLTC TMPROVEMENTS (16. 106)

X sTREETS (16.108)

The specifications for existing and/or plarured street(s) adjacent to andlor located within this proposal
are located below.

Street: Pine Street: V/illiamette

TSP Designation: collector TSP Designation: Neighborhood

V/idth of ri ght-of-way : 60' 'Widtlr of right-oÊ\üay:_ 64' _
Paved width: 36 Sidewalk width:

Tree lawn width: Design Speed: Tree lawn width: Design Speed:

X

X

Paved width: Sidewalk width:

A design that complernents the
incorporated across the railroad
Street.

existing Old Town streets on SW Pine will be
to the intersection of proposed SW Columbia

8'



Assuming a TSP
street standards.

amendment is approved, columbia street must be.built to local
ti uest 6.1 .5.

r(

( tr HIGHWAY 99\¡/ cApACITy ALLocATToN pRocRAM (cAp) (16.108.070)

All developments within the Cify of Sherwood are subject to the CAP with the exception of
churches, elementaty, middle and high schools, changes in use that do not increase the number of
trips generated by the current use, and developments on residentially-zoned parcels. All regulated
activities must acquire a Túp Allocation Cefüficate prior to approval of the tase application. The
trip limit for a regulated activity is 43 net trþs per acre in the PM Peak Hour. Miìigation may be
required for all developments subject to the CAP, with the exception of activities occurring on iand
zoned industrially when the activity produces less than 8 net trips per acre in the PM Peak Hour.

Projects in Old Town overlay are excluded from this requirement

X sANrrARy sEwER (i6.110)

Sanitary sewers shall be installed to serve all new developments and shall connect to existing
sanitary sewer mains.

X wATER (16.u,2)

Water lines and fire hydrants conforming to City and Fire District standards shall be installed to
serve all building sites in a proposed development. AII waterlines shall be connected to existing
water mains. The City contracts with Tualatin Valley 'Water District to oversee the water system.
The water system must meet TVWD standards.

X sroRM wATER (t6.tr4)

Storm water facilities, including appropriate source control and conveyance facilities, shall be
installed in new developments and shall connect to the existing downstream drainage sysíems. The
storm water facilities must meet CWS standards, including detention and treatment.

X FrRE (16.116)

All developments are required to comply with the regulations of Tualatin Valley Fire & Rescue.
TVF&R regulations can be found on their website at: www.tvfr.com/Deplfm/const/index.html.

General comments are attached

X ovERHEAD urrt,rrrEs (16.u8)

All existing and proposed utilities must be placed underground, unless specifically authorized for
above ground installation, because the points of connection to existing utiities máke underground
installation impractical or for other reasons deemed acceptable by the Cãmmission.

ENVTRONMENTAL RESOURCES (1 6. 132)

r LANDSCAPED VTSUAL CORzuDOR (16.142.030) - Exempt in Old Town
A landscaped visual coridor is required along all collectors and arterials (as designated by the
Transportation System Plan) as well as Highway 99W. The required width of the conidór for

' collectors is ten (10) feet, arteríals is fifteen (15) feet and Highway q9W is twenty-five (25) feet. This
development is required to provide a 

- 

foot landscaped visual corridor alo¡g

X

designated as a on the TSP.



X

:
X STREET TREES (r6.r4z.oso)

Street trees are required to be planted along public streets abutting or within any new developrnerf.
Street trees must have a minimum trunk diameter of two (2) inches DBH and a minimum heìght of
six (6) feet. A minimum of one (1) tree for every twenty-five (25) feet of public street frontage, or
two Q) trees for every buildable lot, whichever yields the greater number of trees, is reqdred. See
Appendix J of the Sherwood Zorungand Community Development Code for a list of appiovecl street
trees.

X rREES oN pRrvATE pRopERTy (16.142.060)

Trees on private properly subject to landr¡se approval must inventory all trees on-site in accordance
with Section 16.142.060.A. In general, the Cify will permit only the removal of trees, woodlands,
and associated vegetation, regardless of size and/or density, minimally necessary to undertake the
development activities contemplated by the land use application under consideration. Mitigation on
a 1 :1 DBH ratio will be required for trees removed pursuant to Section 8.307 .07D.

X HEAr AND cLARE (r6.rs4)

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 use.

HISTORIC RESOURCES

x oLD TOWNOVERLAY (16.162) Standards for Cannery noted sections

Specific areas to focus on include (but are not limited to):
16.162.080 Building Placement and the Street - If a building is set back from
the propefty line, landscaping, an arcade, or hard surfaced expansion must be
provided between the structure and street.

Residential Buffer: if the site abuts or Ís across a street from a residential zone,
then in the portion of the site within 25 feet of the res¡dential zone, the
building height limits are those of the adjacent resident¡al zone; and, a 6 foot
deep area landscaped with, at a minimum w¡th landscaped materials is
required along the property line abutting or across the street from the lower
density residential zone.

No more than fifty percent of the site may be used for off street parking and
loading areas.

Vehicle screen¡ng: Where parking areas are across the street from a resident¡al
zonet there must be a 6 foot wide landscaped area along the street lot line.

Must meet other Architectural design standards of the Old Cannery
Area within Old Town Overlay.

![



x APPLICABLE CODE CzuTERIA - for the Final Development plan/site plan 
i

(These sections mustbe addressed in the narrative submitted with the land use application)

- 
Division II (Zoning Districts) X 16.92 (Landscaping) _ t6121 (Land partitions)

X 16.40 (Planaed Unit Development) x 16.94 (off-Srreet Parking and _ 16.i30 inrop".ty Line Adjustments)
Loading)

_ 16.44 (Townhomes)

_ 16.46 (Manufactured Homes)

_ 16.48 (1.{on-Conforming Uses)

_ 16.50 (AccessoryUses)
x. 16.58.010 (Clear Vision Areas)

_ 16.58.020 (Additional Setbacks)

_ 16.80 (Plan Amendments)

_ 16.82 (Conditional Uses)

_ 16.86 (Variances)

X 16.96 (On-Site Circulation)
X 16.98 (On-Site Storage)

_ 16.134.020 (Flood Plain Overlay)
X 16.142 @arks and Open Space)

- 
16.146Q'Ioise)

_ 16.148 (Vibrations)

_ 16.150 (Air Qualiry)
_ 16.152 (Odors)

_ 16.154 (Heat and Glare)
X 16.162 (Old Town Overlay Disrrict)
_ 16.166 (Landmark Designation)

_ 16.86 (Temporary Uses)

_ 16.88 (Interpretation of Similar Uses)
X 16.90 (Site Planning)

ADDITIONAL CONCERNS OR COMMENTS:

16.102 (Signs)
16.108 (Streets)

16. I 10 (Sanitary Sewers)
16.112 (Water Supply)
16.114 (Storm Water)
16.1 l6 (Fire Protection)
16.I I8 (Private Improvements)
1 6. 122 (Prcliminary P lats)
16.124 (Final Plats)
16.126 (Design Standards)

X
X
X
X
X
X

w

w- will need
Letter pre-screen form is enclosed.

to establi

(

PROCEDIIRE

or submittal at the preliminar_v staee. refer to Section 16.40.020.8

Type II- Administrative Staff Review, Planning commission for any appeals
Type III- Public hearing before the Hearings Officer, Planning Commission for any appeals.
Type IV- Public hearing before the Planning Commission, City Council for any upp"ãti.
Type V- Public hearing before the Planning Commission with the Commission making a
recommendation on the proposal to the City Council. An additional public hearing shall be h;ld
by the City Council. Any ap.peals shall be heard by the Land Use Board of Appeals (LUBA).

x
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APPLICATION SUBMITTAL PROCESS 
l

The following materials must be submitted with your application or it will not be accepted at the 
'counter. Once taken at the counte¡ the City has up to 30 days to review the materials submitted to ,,

determine if we have everything we need to complete the review.

I g * copies of Application Form completely filled out and signed by the property owner for
person with authority to make decisions on the property.

I Copy of Deed to verifir ownership, easements, etc.

I nt least 3 * folded sets of plans

I et least 3 * sets of narrative addressing application criteria

! ree [along with calculations utilized to determine fee if appricable)

r-l ^.[J Signed chec]dist verifying submittal includes specific materials necessary for the application,( Process

* Note that 15 copies are required for completeness; however, upon initial submittal applicants
are encouraged to submit only 3 copies for completeness review. Prior to completenerr, 1-5 copies
and one full electronic copy will be required to be submitted,

The PlannÍqg Department will PgTfolp a.preliminary review of the application and will determine whether
11,?PP:t^.,"||L_]:^:."Tp_19t_u,iry-ltlin,30 days.o,f the co.unter submittal. Staff will notify the applicant ifaddltlonal tnformation or additional copies of the submitted materials are required.
The administrative {"çiligq o-r puþJic hearing will typically occur approximatgl¡r a5- !g 60 days after an
3gP.l:tqgn i: 4:..pqa 99T!l9tg¡ythe Planniñg f.epartmeni. epplicátíons intotvínsãiincuitäi"próiiãAäd
lssues or requlrlng reuew- hy other-jurisdictions may take additional time-to review.' Writ[en
recommendanons trom- the Planning staff are issued seven (7J days prior to the public hearing. A 1,4-daypublic appeal period follows all landîse decisions.

Information/Handouts provided at pre-app:
þ( Application form
X cws pre-screen form
I Copy of CAP worksheet
I Copy of fee schedule
X other 

-1,. Comments from ODOT Rail
2. Letter from Karen Mohling at TVF&R
3. Site Plan review.checklist
4. Subdivision submittal checklist
5 . Old Town Overlay District standards
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Escrow Officer: Mavis Kimball
Phone: (503)795-7603
Fax: (503)795-76t4
E-mail mkimball@firstam.com

Title Officer: Jennifer L, Watson
Phone: (503)790-7866
Fax: (503)795-76L4
E-mail jewatson@firstam.com

SUPPLEMENTAL

ALTA Owners Standard Coverage
ALTA Owners Extended Coverage

( nLTA Lenders standard covemge

ALTA Lenders Extended Coverage

ALTA Leasehold Standard Coverage

ALTA Leasehold Extended Coverage

Endorsements

Govt Service Charoe

Other

First Amer¡can Title Insurance Company
National Com mercial Services

200 SW Market Street, Suite 250
Poftland, Oregon 972OL

Liabll¡ty $
Liability $

Liability $

Liabil¡ty $

Liabiliti/ $

Liabil¡ty $

Liabil¡ty $

File No: NCS-346311-OR1

File No: NCS-346311-OR1

PRELIMINARY TITLE REPORT

TBD Premium $
Premium $

Premium $

Premium $

Premium $

Premiuin. g

Premium $

Cost $

We are prepared to issue Title Insurance Policy or Policies in the form and amount shown above, insuring
title to the following described land:

ThelandreferredtointhisreportisdescribedinExhibit',A''attachedhereto.

and as of O912212008 at 8:00 a.m,, title vested in:

City of Sherwood, an Oregon municipal corporation

Subject to the exceptions, exclusions, and stipulations which are ordinarily part of such policy form and
the followino:

This report is for the exclusive use of the parties herein shown and is preliminary to the issuance of a
title insurance policy and shall become void ùnless a polic.y is issued, and the fu¡l premium paid.



1.

2.

Pre¡¡minary Report Order Number: NCS-3463,1¡.-OR1

Page Nunìber: 2

Generaf and special taxes and assessments for the fiscal year 2007-2008 are exempt. If the
exempt status is terminated an additional tax may be levied. Account No's. R555599, R555615,
and R556017

City liens, if any, for the city of Sherwood.

Note: An inquiry has NOT been made concerning the actual status of such liens. A fee of g2S.00
will be charged pêr tax account each time an inquiry request is made.

These premises are within the boundaries of the Clean Water Services District and are subject to
the levies and assessments thereof.

An easement for underground storm drain sewer line and incidental purposes, recorded October
27, 7997 as Fee No.97100724

4.

In Favor of:
Affects:

100 Oregon Inc., its successors and assigns
Parcel VIi

6.

Unrecorded leases or periodic tenancies, if any.

The following matters peftain to Lenders Extended coverage only:

a) Pafties in possession, or claiming to be in possession, other than the vestees
shown herein

b) Statutory liens for labor and/or: materials, including liens for contributions
due to the State of Oregon for employment compensation and for workman's
compensation, or any rights thereto, where no notice of such liens or rights
appears of record,

General and special taxes and assessments for the fiscal year 2008-2009, a lien not yet due or
payable.

The effect of a deed executed by City of Sherwood, an Oregon municipal corporation to City of
Shen¡rood Urban Renewal Agenqy, the duly designated Urban Renewal Agency for the City of
Shenvood, recorded May 16, 2008 as Fee No. 2008-044746 of Official Records.

Said deed does not contain a valid legal description.

The foflowing matters disclosed by an ALTA/ACSM survey made by Caswell/Hertel Surveyors,
Inc. on July 24,2008 and fast revised August 20,2008, designated Job No. 7612:

a) Encroachments of guy anchors, power poles, sidewalk and no parking sign over the Southerly
poftion of Parcel VII

.END OF EXCEPTIONS-

..(

7.

8.

9,

(

First American Title
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Preliminary Report Order Number: NCS-346311-OR1

Page Nuiñber: 3

INFORMAT'TOruAL NOTES

NOTE: Evidence of the authority of the individual(s) to execute the forthcoming document for Capstone
Partners, LLC, an Oregon limited liability company/ copies of the current operating agreement should be
submitted

NOTE: This repoft does not include a search for Financing Statements filed in the office of the Secretary
of State, or in a county other than the county wherein the premises are situated, and no liability is
assumed if a Financing Statement is filed in the office of the County Clerk (Recorder) covering fixtures on
the premises wherein the lands are described other than by metes and bounds or under the rectangular
survey system or by recorded lot and book.

NOTE: Washington County Ordinance No.267, filed August 5, 1982 in Washington County, Oregon,
imposes a tax of $1.00 per thousand or fraction thereof on the transfer of real propefi located within
Washington County.

First American Title



Cc:
Attn:

Preliminary Report Order Number: NCS_346311_OR1

Page Number: 4

THANK YOU FOR. CHOOSING FIRST AMERICAN TITLE
WE KNOW YOU HAVE A CHOICE!

Cc: GVA Kidder Mathews
Attn: Tony R.eser

Cc: Capstone Partners, LLC
Attn: Jeff Sackett & Eric Lindahl

i

FirrtAmerican Title



Preliminary Report Order Number: NCS-34631l-OR1
page Nurñber: 5

ALTA LOAN POLTCY (LO|L7l92)
Ie Igllowing 

matters are sprcssly qduded ftom the coverage of this policy and úre company will not pay lois or damage, cosß, aüorneys, fe€s or expens which ariæby reasof, of:
1' (a) Any law, ordinance or governmental regulatjon (includ¡ng but not l¡mited to bu¡lding and zoning laws, ord¡nanc$, or regulations) r6Þicting, regutating, proh¡b¡bngor relating to (i) the occupancy, use¡ or sjoymt of the land; (í¡) the chamcter, di-mensions or-tocab:on of any improveirent now or ¡sæftsÉectø on the land;(iii) asep¿Et¡on ¡n omsship or a change ¡n t¡e d¡rensions or âréa or the tana ór any parcet ãi *ñ¡.rr t'ã.uná ¡i ó. *ai . p-ru ; òi;"ìir;;rienÞt protection, orthe effect of any v¡olat¡on of these laws, ordinances or govemmental regulat¡ons, eicèpt to úre qtst inat a notice of the enforcement thereof or a notice of adefæt, liff or enømbrance rsulting from a v¡olat¡on or alleged violation a-ffæting th" øtiJ ¡ãr ¡een ,*rded in the pubtic ræord, 

"i;rË;þ;.y;(b) Any.gove-rnmental police pows not scluded-by (a) above, o<cept to th€ o<tff[ that a not¡ce of gre æic¡se the¡óf or a noüce of a aerect,ìien or encumÞranceresulting from a v¡olat¡on or alleged violation afftrting the land hai beú recorded in fte public records at Date of pol¡cy.
2' Rjghts of m¡nÐt domain unl6s notice of the sercise theræf has been recorded in üre pirorià ræãiài at oate or corfr, but not o(cluding frcm cove.ge any tak¡ng
- whidl ha-s æcured pr¡or to Date of Pollcy which would be bind¡ng on the r¡ghLs of a purchaær for ralue w¡thout knowledge.3. Deftrts, liens, qcumbrancs, adveæ claims. or other matters: 

-
19¡ crealeO, suffsed, assumed or agreed to by the ¡nsured claimant;
(b) not lffown to úe company, not rcorded in the public records at Date of Poli,ry, but known to the insured cla¡mant and not disclosed in writing to the company by
. . the ¡nsured claimant pdor to the date the insured cla¡mant be'me an insured unãer this policla
(c) rëult¡ng in no los or damage to the ¡nsured claimanu
(d) attach¡ng or cr€ted subæquÐt to Date of Pollcy (qcept to the extent that th¡s pol¡cy ¡nsures the pr¡ority of the lien of the insured mortgage over any statutory limfor seryices, labor or material or the oftent insuranæ is afforded here¡n as to ãssésments for iheet improvemflts under @nstruction or @mpleted at date ofpolicy); or

- (e) Eulting in loss or damage which u/ould not have b€en susÞined if the Insured cla¡mant had paid value for the insuted mortgage.4.Unenforceabi|ityofthe|ienofthe¡nsuredrìort9a9ebecauseoftheinabi|¡tyorfaitureofthe¡nsuiedatóãteorÞoticy,ortrreina-lìt'ityoreitureoranysubUentog

_ ofth.e¡ndebt€dness,tocomptyw¡ththeappl¡Gble"doingbusiness"lawsoithesÞte¡nwnrcntneian¿'¡süiuãieo.
5' lnYâl¡dty or unenforæab¡l¡ty of the l¡q of-the insured mortgage, or claim thersf, wh¡ch aries out of the trânsct¡on evidenced by the ¡nsured mortgage and ¡s based_ upon usury or any consum credit protect¡on or truth in lending law.6 Any statutory lien for sæks, labor or materials (or the clairñ of prioriÇ of any siahrtory lien for seMcs, labor or mate¡¡als over the lien of the Insured mortgage)ar¡sing from an improvernent or work related to the land which is contracêd for áno ommence¿ suuæluÃi iã oate or eoticy and is not financed in wrrote or in part byproæ€ds of the indebtedns seored by the insured mortgage which at Date of Policy ttre rnsurø nãiãivinied or is outigated to a¿vaniè. 

- -- "' '
7' Any claim, whidl aris out of the b-¿nsaction creating theìntøet of the mrtgagée ¡nsured by ttr¡s æl¡cv, úv reasonìf the ope'tion of fedæl bankruptcy, st¡te¡nslvqcy, or simllar reditoß' rlghts laws, that is baæd on:

-(i) the k¿nsction creat¡ng the interest of the insured mortgagee be¡ng deemed a fnudulüt conve)€nce or fpudulent transfer; or(¡i) the subordination of the ínterest of the insured mortgagãeãs a resúlt of the appliæbon of the dóctrine of equiable subordinition; or(i¡¡) the b-ansadion seat¡ng the ¡ntsest of the Insured mãrtgagæ being aeemed å þieierent¡il b.""ìier äl"pt üi'se the prefæntial tEnsfs resutb fiom the h¡ture:(a) to timely ræord ttìe insbummt of tranfer; or

qf 
^¡lrj4,.- +_ (',,
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SCHEDULE OF EXCLUSIONS FROM COVERAGE

(b) of such recordation to impart notice to a purchaser for value or a judgmnt or rien crediton

(b) of such ræordation to impart notice to a purc¡ass for value or a iudgment or lis cred¡tor.

SCHEDULE OF STANDARD EXCEPTIONS
The ALTA standard pol¡cy fom w¡ll conta¡n in schedute B the folow¡ng standard excephbns b coveEge:t' 

Iåij'"?iüïin"iT:L,=:1,_:|o;,:"":ï*:?"tfT-b1-*_T:-ldj oj"iry tuxnsãuthoãÇ urat revs t,xes.or assessm€nts on Er properry or by rhe pubricrecords; proæed¡ng by a public agencv which may ræult in raxes or assæsments, ór noticã of sucn þroceeai"s;. *ì"H; ;; n-ii;i;*;y tË" ä:ird;äii,ii ä:öiä;by the public records.

NoTE: A SPECIMEN CoPY OF THE poucy FoRM (OR FORMS) WILL BE FURNTSHED UPON REQUEST

'(
rherollowinsmatrersareqp*sl,excruded""'*".*gåro,HiFl"":f""*rg #?!liß3.;"amase,costs,anomeys,reesorqpenseswh¡charise
by resn of:
1'(a)Any|aw,ordinanæorgovemmenta|regu|ation(includ¡ngbUtnot|¡mitedtob!i|flingandzoning|aws,ord¡nancs,orregu|ations)restict¡ng.regU|ating,

or relating to (i) the æcupanry, u*, or fljoyment of thé land; (ii) the chamcter, o¡-rens¡ons oi locaù'on ãf any impmve-ment now or hseaËe¡ãected on the land;(iii) a sepaEtion in ownership or a dlange in the dimensions or área or be øn¿ ór any parcel of whùh thã tand is or.ms_a par! or (iv) env¡ronrpntar prcttr¡on, orthe effect of any violation of thse laws, ordinane or govmmenbi reg-ulations, dé¡i to ihfqf;fihat a notice of the enforcffient theræf or a notice of adefect, l¡Ð or qcumbGnce rsult¡ng from a v¡olat¡on or alleged violation a-ffecting ifìe lari¿ ¡as oæn rdøed ¡n the public records at Date of policy.
(b) Any.€ovemmenlalpojice power not e(cluded-by.(a) above.qcept to the extsi thata not¡ce oii¡e qerc¡se thereofor a notice ofa ¿ãræt,lien or encumbrancersulung from a vlolation or alleged v¡olat¡on afficting the land hai been recorded ¡n th€ publ¡c rtrords at Date of potícy.

2' Rights of emlnent domain unless notrìce of the sercise thereof has been recoruø in ttre puuirc iecoøi aioitã or poticy, but not o(ctuding from æve6ge any Þkjng
- whlch has occured prior to Date of Policy which would be b¡nding on the rights of a purciìæu for wlue withãut rnowtøge.3. Defects, liens. mombrane, adveræ clalms, or other mtteß;

(9) cr€ted, suffered, assumed or agreed to by the insured daimnt;
(b) not knom to the company, not ræorded in the public records ai Date.of Pol¡cy, but known to the ¡nsured cfaimnt and nat disclosed ¡n Mit¡ng to the company by
. . the Insred claimant prior to the date the Insured cla¡mant tÈcare an ¡nsu¡ed ln¿er t¡¡s por¡cyj
(c) rcsulting in no loss or damage to the ¡nsured cla¡manu
(d) attachlng or cr€ted subsequÐt to Date.of polícy; or
(e) @lting in loss or damage which would hot havâ been sustained ¡f the insured claimant had paid Elue for the st¡te or ¡nterest insured by this pot¡cy.4' Anyda¡m,whicharisesoutofthetransdionvest¡nginthe¡nsuredthestateorinteretlnsuredbythispoi¡.y.uyr*ronorc,eoperationoriederaibankruptcy,sbte
¡nsolvscy, or simllar seditors' r¡ghts laws, that ¡s baæd on:

-(i) the tr¿nsction seating tfie estate or intereçt jnsured by this pol¡cy being deemed a fEudule¡t onveyance o¡ fiâudulent b-¿nsfs; or(¡i) the tEnsaction s€t¡ng the estate or Intsest insured by this policy bejnõ dæmed a prefermtial tnnsier xept where the preferûüal tGnsfer rsutts fiom thefa¡lure:
(a) to timely rærd the instrument of transfer; or

2' Facts, rþhts, ¡nterests' or cla¡ms which are not shown by the public rffirds but wh¡ch could be ascsblned by an inspectjon of sa¡d land or by makjng ¡nquiry of peEons¡n posçess¡on thereof.
3' EaserEnts or claims of eãsment, not shosin by the pubt¡c records; reseruat¡ons or üceptions ¡n patents or in Acts authori¿ng the ¡ssuance t¡sæf; mter ¡ights, claimsor title to mter.
4' Any Ðsoachmmt (of qist¡ng improvements located on the subiect land.onto.adjoining land or.of eist¡ng improvffienG located on adjo¡n¡ng land onto the subject' land), encumbGnce, violation, Eriation, or advsse circumslance ãffect¡nq the t¡tle lhat úould be d¡scloæd dy ãn aaunte ano complete land suruey of the subject land.t 

âgJ|ri."åt#åt 
to a lien, for swices, labor, matedal, equipment rmtai or workers compensation heretofoie or huæfter furnishLd, IræseJ uy'i"* o, not ihown by
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Exhibit "4"

Real property in the County of Washington , State of Oregon, described as follows:

PARCEL I:

BEGÏNNING AT A POINT ON THE SOUTHERLY BOUNDARY OF THE SOUTHERN PACIFIC RIGHT OF WAY.
FROM WHICH THE CENTER OF SECTION 32, TOWNSHIP 2 SOUTH, RANGE 1 WEST OF THE
WILLAMETTE MERIDIAN, IN WASHINGTON COUNTY, OREGON, BEARS SOUTH 47017'WEST, 230.0 FEET
AND SOUTH 43"24'EAST, 1443.0 FEET, BEiNG ALSO THE MOST NORTHERLY CORNER OFTHE
WAREHOUSE LOT; FROM THE SAID BEGINNING POINT;
RUNNING THENCE SOUTH 43o33' EAST, 200.00 FEET TO THE NORTHERLY LINE OF THAT CERTAIN
TRACT OF LAND, DEED FOR WHICH IS RECORDED IN DEED BOOK 102, PAGE 0497;
THENCE WITH THE NORTHERLY LINE OF SAID TRACT, NORTH 47"5}',EAS| 90 FEET;
THENCE NORTH 43"33' WEST, 200,26 FEET TO THE ABOVE DESCRIBED RIGHT OF WAY LINE;
THENCE SOUTH 47"18'WEST 90 FEFITO THE PLACE OF BEGINNING.

PARCEL II:

BEGINNING AT THE CENTER OF SECTION 32, TOWNSHIP 2 SOUTH, RANGE 1 WEST OF THE
WILLAMETTE MERIDIAN, IN WASHINGTON COUNTY, OREGON;
RUNNING THENCE NORTH 43"24'WESI 21.87 CHAINS TO THE SOUTH BOUNDARY LINE OF THE
SOUTHERN PACIFIC RAILROAD RIGHT OF WAY;
THENCE NORTH 47o15',EAS} 130 FEETTO THE PLACE OF BEGINNING;

ì,._ THENCE NORTH 47o1g',EAST, 100 FEET;

t THENCE SOUTH 46"36'EAST,200 FEET;
' THENCE sourH 4zo4s,wEST, 1oo FEET;

THENCE NORTH 43o24',WESI 200 FEETTO THE PLACE OF BEGINNING.

PARCEL IiI:

BEGINNING AT THE CENTER OF SECTION 32, TOWNSHIP 2 SOUTH, RANGE 1 WEST OF THE
WILLAMETTE MERIDIAN,IN WASHINGTON COUNTY, OREGON AND
RUNNING THENCE NORTH 43o24'WESI 21.87 CHATNS TO THE SOUTH BOUNDARY LrNE OF THE RrcHT
OF WAY OF THE PORTLAND AND WILLAMETIE VALLEY RAILROAD COMPANY (NOW HELD AND USED BY
SOUTHERN PACIFIC COMPANY);
THENCE NORTH 47O15' EAST, 30 FEET TO A POINT WHICH IS THE TRUE PLACE OF BEGINNING OF THE
LAND HEREBY DESCRTBED;

THENCE RUNNiNG NORTH 47"L5'EAST 1OO FEET;
THENCE SOUTH 46o36',EAST, 50 FEET;
THENCE SOUTH 42o45',WEST, 100 FEET;
THENCE NORTH 43024' WEST, 50 FEET TO THE PLACE OF BEGINNING.

PARCEL IV:

BEGINNING AT A POINT ON THE SOUTHERLY LINE OF THE RIGHT OF WAY OF THE SOUTHERN PACIFIC
COMPANY, WHICH IS NORTH 43O24'WEST, T443.0 FEET OF THE CENTER OF SECTION 32, TOWNSHIP 2
SOUTH, RANGE 1 WEST OF THE WILLAMETTE MERIDIAN, IN WASHINGTON COUNTY, OREGON, SAID
POINT BEING ALSO THE NORTHERLY CORNER OF EPLER'S ADDITON TO SHERWOOD;
THENCE NORTH 47O T4'EASTALONG SAID SOUTHEASTERLY RIGHT OF WAY LINE, 3O.O FEETTO THE
MOST WESTERLY CORNER OF TRACT CONVEYED TO WILLIAM FRANKLIN SMITH BY DEED RECORDED

, IN DEED BOOK 106, PAGE 0359;

\ THENCE SOUTH 43o24', EASI 50,0 FEET TO THE MOST SOUTHERLY CORNER OF SArD SMITH TRACT;

First American 77t/e
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THENCE NORTH 47O 15,EAST, 1OO.O FEETTO THE MOST EASTERLY CoRNER oF SAID SMITH TRACT;
THENCE SOUTH 43024'EAST ALONG THE SOUTHWESTERLY LINE OF TRACT CONVEYED TO CRAVES
CANNING CO., A CORPORATION, BY DEED RECORDED IN DEED BOOK 121, PAGE 0076, 4O.O FEET;
THENCE SOUTH 47"26'WEST, 130.0 FEET TO THE NORTHEASTERLY LINE OF SAID EPLER'S ADDITION;
AND
THENCE NORTH 43"24'WEST TO THE TRUE PLACE OF BEGINNING.

EXCEPTING THEREFROM THAT PORTION DEDICATED FOR RIGHT-OF-WAY PURPOSES BY RESOLUTION
2007-080 RECORDED NOVEMBER 2,2007 AS FEE NO.2007-115729.

PARCEL V:

ALL OF LOT 5, BLOCK 1, EPLER'S ADDITION TO SHERWOOD (PLAT VOLUME 3, PAGE 0004), IN THE
COUNTY OF WASHINGTON AND STATE OF OREGON.

EXCEPTA STRIP FROM THE SOUTHERLY END OF SAID LOTWHICH HAS BEEN PREViOUSLY DEEDEDTO
THETOWN OF SHERWOOD FOR STREET PURPOSES BY DEED BOOKT47, PAGE 0079.

ALSO EXCEPTING THEREFROM THAT PORTION DEDICATED FOR RIGHT-OF-WAY PURPOSES BY
RESOLUTION 2OO7-OBO RECORDED NOVEMBER 2,2007 AS FEE NO,2007-115729,

PARCEL VI:

BEGINNING AT THE MOST NORTHERLY CORNER OF LOT 5, BLOCK 1, EPLER'S ADDITION TO
SHERWOOD (PLAT VOLUME 3, PAGE 0004), IN WASHiNGTON COUNTY, OREGON;
THENCE WITH THE NORTHEASTERLY LINE OF SAID LOT EXTENDED, NORTH 43024'WEST, 1B,O FEET
TO THE SOUTHEASTERLY RIGHT OF WAY LÏNE OFTHE SOUTHERN PACIFIC COMPANY;
THENCE RUNNING ALONG SAID RIGHT OF WAY LINE, SOUTH 47"33'WEST 5O.O FEET;
THENCE SOUTH 43o24'EAST, 18.0 FEET TO THE MOST WESTERLY CORNER OF SAID LOT 5; AND
THENCE NORTH 47"33'EAST, 5O,O FEETTO THE PLACE OF BEGINNING.

PARCEL ViI:

BEGINNiNG ATA POINTON THE SOUTHEASTERLY BOUNDARY LINE OFTHE SOUTHERN PACIFiC RIGHT
OF WAY, iN SECTION 32, TOWNSHIP 2 SOUTH, RANGE 1 WEST OF THE WILLAMETTE MERIDIAN, IN
WASHINGTON COUNTY, OREGON; FROM SAID BEGINNING POINTTHE CENTER OFSAID SECTION 32
BEARS SOUTH 47"17, WEST,320 FEETAND SOUTH 43o24'EASI 1443 FEET; FROM SAID BEGINNING
POINT;
RUNNING THENCE WITH THE SAID RIGHT OF WAY LINE, NORTH 47"T7'EAST, 350.8 FEET;
THENCE SOUTH 42o44',EAST, 511 FEET;
THENCE SOUTH 47o24',WEST, 328 FEET;
THENCE NORTH 43024 WEST, 310 FEET TO AN IRON PIPE AT THE MOST NORTHERLY CORNER OF
TRACT, DEED FROM WHICH IS RECORDED iN DEED BOOK 102, ?AGE 0497;
THENCE WITH THE NORTHWESTERLY LINE OF SAID TRACT SOUTH 47O50'WEST, 77 FEET;
THENCE NORTH 43o33',WESI 200.26 FEET TO THE PLACE OF BEGINNING,

PARCEL VIIi:

BEGINNING AT AN IRON PIPE WHICH BEARS NORTH 43O24'WEST 1243.4 FEET AND NORTH 47OT5'
EAST 337.85 FEET FROM A STONE SET FOR THE CENTER OF SECTiON 32, TOWNSHIP 2 SOUTH, RANGE
1 WEST OF THE WILLAMETTE MERIDIAN, IN THE COUNTY OF WASHTNGTON AND STATE OF OREGON;
SAID POTNT OF BEGINNING BEING THE MOST NORTHERLY CORNER OF A TRACT OF LAND CONVEYED
TO THE CITIZENS BANK OF SHERWOOD BY DEED RECORDED IN DEED BOOK 154, PAGE 0449¡
THENCE SOUTH 43"24' EAST ALONG THE NORTHEASTERLY LINE OF SAID TRACT, 280 FEET TO A
CORNER OF SAME;
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THENCE SOUTH 47"15'WEST 17 FEET TO A POINT;
THENCE NORTH 43024'WEST 2BO FEET TO A POINT;
THENCE NORTH 47"15'EASTTO THE PLACE OF BEGINNING.

PARCEL IX:

ALL OF LOTS 7 AND I, BLOCK 1 EPLER'S ADDITION TO SHERWOOD (PLAT VOLUME 3, PAGE 0004), IN
WASHINGTON COUNTY, OREGON;

EXCEPTNG A TRACT DEEDED BY ELLA WECKERT TO THE PUBLIC FOR STREET PURPOSES, BY
TNSTRUMENT RECORDED IN DEED BOOK I47, PAGE 0079.

PARCEL X:

BEGINNING AT THE MOST NORTHERLY CORNER OF LOT 7, BLOCK 1, EPLER'S ADDITION TO
SHERWOOD (PLAT VOLUME 3, PAGE 0004), IN WASHINGTON COUNTY, OREGON;
THENCE SOUTHERLY ALONG THE NORTHWESTERLY LINE OF SAID BLOCK 1, 105 FEET TO THE MOST
WESTERLY CORNER OF LOT B IN SAID BLOCK;
THENCE NORTH 43"24'WEST FOLLOWING THE MOST SOUTHERLY LINE OF SAID LOT 8 IF EXTENDED,
18 FEET TO THE SOUTHEASTERLY LINE OF THE RIGHT OF WAY OF THE SOUTHERN PACIFIC
RAILROAD;
THENCE NORTHERLY FOLLOWING THE SOUTHEASTERLY LINE oF SAID RIGHT oF WAY 105 FEET;
THENCE SOUTH 43O24EAST,18 FEETTO THE PLACE OF BEGiNNING.

PARCEL XI:

THE NORTHEASTERLY 15 FEET OF LOT 6, BLOCK 1, EpLER',S ADDITION TO SHERWOOD (PLAT VOLUME
3, PAGE 0004), IN THE COUNW OF WASHTNGTON AND STATE OF OREGON.

PARCEL XII:

BEGINNING AT THE MOST NORTHERLY CORNER OF LOT 6, BLOCK 1, EPLER'S ADDITION TO
SHERWOOD (PLAT VOLUME 3, PAGE OOO4), IN THE COUNry OF WASHINGTON AND STATE OF
OREGON;
THENCE WITH THE NORTHEASTERLY LINE OF SAID LOT EXTENDED, NORTH 43024'WEST 18 FEET TO
THE SOUTHEASTERLY RIGHT OF WAY LINE OF THE SOUTHERN PACIFIC COMPANY;
THENCE RUNNING WITH SAID RIGHT OF WAY LINE, SOUTH 47"33'WEST 15 FEET;
THENCE SOUTH 43024' EAST 18 FEET TO THE WESTERLY LINE OF SAID LOT 6, BLOCK 1, EPLER,S
ADDITION TO SHERWOOD;
THENCE WITH THE SAID WESTERLY LINE OF LOT 6, NORTH 47033' EAST 15 FEET TO THE PLACE OF
BEGINNING,

PARCEL XIII:

BEGINNING AT THE SOUTHWEST CORNER OF THAT CERTAIN TRACT DEEDED TO JOHN BRIGHOUSE
AND IVY M. BRIGHOUSE IN DEED BOOK254, PAGE 0025, SAID BEGINNING POINT BEING NORTH
43o24',WEST 1353.42 FEET FROM A STONE MARKED WITH X, SET FOR CENTER OF SECTION 32,
TOWNSHIP 2 SOUTH, RANGE 1 WEST OF THE WILLAMETTE MERIDIAN, IN WASHINGTON COUNTY.
OREGON;
RUNNING THENCE NORTH 47O75' EAST AND PARALLEL WTTH THE PORTLAND AND WILLAMETTE
VALLEY RAILROAD RIGHT OF WAY 130 FEET;
THENCE SOUTH 43O24'EAST 110 FEET;
THENCE NORTH 47"15' EAST AND PARALLEL WITH SAID PORTLAND AND WILLAMETTE VALLEY
RAILROAD RIGHT OF WAY 6 FEET;
THENCE SOUTH 43024'EAST 105 FEET;
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THENCE SOUTH 47"T5'WEST AND PARALLEL WITH SAID RAILROAD RIGHT OF WAY 48 FEET;
THENCE NORTH 43"24'WEST 75 FEFL
THENCE SOUTH 47OI5'WEST 13 FEET;
THENCE NORTH 43024'WEST 128 FEET;
THENCE SOUTH 47OI5'WEST 75 FEET TO THE SOUTH LINE OF BRIGHOUSE TMCT;
THENCE NORTH 43"24'WEST 12 FEET TO THE POIÑT OF BEGINNING.

EXCEPTTNG THEREFROM THAT PORTION DEDICATED FOR RIGHT-OF-WAY PURPOSES BY RESOLUTION
2007-080 RECORDED NOVEMBER 2,2007 AS FEE NO. 2007_175729.

PARCEL XIV:

BEGINNING AT THE SOUTHWEST CORNER OF THAT CERTAIN TRACT DEEDED TO JOHN BRIGHOUSE
AND IVY M. BRIGHOUSE IN DEED BOOK254, PAGE 0025, SAID BEGINNiNG POINT BEING NORTH
43o24',WEST 1353.42 FEET FROM A STONE MARKED WITH X, SET FOR CENTER OF SECTION 32,
TOWNSHIP 2 SOUTH, RANGE 1 WEST OF THE WILLAMETTE MERiDIAN, iN WASHINGTON COUNTY,
OREGON;
RUNNING THENCE SOUTH 43"24'EAST 12 FEETTO THETRUE POINTOF BEGINNING OFTHE TRACT
TO BE DESCRIBED;
THENCE NORTH 47OL5'EAST 75 FEETTO A POINT;
THENCE SOUTH 43"24'EAST 128 FEET;
THENCE NORTH 47"T5'EAST 13 FEET;
THENCE SOUTH 43O24'EAST 75 FEETTO A POINT;
THENCE SOUTH 47OT5'WEST 88 FEET, MORE OR LESS, TO A POINT WHICH IS SOUTH 43"24'EAST OF
THE TRUE POINT OF BEGINNING;
THENCE NORTH 43024'WEST TO THE POINT OF BEGINNING.

EXCEPTNG THEREFROM THAT PORTiON DEDICATED FOR RIGHT-OF-WAY PURPOSES BY RESOLUTION
2OO7-O8O RECORDED NOVEMBER 2,2007 AS FEE NO.2OO7-I15729.

PARCEL XV:

LOT 6, EPLER'S ADDITION TO SHERWOOD (PLAT VOLUME 3, PAGE 0004), iN THE CITY OF SHERWOOD,
COUNTY OF WASHINGTON AND STATE OF OREGON.

TOGETHER WITH THAT PORÏON OF THE VACATED SÏREET LYING ADJACENT TO AND
NORTHWESTERLY OF SAiD LOT 6 WHICH INURED THERETO BY ORDiNANCE NO. 112, RECORDED MAY
L4,793I IN BOOK T47, PAGE OO8O.

EXCEPTING THEREFROM THE NORTHERLY MOST 15 FEET OF SAID LOT 6, LYING WITHIN 15 FEET OF
THE BOUNDARY LINE BETWEEN AND COMMON TO LOTS 5 AND 6, EPLERS ADDITION TO SHERWOOD
(PLAT VOLUME 3, PAGE OOO4), AS COI\VEYED TO PORTLAND CANNING COMPANY, INC., AN OREGON
CORPORATION, BY DEED RECORDED JUNE 11, 1953 IN BooK 345, PAGE 0621.

THE LEGAL DESCRIPTION WAS CREATED PRIOR TO JANUARY 01, 2008.

First American Title
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WASHINGTON COUNTY OREGON
SEl/4 NWl/4 SECTION 32 T2S RîWW.M.
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1100 nwglisan #3b portlând OR 97209 ¡ sos295.2437 r sol295.2439

July 31,2009

Julio Hojduk
City of Sherwood
20 NW Woshingfon
Sherwood, OR 97140

RE: Tree Inventory for ihe Connery Squore Projeci

Decr Julio:
This submiticl oddresses the requirements of Section 16.142.060 of the City's Community
Development Code os it pertoins to the proposed Connery Squore Project in downtown
Sherwood.

Summory/Tree Count
Although the Connery Squore project is being submitied os o single PUD, there ore three distinct
oreos thot relote to tree inveniory, preservotion, removol ond mitigotion. These oreos ore ouilined
below ond shown on Sheet Ll00:

Privote Property - Connery Squore Developmenl
Within the privcte property, there ore o number of trees thot will be removed os port of the project.
These irees ore within future building envelopes or porking oieos. lt is not possible to sove these
ïrees withoui significoni economic impocts lo the project. The lrees ore:

(
l.
a

J.
1.

12" Pine
16" Birch
14" Birch
14" Birch

Removed
Removed
Removed
Removed

Public Right-of-Woy
Within the new street section, there ore severol trees thot will need to be removed due to the right-
of-woy improvemenls. Mitigotion for these trees should not be ossessed to the Connery Souore
project os this is o public improvement. These trees ore:

Ã I ?" h¡lnnlarYrvvre
o. rÐ flne
7 . 15" Pine
B. '|3" 

Fir
I 40" Mople
10. 14" Mople

I t. 14"
12. 14"
t? e'l

14. 13"
IÃ O''

Auto-Body Shop Redevelopment
As port of this City-Owned sile, there will be impocts to existing trees locoted on the west side of
lhe property. This oreo is identified os o stormwoter collection oreo for the public street
improvements thot include Pine Street ond port of Columbio Street. Severol of the trees ore in very
close proximily to the existing building ond moy be detrimentol to the foundotion if they ore nol
removeo.

Removed
Removed
Removed
Removed
To be retoined ond protected
To be reioined ond protected

Pine To be retoined ond protecteo
Pine Removed
Mople Removed
Iree of Heoven Removed
Birch Removed
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Tree Inventory for the Connery Squcre Projeci
July, 3ì, 2009
o.2

Mitigotion
Mitigoiion is seporoted into the privote developmenl oreos ond the Auto Body Shop
redevelopmenT. The mitigotion os outlined in the City Code requires o inch-for-inch replocement
volue. For the Connery Squore development, c minimum of Só-inches of tree coliper will be
plonled within the site. outside of the righi-of-woy. A totol of 43 trees will be plonted in the privote
development for c totol of ì 3ó coliper inches which exceeds the miligction requirement. Pleose
refer to Londscope Sheels 120ì to 1203.

For the Auto Body Shop, o totol of 44-inches of tree coliper or poyment inlo o lree fund will be
required. We propose thot the City poy into ihe tree fund which would tolol $3300 for this
mitigotion.

Discussion
For trees thot will be proiecled, o temporory free protection fence will be erected during
construction to prevent domoge to trees. The locoiion of lhe fencing is indicoted on the plon. ln
oddition o tree proiection specíficction will be incorporoied into the Construciion Controct.

Pleose let me know if you hove ony.questions or need oddilionol informotion.

Sincerely,
Longo Honsen Londscope Architects PC

Kurt Longo
Principol
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December 3, 2008

Capstone Partners, LLC

l0l 5 NW I I'h Avenue, Suite 243
Portland, OR 97029

Attention: Mr, Eric Lindahl

Preliminary Geotechnical Engineering tnformation
Shenruood Old Cannery Redevelopment Site

SW Railroad Street and SW pine Street
Shenruood, Oregon

CeoDesign Project: Capstone-7-01

INTRODUCTION

CeoDesign, lnc. is pleased to subm¡t this letter providing preliminary geotechnical engineering
informatíon for the proposed Shenruood Old Cannery Redevelopment project. The project is
located on the site formerly occupied by the Shen¡¡ood Cannery. The site is approximately
6.4 acres in size and is just south of old town Shenruood, Oregon, at I 5601 SW Willamette Street.
The site includes Tax Lots 150 l5l, 200, 800, and 900 of washington county Tax
Map 2Sl 328D.

The site is currentty vacant land, with the exception of a machine shop buitding at the western
end of the site, a paved material storage area located on the northeastern port¡on of the site, and
a gravel-covered parking area on the western-most portion of the site, We understand that all
buildings formerly associated with the cannery have been removed. The site is bound by a
railroâd right-of-way to the north, SW Washington Street and resiilent¡al development to the west,
SW Willamette street and residential development to the soutir, and an industrial/warehouse
development to the east.

The site was formerly occupied by the Shenvood Cannery, also known as the Graves Cannery,
from l9l8 through 1971. A brake parts business operated on the site during the late t 9g0s to
early 1990s: A Tualatin Electric Company pump house and substation was present on the site in
the I920s and I930s.



(

PRELIMINARY RESULTS

Based on the available background information, we anticipate that former utilities, foundation
elements, and remedial excavations may exist at the site. We antícipate that documentation on
the placement and compaction procedures for the backfílling of the remedial excavations will not
be available. Accordingly, an overlayshowing the locations of the remedialexcavation (from prior
reports) and the proposed structures will be completed to evaluate for the presence of
undocumented fill under foundation elements.

Based on the available information, the proposed development can be constructed at the site.
The foundation loads for the proposed structures are antic¡pated to be relatively light, and our
experience with similar project in the area índicate that the native soils should provide adequate
support using conventional spread foundations. Our geotechnical proposal includes completing
I day of test pits to evaluate the condition of surface fills, the shallow native soils, and subgrade
suPpprt for pavements, and five borings to evaluate foundation considerations. The native sand
can be slightly susceptible to liquefaction, so our geotechnical proposal includes completing nruo
seismic cone penetratíon test probes and laboratory testing of soíl samples from the borinþs to
evaluate this risk.

+ô0

We appreciate the opportunity to work with you on this project.
the information provided, please call.

Sincerely,

lf you have questions concerning

Mr. MurrayJenkins, Ankrom Moisan Associated Architects
Mr. Keith B.Jones, Harper Houf peterson Righellis Inc.

GPS:kt

Two copies submitted

Document lD: Capstone.T-01-t 20308-geol.doc

@ 2008 GeoDesign, lnc. All rlghts reserved.

[tiñlDeslcw:
Capstone-7-01:l 20308
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Preliminary Stormwater Management Report For:

Sherwood Gannery PUD
Sherwood, Oregon

(

Prepared For:
Capstone Partners LLC

and
Gity of Sherwood

Prepared By:

Harper
Houf Peterson
Righellis Inc.

205 SE Spornrur Srnerr, Sulre 200
PoRruruo, OR972O2

PHoNE (503)221-1131
Fnx (503) 221-1171

Ben Austin, P.E.
Civil Engineer

Jennifer VanCamp, E.l.T.
Civil Designer

April 2009
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Preliminary Stormwater Management Report
Sherwood Cannery PUD

Prepared for Ankrom Moisan
April 2009

Project Summary
The site is a mixed use development including retail buildings, apadments, a public
plaza and street improvements on approximately 7.1acres. The site is located in the
center of the City of Shen¡rood.

Existing Gonditions
The existing site consists of a decommissioned cannery, and existing gravel parking lot
and an existing industrial building (machine shop). The existing site drains southwest
where there is an existing storm sewer that conveys runoff to Cedar Creek. An existing
basin map is attached.

The Natural Resource Conservation Service Soil Survey of Washington County, Oregon
describes the soils within the site as Hydrologic Soil Type C and D. A soils map and
additional information is attached.

Proposed Conditions
The proposed improvements will have three points of connection to the existing storm
sewer system in SW Willamette Avenue, SW Pine Street and SW Washington Street.
All three of these discharge points are to the same storm draínage system which flows to
the southwest. A map showing the proposed drainage basins iJattâched.

Water Quality
The proposed buildings, parking lots, and streets of the east side of the site (Basins 1

thru 15,23 and 24)will flow into stormwater planters for water quality treatment. The
proposed stormwater planters are sized per CWS using a planter area of no less than
6% of the impervious area. In larger storm events the stormwater will pond and ovedlow
ínto the area drains that connect into the conveyance system in the street. See aftached
treatment summary and planter details.

The stormwater from the machine shop and streets on the west side of the site will be
piped and discharged into a proposed water quality swale west of the machine shop.
The swale is proposed to connect into the existing storm system in SW Washington
Street.

Proposed Swale Gharacteristics
Proposed lmpervious Area 72.413 sf
Treatment Flow Rate 0.15 cfs
Swale Lenqth 100 LF
Bottom Width 2fl
Side Slope 4:1
Water Qualitv Depth 0.30 ft
VelociW 0.16 fps
Residence Time 10.4 min
Table 1.1

The water quality facility is sized to treat runoff from Basins 16 thru 20. This facility was
designed to meet CWS standards. Treatment facility characteristics are listed in Table
1 .1.



Preliminary Stormwater Management Report
Shen¡vood Cannery PUD

Prepared for Ankrom Moisan
April2009

Water Quantity and Downstream Analysis
The proposed storm systems will connect intg existing systems in SW Pine Street and
SW Washington Street. This system which is made up of pipes ranging is size from 30"
to 42" conveys stormwater runoff to a tributary of Cedar Creek approximately one
quarter mile west of the project site. From our preliminary analysis this system appears
to have sufficient capacity to convey runoff from this basín. Just beyond the project's
downstream study area there is an existing 21" culvert which crosses under the railroad
tracks and Wildlife Haven Court. This culvert appears to be undersized for the
approximately 103 acres which drain to it. The proposed basin has a25-year peakflow
of 84 cfs and our proposed development has a 25-year peak flow of 6.5 cfs. The site
contributes approximately 8% of the basin flow. A previous storm report completed in
1999, when Wildlife Haven Court was constructed, proposed to replace the 21" culvert
with a 54" culvert. lt appears this work was never completed. From conversations with
city staff there are no known surcharge issues with this culveft and the culvert was not
identified in the stormwater master plan as needing replacement.

Conveyance
The conveyance will be sized to convey the1O-year Rational Method storm event.

Exhibits
. Soil Survey Data
. Existing Basin Map
. Site Overview
. Proposed Basin Map
o Water Quality Calculations
o Water Quality Swale Calculations
. Stormwater Facility Details
. Regional Basin Map
. Sherwood Cannery Hydrograph
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MAP LEGEND

Area of Interest (AOl)

I Area of ¡nterest (AOt)

Soils

J Soil Map Units

Soil Rat¡ngs

@A
tl ArD

WB
E B/D

llv

W c/D

MD
Not rated or not available

Political Features

19 Cities

Water Features

W Oceans

Streams and Canars

Transportat¡on

¡TS Raits

t.t lnterstate Highways

¿v US Routes

,.,t-;, Major Roads

?\i Local Roads

Hydrologic Soil Group-u. _.-,ì¡ngton County, Oregon
(Sheruvood Cannery PUD)

MAP INFORMATION

Map Scale: 1:2,020 if printed on A size (8.S" x 11") sheet.

The soil surveys thát comprise your AOI were mapped at 1:20,000.

Please rely on the bar scale on each map sheet for accurate mao
measurements.

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL: http://websoilsurvey.nrcs.usoa.gov
Coordinate System: UTM Zone 10N NAD83

This product is generated from the USDA-NRCS certified data as of
the version date(s) listed below.

Soil Survey Area: Washington County, Oregon
Survey Area Data: Version 6, Jul 30. 20Og

Date(s) aer¡al images were photographed: gl4IZO0S

The orthophoto or other base map on which the soil lines were
compiled and digitized probably differs from the backgrouno
imagery displayed on these maps. As a result, some minor shiftino
of map unit boundaries may be evident.

USDA

-
Natural Resources
Gonservation Service

Web Soil Survey.2.1
National Cooperative Soil Survev

12t3t2008
Page 2 ot 4



Hydrologic Soil Group-Washington County, Oregon Sherwood Cannery PUD

Hydrologic Soil Group

Description

Hydrologíc soil groups are based on estimates of runoff potential. soils are
assigned to one of four groups according to the rate of water infiltration when the
soils are not protected by vegetation, are thoroughly wet, and receive precipitation
from long-duration storms.

The soils in the United States are assígned to four groups (4, B, C, and D) and
three dual classes (A/D, B/D, and C/D). The groups are defined as follows:

Group A. Soils having a high infiltration rate (low runoff potential) when thoroughly
wet. These consist mainly of deep, well drained to excessively drained sands or
gravelly sands. These soils have a high rate of water transmission.

Group B. soils having a moderate infiltration rate when thoroughly wet. These
consist chiefly of moderately deep or deep, moderately well drained or well drained
soils that have moderately fine texture to moderately coarse texture. These soils
have a moderate rate of water transmission.

Group C. Soils having a slow infiltration rate when thoroughly wet. These consist
chiefly of soils having a layer that impedes the downward movement of water or
soils of moderately fine texture or fine texture. These soils have a slow rate of water
transmission.

Group D. soils having a very slow infiltration rate (high runoff potential) when
thoroughly wet. These consist chiefly of clays that have a high shrink-swell
potential, soils that have a high water table, soils that have a claypan or clay layer
at or near the surface, and soils that are shallow over nearly impervious material.
These soils have a very slow rate of water transmission.

lf a soil is assigned to a dual hydrologic group (A/D, B/D, or c/D), the first letter is
for drained areas and the second is for undrained areas. Only the soils that in their
natural condition are in group D are assigned to dual classes.

Rating Options

Aggregation Method : Dominant Condition

Component Percent Cutoff: None Specified

Hydrologic Soil Group- Summary by Map Unit - Washington Count¡r, Oregon

Map unit symbol Map unit name Rating Acres in AOI Percent of AOI

1 Aloha silt loam Á4 58.9%

22 Huberly silt loam D 2.9 41 .1%

Totals for Area of lnterest 7.0 100.0%

USDA

-
Natural Resources
Conservation Service

Web Soil Survey 2.1
National Cooperative Soil Survey

12t3t2008
Page 3 of 4



Hydrologic Soil Group-Washington County, Oregon Shen¡rood Cannery PUD

Tie-break Rule: Lower

Web Soil Survey 2.1
National Cooperative Soil Survey
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I Sherwood Cannery PUD
\. Water Quality Calculations

Prepared by Harper Houf Peterson Righellis Inc.
Job No. ANK-1 12
Aoril 2008

Green Street Planter
Basin Area (sf) Total lmpervious Area (sf) 6% Required lmpervious (sf) Proposed Planter Area (sf) Meets Planter %

1 17215 1 3365 802 807 YES
2 20921 19205 1152 1251 YES

20046 tc¿ó4 914 928 YES
4 21389 1 9670 1 180 t10z YES

5 14236 12440 746 /b5 YES
o 5676 5070 304 456 YES
7 +JYJ 4259 256 336 YEò
8 1 0975 Yt¿ó 583 831 YES
I I t360 9765 586 760 YES

10 23184 19784 1 187 1624 YES
11 6943 6943 417 460 YES
12 5152 3410 205 ¿u3 YES
'13 4200 4200 252 258 YES

14 15580 14118 847 1044 YES
tc 4988 4988 299 415 YES

23 I OZOU 15252 915.12 't008 YES
24 18300 15459 927.54 983 YES

Water Swale
Basin Area (sf) Total lmpervious Area (sf) Volume (cu ft) Flow (cfs)

16 7170 7170 215-1 0.01
17 12490 9963 ¿vó-v 0.02
18 1 1576 11576 347.3 o.02
19 23406 19194 575.8 0.04
20 3284 3284 oeÃ 0.01
21" 12701 r 0796 323.9 0.02
22- I 0861 9232 277.0 0.02

71215 2r36.5 0.15

f

* Proposed swale is prov¡d¡ng overtreatment for these basins until the Columbia Street subregional water quality faciliÇ is built.



ANK-112 Sherwood Gannery pUD
Water Quality Swale

Mq-Made Channels
ClVr . CLS PRO
Engìisn Units

12-04-2008 07:37:42

Results

Flow Depth

Flowrate

Bottom Width
Side Slope (H:V)

ChannelSlope (V:H)

Manningts N

Wetted Area
Wetted Perimete¡.

Velocity

Froude No.

Flow Regime

0,30 ft
0.15 cfs

2.00 ft
4.0000 H:V

0.0050 V:H

0.240

0.95 sq ft
4.45 ft
0.16 fps
0.06

Sub-Critical

I
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18" SOIL MEDIA
662 SANDY LOAM
332 COMPOST
SEE SPECNCATION FOR ADDINONAL DE.AIL
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Hydrograph Plot
Hydraflow Hydrographs by Intelisolve
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SIIBJECT¡ Columbia Street Functional ClassifÍcation Revierv - Sherwood
TransportatÍon System PIan Amendment Analysis

P#0825r-000.000

This memorandum summarizes tlre impacts of an amendment to the City of Sherwood f¡ansportation
System Plan (TSP)! modiÛing the funõtional class of the future extension of Columbia Street east of Pine
Street as a local street. The cun'ent TSP firnctional class desþation of collector and future aligrurrent of
the Columbia Street extension was based, in part, to the assumed closurc of the existing Oregon Street rail
crossing, However, since the completion of the TSP, it has been detennined that tlre Oregon Str.eet rail
crossing rvill remain, allorving a direct collector connection to Old Town Shenvood via I'r Street from
Oregon Street. The follorvilrg sections review the functional class of roadrvays in Old Town Sherwood
and identiÛthe limited systernimpacts and system improvements needed to suppolt mocliffing the
facility classification of Columbia Street to a local street.

Functional Classification
The functional classification desþation defines the balance of mobility and access provided by a facility.
Many design standards for a facility (such as roadway width and access spacing) are generally ielated to
the functional class. Howeverl the amount of traffic demand that ultimatelyìrses a street is not dictated by
the actual functional class ofa facilit¡ but rather the connectivityprovided by other adjacent roads and
the surrounding land uses. Figure 8-1 of the City of Shenvood TSP documents the functional
classification of existing and planned roadways rvithin the City.

Columbia Street is cunently a local street located in the Old Torvn Overlay area of Shenvood that
connects SW Pine Street to Srtr Washington Street northwest of Willamette Street. The City of Sherwood
TSP functional elass map identifies a future collector extension of Columbia Street from Pine Street to
Oregon Street, rvhich would intersect Oregon Strcet betrveen Lincol:n Street and the railroad. This

I City of Shenvooil Tt'ansportntìon Systen PIar, prepared by DKS Associates, adopted March 15, 2005.

1400 SW Ffth Avenue
Suite 500
Portland, OR 97åÐl

{503) 243-3s00
((503) 243-1934 fax
ryyiw.dksassocîales.com

(

MËMORANDUM
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Robert Acevedo
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{

extension was identified in the TSP as mitigation to closing the Oregon Street railroad crossing in order to
continue providing a collector-level connection of Oregon Street to downtown Sherwood.

Since the adoption of the City's TSP, actions have been taken in coordination with ODOT Rail to
maintain the Oregon Street railroad crossing. Based on this change in the connection of Oregon Street to
downtown Sherwood, the City has initiated this study to determine if the Columbia Street extension from
Pine Street to Oregon Street should still be designated as a collector roadway.

Assumptions and Methodology
The following sections describe the assumptions and methodology used to evaluate the transportation
system impacts of modiffing the firnctional class of Columbia Street to a local street.

Scenarios
The following tfree scenarios were selected for analysis to evaluate the transportation system impacts
from the potential Columbia Street functional classification change:

¡ Scenario 1) Base TSP Network

o Scenario 2) Oregon Street rail crossing maintained with Columbia Street as a collector street

¡ Scenario 3) Oregon Street rail crosiing maintained with Cotumbia Steet as a local street

The Base TSP Network (Scenario 1) includes the closure of tfie Oregon Steet rail crossing, and is
consistent with the local transportation network assumed in the City of Sherwood TSP. This scenario also
includes the southem extension of Adams Avenue that connects Tualatin Sherwood Road to Pine Street,
providing a direct connection to Old Town Sherwood north of the rail. To the south of the rail, Oregon
Street connects to the Columbia Street extension. Scenario 2 is similar to the Scenario 1, with the lone
exception being that the Oregon Street rail crossing remains in place. Scenario 3 includes the same base
roadway network as Scenario 2, but Columbia Street is treated as a local sfeet with lower speeds. Each of
these scenarios was modeled to determine transportation system impacts.

Motor Vehicle Volume Forecasts
Traffîc operations were analyzed in the Sherwood TSP for the year 2020 PMpeak hour. Since the
completion of the TSP, additional model tools for forecasting traffic growth in the area have been
developed. As part of the I-5 to 991W Connector Pro_ject, Metro's 2030 financially conshained VISTIM
model was refined to add network det¿il and reflect the growth restrictions of some nearby bottlenecks
(e.g. Highway 99V//Tualatin-Sherwood Road). This model provides an enhanced tool that was not
available at the time of the TSP preparation. This analysis utilized the 2030 VISUM model to develop
traffic volumes for the 2030 PM peak hour for each scenario by adding an increment of the travel demand
model growth (2005 to 2030) to existing tum movement counts.
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Study Area
A study area was selected to identiSr
analysis locations that would capture
local impacts to the circulation
impacts among the tbree scenarios
analyzed. The study area \¡/as
composed of study intersections
(Figure 1) that would most likely be
affected by the circulation
modifications of each scenario.
Several adjacent roadways sections
were also included to determine
potential changes in average daily
traffic (ADT) along each road.

Table I summarizes the existing
characteristics ofthe study area streets
including firnctional class, average
daily traffic (ADT), cross section,
posted speed, parking, sidewalks and
bike lanes.

Table 1: Existing Roadway Network Adjacent to Golumbia Street

Functional Average Daily Cross Posted On-street ralks .BikeRoadwav 
class¡t¡cat¡on rramc (mr) sea¡on speeJ îaitinï s¡deu 

Lanes

(

Oregon Sheet Collector

Lincoln Sheet Neighborhood

3,800 2Lanes 25 mph No No No
600 2 Lanes 25 mph Yes Partial

Willamette Sheet Neighborhood 7,200 2Lanes 25 mph yes

Pine Sheet Collector 3,400 ZLanes 25 mph yes
I't Street Collector 5,100 2Larres 25 rrrph yes

Partial

Yes

Yes

No

No

No

No

Figure l: Study Area Intersections

Transportation System lmpacts
The following sections summarize the transportation impacts to roadway taffic volumes and htersection
operations for each ofthe three analysis scenarios.

2030 Roadway Traffic Volumes
Table 2lists the forecasted traffic volumes on study area roadways for each of the study scenarios. As
listed, while some roadway volumes will increase or decrease due to the Oregon Street rail crossing
remaining open, circulation impacts due to the functional class modification of Columbia Steet would be
relatively minor (less than 1,000 vehicle per day difference between Scenario 2 and Scenario 3). These
volume changes on adjacent facilities were further examined by considering the types of trips that would
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use Columbia Street for each scenario (utilizing flow-bundle analysis with the VISIIM forecast model).
Highlights of the tavel pattern analysis include:

' In Scenario 1, Columbia Street would serve local trips (e.g., the Cannery PUD) as well as provide
an important east-west link for longer-distance trips traveling between Oregon Street and
locations to the southwest (Sherwood Boulevard, Meinecke Road, Main Street).

o With the addition of the Oregon Street rail crossing in Scenario 2,localtrips would still use
Colùmbia Street. However, longer-distance trips between Oregon Skeet and Sherwood Boulevard
or Meinecke Road would likely use the existing Oregon Street connection to l't Street. Some trips
between Oregon Street and Main Street would contínue to use Columbia Street if it is a collector.

¡ Under Scenario 3, trips between Oregon Street and Main Street would likely shift to parallel
facilities (Oregon Streell't Street and Lincoln Sheet/Willamette Street) if Columbia Steet was
designed as a local street.

Based on this traffic circulation analysis, the importance of the Columbia Street extension as a collector
roadway appears to be removed by maintaining the Oregon Sheet rail crossing. Therefore, downgrading
Columbia Street to a local street could be an appropriate action.

(

2030 PM Intersect¡on Operations
While analysis of traffic flows is useful in attempting to reach an understanding of the general nature of
traffic in an area, traffic volumes alone indicate neither the ability of the street network to carry additional
traffic nor the quality of service provided by the street facilities. For this reason, traffic operations
analysis was conducted at key intersections in the study area to quantify the operational impacts of the
study alternatives. The forecasted 2030 PM peak hour intersection volumes were used to determine the
study intersection operating conditions based on the 2000 Highway Capacity Manual methodology for
unsigrralized intersections2. Intersection performance for study area intersections compared to City of
Sherwood standards are listed in Table 3.

(

Table 2: 2030 Roadway Average Daily Traffic (ADT) Gomparison

Street Segment

2008lADTl 2O3OADT

Current
Network

Scenario 1:

TSP Base

Scenario 2:
Columbia as

Collector

Scenario 3:
Columbia as

[ocal
Oregon St Lincoln to Ash 3,800 6,200 71,400 10,900

Columbia St Lincoln to Pine 5,500 2,500 1,800

Willamette St
Hallto Lincoln

Lincoln to Pine

1,000

1,300

7,700

2,20Q

2,900

1,000

3,000

1,500

Lincoln St Oregon to Willamette 600 800 2,70O 3,100

Pine St
1st to Columbia

Columbia to Willamette

3,800

2,9O0

10,400

8,600

7,200

5,900

7,300

5,300

' 2000 Hlghway Capacity Manual,Transportation Research Board, 2000.
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Generally, impacts to the study intersections would be minor, and operations would be very similar, for
each of the three scenarios analyzed. However, two locations would be impacted due to the Oregon Sheet
rail crossing remaining open, including:

. l" StreelPine Street would benefit from the improved network connectivity available with the
Oregon Street rail crossing. This connection would allow vehicles to travel between the Adams
Avenue extension to residential areas southeast of Old Town without having to pass through the
intersection of 1't Street/Pine Street. While the intersection operations would improve due to the
additional connectivity, the intersection would still not meet City of Sherwood perfomrance
standards. Conversely, if Columbia Street is downgraded to a local street, fewer vehicles headed
to Old Town from Oregon Steet will divert to the Columbia Street route, which would worsen
conditions at I't Steet/Pine Street; however, either scenario would have better operations at the
intersection of I't StreelPine Street than the Base TSP Network.

¡ Oregon Street/Lincoln Street would be impacted by retaining the Oregon Street rail crossing by
allowing more vehicle trips to pass tfuough the intersection from Adams Avenue, causing the
intersection to degrade to LOS D in Scenario 2, andLOS E in Scenario 3. Adding an eastbound
right turn lane on Oregon Street would allow the intersection to meet City of Sherwood
performance standards and offset the impacts of Columbia Street being a local street.

As listed in Table 3, the intersection operations at I't StreelPine Street would fail to meet City operations
standards under any scenario considering the year 2030 peak hour traffic volumes. While the Oregon
Street rail crossing improves these conditions (even with the downgraded functional classification of
Columbia Street), this deficiency was not identified and addressed in the City's 2020 TSP. Recent traffic
analysis in Old Town for the proposed Cannery Site PUD has found that circulation modifications
(including the diversion of south-westbound I't Steet traffic to 2"d Street) would improve intersections
operations; however, these improvements would not improve the operations of l't StreetÆine Street
enough to meet City perforrnance standards in the 2030 horizon. Additional analysis will be needed to
adequately address this issue.

2030 PM Peak Hour Performance

(

(

Performance
Standard

Scenario 3:
Columbia as Local

tos vIntersection
1st SI/SW Pine St

1" St/Washington St

1"t st/Main street
3'd st/Pine st
3'o St/Washington St

Willamette St/Pine St

Willamette St/Lincoln St

n St*
SOLIRCE: DKS Associates
NOTE:

D 0.99

D 0.99

D 0.99

D 0,99

D 0.99

D 0.99

D 0.99

D 0.99

tl.2
13.9

30.3

9.5

9.9

8.5

B 0.52

B 0.66

D 0.92

A 0.40

A 0.45

A 0.28

*T intersection with only one leg stop controlled, Delay/LOS reported for worst leg,
Shaded values indicate intersection performance sta¡dard would not be met

Table 3: 2030 PM Peak Hour Intersection Performance Gomparisons

Scenario 1:

Base TSP Network

Defay tOS VIC

Scenario 2:
Columbia as Collector

L4.t B 0,66

15.5 C 0.72

33.5 D 0.95

9.8 A 0,43

16.0 C 0.76

7.6 A 0.74

LL.6 B -

11,0 B 0.5L

13.9 B 0.66

30.6 D 0.92

9.7 A 0.42

L0.2 B 0.50

8.3 A 0.22

31.8 D -
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Conclusions
The City's 2020 TSP identified the Columbia Street extension as a collector street to replace the function
of Oregon Street headed to Old Town. However, the City's actions to maintain the Oregon Street rail
crossing and connection to I't Street were found to ìmprove study area operations and keep longer-
distance trips off of Columbia Street. Therefore, changing the fr¡nctional classification of Columbia
Street to a local roadway is appropriate based on traffic circulation and function. In order to implement
this action and mitigate impacts on the surrounding transportation system, the following mitigation
measure is recommended:

. Construct an eastbound right turn lane on Oregon Street at Lincoln Street

Attachments:

. Trafflrc Counts

. Level of Service Calculations
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SHERWOOD CANNERY SQUARE PUD | 09.08.2009
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