
 

 

 

City of Sherwood 
PLANNING COMMISSION 

Sherwood City Hall  
22560 SW Pine Street 
Sherwood, OR  97140 

January 10, 2012 
 
 
Work Session – 6:00 

 
1. Code Clean–Up Review Draft language  

a. Commercial and Industrial Uses  
b. Temporary Signs 

 
Business Meeting – 7:00 
1. Call to Order/Roll Call 
2. Agenda Review 
3.  Consent Agenda:  Minutes – June28, 2011 (Work Session), September 13, 2011 (Work Session),  

       September 27, 2011 (Work Session) and November 8, 2011 (Business Meeting) 

4. Council Liaison Announcements 
5.  Staff Announcements 
6. Community Comments 
7. Old Business – 

a. Continued Public Hearing Denali PUD - The applicant proposes an eight-lot planned unit 
development (PUD) in the very low density residential zone (VLDR), just east of SW Murdock Road and 
north of Sherwood View Estates for the purpose of single family homes. The applicant proposes to 
extend SW Denali Street northward. The applicant proposes a limited amount of open space as 
required in the PUD. 

 
8. New Business - None 

 

9. Adjourn 
 

 
 
Next Meeting:   

January 24, 2012 – Public Hearing Parking Lot Configuration and Landscaping and 
Trees on Private Property   
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MEMORANDUM 
 

 

DATE: January 3, 2012 

TO: Sherwood Planning Commission 

FROM: Brad Kilby, AICP 

SUBJECT: January 10th Work Session Packets 

 
The purpose of this memorandum is to remind you that the work 

session materials for the upcoming work session were provided in 
your November packet, and are not being reproduced and provided 

along with this month’s packet. If you need additional copies, please 
contact Brad at (503)625-4204, or refer to the Planning Commission 
website.  

 
Also, we attached an issue paper related to the density calculations 

within commercial and mixed use projects in your December packet. 
We hope that we can resolve this language at the same time that you 
consider the Commercial, Industrial, Public and Institutional Uses.  

Thank you. 
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SHERWOOD PLANNING COMMISSION MINUTES 
June 28, 2011   -   WORK SESSION 

 
WORK SESSION 

 
1. CALL TO ORDER: Chair Allen opened the meeting. 
 
2. COMMISSION MEMBERS PRESENT: Chair Allen, Commissioner Griffin, Commissioner Carey, 

Commissioner Walker 
 
3. STAFF AND LEGAL COUNSEL PRESENT: Julia Hajduk, Heather Austin, Michelle Miller, Zoe 

Monahan 
 
4. TOPICS DISCUSSED:  

 
A. Julia announced that the City had been awarded the TGM Grant for the Town Center 

project. 
 

B. Parking Lot Landscaping.  Commercial/Industrial Uses were on the agenda, but it was 
determined by Julia and Heather that they would present that information to the 
Commission during the July 12th meeting.  

 
C. Temporary Signs.  Heather Austin explained that the objective at this time is to establish 

a work group to discuss the issues with temporary signs throughout the City.  Heather and 
Julia are working on defining the process and issues more clearly.  

 
D. Parking Lot Landscape and Configuration.  Michelle Miller described concerns with 

parking lot layouts including: number of parking spaces, dimensions of stalls, directional 
area as well as shared parking, bicycle parking and pedestrian circulation.  Landscaping 
areas of concern include: perimeter landscaping, landscaping islands and site visual 
appearance. 

 
E. Temporary Uses.  Zoe Monahan discussed the Temporary Use requirements that are part 

of the Sherwood Zoning Code and Community Development Code.  Staff encouraged the 
Planning Commission to clarify the types of temporary uses that fall within the regulations 
of Chapter 16.86 in addition; reviewing and clarifying the exemptions described in 
Resolution 2002.021. 

 
  

5. ADJOURNED: Chair Allen adjourned the Work Session.  
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SHERWOOD PLANNING COMMISSION MINUTES 
September 13, 2011   -   WORK SESSION 

 
WORK SESSION 

 
1. CALL TO ORDER: Chair Allen opened the meeting. 
 
2. COMMISSION MEMBERS PRESENT:  Attendance not taken 
 
3. STAFF AND LEGAL COUNSEL PRESENT: Julia Hajduk, Zoe Monahan 
 
4. TOPICS DISCUSSED:  

 
A. Temporary Uses.  Zoe Monahan explained suggested changes and update to the 

development code regarding temporary uses. Discussion followed. 
 

B. Parking Lot Landscaping.  Julia Hajduk presented information prepared by Michelle 
Miller regarding parking lot landscaping changes and updates to the development code.  
Discussion followed. 

 
 

 
5. ADJOURNED: Chair Allen adjourned the Work Session.  
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SHERWOOD PLANNING COMMISSION MINUTES 
September 27, 2011   -   WORK SESSION 

 
WORK SESSION 

 
1. CALL TO ORDER: Chair Allen opened the meeting. 
 
2. COMMISSION MEMBERS PRESENT: Chair Allen, Commissioner Griffin, Commissioner Carey, 

Commissioner Walker, Commissioner Albert 
 
3. STAFF AND LEGAL COUNSEL PRESENT: Julia Hajduk, Brad Kilby, Michelle Miller 
 
4. TOPICS DISCUSSED:  

 
A. Parking Lot Landscaping.  Michelle Miler presented information explaining suggested 

changes and updates to the development code regarding temporary uses. Discussion was 
continued from meeting on September 13.  

 

B. Temporary Signs.  Brad Kilby presented; background information, staff considerations, 
current regulations, surrounding jurisdiction’s processes and a summary as well as a 
power point exhibit.  Discussion continued. 

 
 

 
5. ADJOURNED: Chair Allen adjourned the Work Session.  
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City of Sherwood, Oregon 
Draft Planning Commission Minutes  

November 8, 2011 
 
Commission Members Present:                  Staff:  
 
Commissioner Copfer Julia Hajduk, Planning Manager 
Commissioner Griffin Michelle Miller, Associate Planner 
Commissioner Albert Zoe Monahan, Assistant Planner 
Commissioner Cary  
Commissioner Walker 
    
Commission Members Absent:   
Chair Allen 
Commissioner Walker 
Commissioner Copfer 
   
Council Liaison –    Councilor Clark 
   
 

1. Call to Order/Roll Call – Commissioner Albert called the meeting to order. 
 

2. Agenda Review – the agenda consisted of a public hearing on the Code Clean-Up regarding 
Temporary Uses and Outdoor Sales (PA 11-04) and the SWOT (Strengths, Weaknesses, 
Opportunities and Threats) Analysis 

 
3. Consent Agenda – None 

 
4. City Council Comments – Councilor Clark announced that the Council has approved 

proceeding with the purchase of the Railroad Parking Area.  The City has been leasing the 
area and now has decided to purchase the lot for  potential parking.   

 
5. Staff Announcements – Julia updated the Commission letting them know that Metro has 

made a decision on the proposed new UGB areas and it will not include the area west of 
Sherwood.   
Recently the City has been awarded a TGM Grant to develop a plan for the Sherwood Town 
Center.  It is envisioned that the Planning Commission act as the Steering Committee for the 
plan.   
Code Clean-Up open house was scheduled at the YMCA November 16.  Project elements will 
be discussed with public. 
Langer Farms Parkway had a ribbon cutting ceremony and the road is scheduled to be open 
soon. 
 
Chair Allen arrived 
 
Community Comments – Eugene Stewart 23695 SW Pine Street, Sherwood, OR 97140 
addressed the Commission regarding public input and citizen involvement and what he feels is 
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a lack of participation.  He stated that he does not see where the City has a citizen  
involvement plan and hopes for improvement.  

 
 

6. Commissioner Albert opened the public hearing PA 11-04, Temporary Uses and Outdoor 
Sales.  Commissioner Albert asked about any conflicts of interest or exparte’ contact.   
Commissioner Cary recused himself from the hearing as he could have a potential conflict of 
interest being the owner of a local business. 

 
 
Zoe Monahan presented background information regarding Temporary Uses and Outdoor 
Sales.  Examples of non-permitted temporary uses include holiday tree sales and firework 
stands.  Examples of uses where a permit is required include: construction trailers and real-
estate “office” trailers.   She then explained the processes and timelines for each type of the 
temporary uses.   
 
Outdoor sales have been separated into temporary and permanent guidelines.  Permanent uses 
will require a conditional use permit.  Temporary outdoor sales include sales for no longer 
than 4 months in duration, are subject to temporary use requirements and cannot alter the site. 
 
She recommended   that the Planning Commission recommend approval of the proposed 
language or possibly revised language to City Council. 
 
Commissioner Albert opened the public hearing for public testimony: No public testimony 
was given 
 
Commissioner Albert closed the public hearing and the Commission discussed and considered 
the proposal looking at issues like parking impacts created by temporary sales and re-naming 
Holiday Tree Sales to Plant/Tree Sales.  Duration limitations of temporary sales were also 
discussed.  There was concern noted about limiting other outdoor sales to two weeks and 
allowing Tree/Plant sales 4 weeks.   
 
Seeing no further comments Commissioner Copfer made a motion to recommend approval at 
the December 6, 2011 Council meeting of PA11-04 with suggested changes to A-3 and 
conditions as revised.  The motion was seconded by Chair Allen. All Commission members 
were in favor.  The motion passes. 
 

7. SWOT Analysis – Julia gave some background information regarding the analysis.  This year 
the Council is asking for the top 3 issues the Commission would like to work on in 2012.   
 
Reviewing the items listed last year it was suggested that public involvement be taken off the 
“Strengths” and not necessarily call it a weakness, but rather an opportunity to continue to 
reach to the public.   
 
Commissioner Griffin sees one of the strengths is the Commissions willingness and ability to 
work well with other boards and commissions when needed.  He also believes the “code 
clean-up” project is a huge undertaking and well worth the time.   
 
Regarding opportunities, he sees the need for the web-site to be maintained and kept as 
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current as possible.   
 
Julia reviewed the other strengths previously listed and the consensus was they all still apply. 
 
Moving on to Weaknesses: Commissioner Griffin felt like prior to councilor Clark being 
appointed the liaisons, he would like to improve the communication with the Council.   
 
Chair Allen identified losing a long standing Commissioner in Jean Lafayette as a weakness 
that will take some time to recover from.  
 
Conversation continued regarding how to continue increasing public interest and involvement 
and that it is an opportunity for improvement and very important.  
 
Improving the use of technology to reach the public to improve involvement was a recurring 
idea.  Outreach and sharing information with the public and finding a way to get more people 
involved is a main goal.   
 
Improving transportation issues and access in and out of the city was another suggestion of a 
goal to work on. 
 
Chair Allen spoke about the Town Center Plan and what a great opportunity it may be to 
really employ some cutting edge ideas and how they can be implemented. 
 
Julia planned to re-cap what she had gathered from the conversation and present it to the 
Commission at the next meeting in December. 
 
Commissioner Albert adjourned the meeting and planned to reconvene the work session after 
a short recess. 

 
End of minutes. 
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DATE: January 3, 2012 

TO: Planning Commission 

FROM: Michelle Miller, AICP, Associate Planner 

SUBJECT: Denali Planned Unit Development (PUD 11-01)  

 
The Planning Commission held a hearing on the Denali Planned Unit 

Development (PUD 11-01), a proposed subdivision, on December 13, 
2011. The Commission heard from staff, the applicant and interested 

citizens about the proposal. Chair Allen closed the record for public 
testimony at the end of the hearing on the December 13, 2011 but left 
the written record open for two weeks until December 27, 2011 in 

order submit additional written public testimony.   At the hearing on 
the 10th, the applicant will respond to public comments raised at the 

hearing on the 13th and additional comments raised in writing.  Staff 
will also provide final comments in response to the public and 
applicant’s testimony. 

 
The Planning Commission requested information from staff regarding 

staff’s analysis of the net density calculation for the PUD and 
information concerning the SE Sherwood Master Plan.  Attached to this 
memo is the requested additional information as well as written 

comments received: 
 

 1) Exhibit N: Additional Comments from Roger and Lisa 
 Walker, 23500 SW Murdock Rd. Sherwood 
 

 2) Exhibit O: Memo re: Net Density Calculation for Site, 
 submitted by staff 

 
 3) Exhibit P: SE Sherwood Master Plan document and Planning 
 Commission Resolution 2006-01 

 



December 27, 2011 
 
Planning Commission 
City of Sherwood 
22560 SW Pine St 
Sherwood, OR  97140  
          
To:  Planning Commission – City of Sherwood 
 
RE:  Denali Subdivision (PUD 11-01 and SUB 11-01) 
 
As follow up to our testimony given at the Public Hearing on December 13 we would like to reiterate our 
concerns and issues. 
 
A: Property Value contingent on our view: 

 We made the purchase of our home and paid a premium for its view lot status after meeting 
with the City of Sherwood and understanding that at most 3 homes could be built in the lots on 
the other side of our fence since a PUD was not an option if less than 5 acres. 

o If the Planning Commission agrees to the increased density requested by the applicant 
we would like to see at most 7 homes as per the code. 

 

 We understand the need to develop this area but disagree that the concept plan had the intent 
to make this area all the same density.  We think the VLDR density should remain to retain the 
investment status of the homes in this area and continue with the variety of density to maintain 
the uniqueness of this SE Sherwood area.  
 

 Because the value of our property is largely due to the view of the Valley and Mt. Hood.  We 
wish to work with the property owner and, with help from the City of Sherwood, come to a 
mutual agreement with regard to a view easement to limit the height of both structures and 
vegetation. 

o This may be best accomplished with the max of a one story home or placement of home 
on the currently placed lots 3 for certain and possibly lot 2.  

 
B: Property Access 

 Due to the steep elevation of our lot on the north side we will need to someday have access to 
Ironwood Lane for any development of the lower acre of our property.  We are asking for any 
designation for tract A allow access for our development as may be needed in the future 

 
Lastly we need to mention the DEQ issue on the Ken Foster Farms project.  We believe it needs to be 
mentioned again that there is NO HUMAN HEALTH HAZARD here and even the level of hazard to a small 
portion of birds has been downgraded in recent months.  More must be learned from the DEQ so the 
Commission and Council have a better understanding of this issue. 
 
Please refer to our letter and exhibits dated 12/13/11 for more detail on the bulleted topics above. 
 
Thank you for your time and consideration. 
 
 
Roger Walker and Lisa Walker       
23500 SW Murdock Rd. 
Sherwood, OR  97140 
       

EXHIBIT N 
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DATE: January 3, 2012 

TO: Planning Commission 

FROM: Michelle Miller, AICP, Associate Planner 

SUBJECT: 
Denali Planned Unit Development Follow Up from 

Public Hearing on December 13, 2011 
 

At the December 13, 2011 hearing regarding Denali Planned Unit 
Development (PUD 11-01), the Planning Commission requested 

further information concerning the method for calculating density for 
planned unit developments. This memo clarifies and references the 
code criteria planning staff identified in the analysis of the density 

calculation for this particular site.  
 

Generally, Sherwood planning staff calculates density based on the 
definition section of the Sherwood Zoning and Development Code. The 
SZDC § 16.10 defines density as: 

 
“(t)he intensity of residential land uses per acre, stated as the number 

of dwelling units per net buildable acre. Net acre means an area 
measuring 43,560 square feet after excluding present and future 
rights-of-way, environmentally constrained areas, public parks and 

other public uses.”  
 

The definition of environmentally constrained areas is also found 
in § 16.10: “Any portion of land located within the floodway, 100 year 
floodplain, wetlands and/or vegetated corridor as defined by Clean 

Water Services.”  
 

This proposal includes five distinct tracts which include areas that will 
either be dedicated to the public for right of way, public use purposes, 
or in order to preserve areas that are environmentally constrained. 

The following table identifies the five tracts located on site and the 
corresponding rationale for subtracting those numbers to arrive at the 

density calculation.  However, it is possible that with additional 
refinement, the amount of area that falls within areas excluded from 
the net developable area may be substantially less concerning Tract 

‘A’. Only 1-foot along the entire length of “Tract A” or 710 square feet 
is required to be dedicated to the public for right of way so the 

remaining portion of that tract could be included within the net 
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buildable acreage of the site because it could be considered buildable under the 
standard definition of density. The applicant initially proposed the entirety of 

Tract A to be used for the public as open space, but it is not needed to achieve 
the 15 % required open space for PUDs. In the alternative, Tract A could be 

used in the calculation of net density. 
 
Name of Tract Size of Tract Purpose of Tract 

Tract A 17,932 sq. ft. in total  
 
Or 720 sq. ft of dedication and 17,221 
included in the net buildable area 
calculation 

Public use, and row for SW Ironwood 

Tract B 2360 sq. ft. Water quality bio-swale-
environmentally constrained-CWS 

Tract C 5148 sq. ft. Steep slope and vegetated buffer-
environmentally constrained-CWS 

Tract D 15,864 sq. ft. Open Space-public space 

Tract E 8365 sq. ft. Sanitary sewer easement-public use 
and not buildable 

 
Section 16.40.050 specifies that the density in a residential PUD shall be the 

same as in the underlying zoning district, except when a density transfer is 
allowed pursuant to the standards in § 16.40.050.C.2. The site is zoned VLDR 
which generally allows for a single unit to the acre unless the site is developed 

as a PUD; certain areas are dedicated to the public or preserved as common 
open space; and the review authority determines that the higher density 

development would better preserve natural resources as compared to a one 
unit per acre design.  
 

Further, the density transfer allowed in § 16.40.050.C.1 allows adding a 
maximum of 20% to the overall density if lands “within floodplain, wetlands 

and buffers or steeply sloped areas” are proposed for public dedication.  
Finally, the VLDR zoning purpose statement indicates that these areas “provide 
for low density, larger lot single-family housing and other related uses in 

natural resource and environmentally sensitive areas warranting preservation.” 
The zoning designation explicitly identifies the intent to preserve the 

environmentally sensitive areas and so seeks to preserve the area with the 
granting of a special density allowance within a PUD. Therefore, the code 
specifies that the special density allowance of 1.4 to 2 units per acre may be 

allowed.  
 

The language clearly allows the doubling of the density through the special 
density allowance so long as areas of open space and natural resources are 

preserved. Because the definition for “density” indicates that density is based 
on the number of units that a net buildable acre could carry, staff relies on that 
definition to calculate density for residential projects within the City. 
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Considering the above premise, staff has evaluated the potential density of this 
project.  The total site area is 3.71 acres or 161,607.6 square feet. There are 

approximately 1.99 net buildable acres remaining because of environmentally 
constrained lands, right of way, as well as the open space area if all of Tract A 

is included as public space. Calculating net density under the special density 
allowance of two units per acre provides for up to four units (1.99 net acres x 2 
units). Staff reached this calculation by subtracting all of the tracts and the 

right of way from the gross area as the definition requires. This would achieve 
four lots.  As the proposal will dedicate wetland buffers and steeply sloped 

land, the 20% density transfer is available and provides for one additional lot 
to this PUD bringing it to the recommended five lots. 
 

In order to make the site financially feasible, the applicant proposes to 
subdivide the site into eight lots. Contrary to the standard definition of density, 

the applicant proposes to use a gross density calculation rather than the net 
density described above because the site is unusually constrained. Additionally, 
the applicant contends that calculating gross density rather than net provides 

for better preservation of the natural resources in the area and allows for 
recoupment of the costs of cleanup of the contaminated soils. Calculating 

under the gross density calculation provides for 7.42 units and the applicant 
requests that the decision maker round up to get 8 units.  

 
The applicant proposes eight units because each lot meets the minimum lot 
size and the applicant satisfies the required 15 % of open space. According to 

the applicant, development at any lower density would not make the site 
financially viable and the site would remain undeveloped.  There is no 

precedence of rounding up to determine maximum density.  Staff does not 
believe that it is within the discretion of the City to authorize a higher density 
than the underlying zone would allow regardless of whether there was room to 

interpret whether density should be calculated based on gross versus net 
density. 

 
Staff maintains that, the “Special Density Allowance” and the “Density Transfer 
Allowance” were added provisions to address the constraints specific to this 

particular site and within this zoning designation. These provisions also lend 
credence to the argument that the standard definition of density should be 

applied in the VLDR zoning. 
 
In response to the argument that density was calculated differently for the 

Ironwood Subdivision, staff points out that the definition of “Environmentally 
Constrained Areas” was added to the definitions section after that approval was 

subsequently granted. 
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Funding
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TGM works in partnership with local governments to create vibrant, livable places in which people can walk, bike, take transit or drive where they 
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I. Background
Introduction
Th e SE Sherwood Master Plan is a guide for the transition of a 55-
acre area in Sherwood, Oregon into a new, walkable neighborhood.  
Th e plan is intended to coordinate the separate land use actions and 
infrastructure investments of property owners, developers, and the 
City of Sherwood to create a cohesive, livable neighborhood.

Figure 1  - Vicinity Map

Th e study area is located east of Murdock Road and extends to the 
eastern limits of the City and urban growth boundary (UGB) (see 
fi gure 1). Th e study area consists of  11 parcels, zoned Very Low 
Density Residential (VLDR), and nine existing homes. 
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Purpose
Th e purpose of the master plan is for the City of Sherwood to be 
proactive in coordinating future development of the site.  Making 
good use of the City’s urban land supply is consistent with smart 
growth principles to use land resources effi  ciently and take advantage 
of existing urban services.  It is also consistent with Sherwood’s 
Comprehensive Plan policies regarding the integration of land use, 
transportation, open space, natural resource conservation, and 
preservation of historic resources.    

Prior to initiating the study, the City held two informal neighborhood 
meetings to discuss issues and potential solutions, pre-application 
meetings for two subdivisions, and heard interest in development 
proposals from other owners.  Based on the potential for piecemeal 
development, the City concluded that there was a need for a master 
plan to guide the transition of the area.   

Th e Sherwood City Council agreed with the need for a master plan 
study and adopted Resolution 2005-059 on September 6, 2005 
(see appendix 1).  Primary goals include developing solutions to the 
problems of piecemeal development, exploring options to provide 
better urban levels of service, emergency response, transportation, tree 
preservation, open space for fi sh and wildlife habitat, and recreation 
opportunities such as walking trails.  

Th e City applied for and received a grant from the Oregon 
Transportation and Growth Management Program to conduct the 
master plan process.  As stated in the grant’s statement of work, which 
was endorsed by the City Council, the goals of the study were to 
plan:

A. A pedestrian friendly transportation system that will link the site 
with nearby  residential developments, parks, schools, commercial sites, 
and other destinations;

B. An increase in residential densities;

C. A land use plan that provides for a mix of housing types that is 
compatible with adjacent uses;

D. Conceptual plans for public facilities (roads, paths, water, sewer 
and storm drainage) needed to support the land use plan;

E. Implementing strategies including map and text amendments for 
the City to adopt (to be prepared by the City); and

F.  A high level of neighborhood and citizen involvement.

Figure 2 - Study Area and Property Ownership, September 2005
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Process
Th e master plan was prepared with the input of property owners, 
developer representatives, neighbors, and City representatives.  A 
series of three open houses were held between October, 2005 and 
January, 2006.  Please see appendix 2, 3, and 4 for the materials 
and meeting summaries from the open houses.  Th e City developed 
a project webpage, which was used along with electronic meeting 
notices and postcards, to provide ongoing information about the 
project.  Th e process, in summary, included the following steps.
 
September 21, 2005 – Pre-application conference with property 
owners and developers.

September 21 – October 13, 2005 – Th ree site visits by the project 
team, with mapping of existing conditions.

October 6 and 12, 2005 – Interviews with property owners.

October 26, 2005 – Open House No 1.  In this workshop, thirty-
two participants viewed background materials regarding existing 
conditions, opportunities and constraints, transportation issues, 
frequently asked questions, and smart growth principles.  An exit 
questionnaire was used to obtain feedback.  Th e meeting was held at 
the Sherwood Police Facility.

November 30, 2005 – Open House No 2.  In this workshop, 
following the open house portion, three working alternative plans 
were presented.  Th irty-nine participants attended the meeting.  Th e 
meeting was held at the Sherwood YMCA.

January 18, 2006 – Open House No. 3.  Th is workshop was 
originally planned to present a “preferred” alternative.  Based on 
feedback from the November open house, the meeting was redesigned 
to continue the development and evaluation of the alternatives.  Th e 
meeting was held at the new Sherwood Civic Center in Old Town.

Th e following information was reviewed by the community at the 
third open house:

Th e three previous alternatives from November (Alternatives A, B, 
and C);

A new hybrid alternative (Alternative B/C) that responded to 
issues raised in November;

Perspective images of the alternatives using the master plans 
overlaid on Google Earth imagery;

An illustration of a proposed public park on the property; and

Information about smart development practices, green streets, 
and low impact development practices.

In addition to the above, a “Design Your Own Alternative” station 
was included, where citizens worked with one of Otak’s designers 
to discuss and create additional ideas.  Th e results from that station 
are included in appendix 4-d of this report.  AKS Engineering, who 
represents several property owners, brought their own alternative 
master plans to the workshop.  Th ey set up a station and discussed 
their ideas with participants.   Forty-one people attended the third 
Open House.  Seventeen people fi lled out exit questionnaires and/or 
submitted letters and e-mail comments.

•

•

•

•

•
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II. Opportunities and Constraints
Th e site has multiple environmental constraints which can also 
be viewed as potential opportunities.  Th ese opportunities and 
constraints are illustrated in fi gure 3, as well as described in detail in 
the opportunities and constraints memorandum included in appendix 
2-e.  

A 2.25-acre wetland is located in the southeast corner of the site.  
According to neighbors, this wetland has standing water except in the 
driest summer months.  Th e wetland is an opportunity for the future 
neighborhood to have passive open space, wildlife habitat, and a 
natural stormwater area.  Neighbors expressed concern about impacts 
to the wetland area including pesticide runoff , groundwater recharge, 
and the importance of the wetland as wildlife habitat.  

Th e northern portion of the site has a 12-acre mixed woodland.  
It includes a variety of secondary growth mature trees, including 
Madrone, Douglas Fir, and others.  Metro’s natural resource (Goal 
5) inventory describes this area as Class A (highest-value) wildlife 
habitat.  According to a long-term resident, the area provides habitat 
for many species of mammals and birds.  Wildlife moving through 
the Tonquin lowlands also travel though this portion of the site.

Small tree groves and isolated large trees extend from the northwest to 
the southeast portion of the site.  Th ese trees are a defi ning feature of 
the landscape in the interior portion of the site.

Th e wooded areas and trees are an opportunity to provide visual and 
open space amenities for the neighborhood.  Th ey also provide a 
challenge for site design.  Th is site is marked by channels, depressions, 
and bedrock knolls that are part of the broader Tonquin Scablands 
Geological Area sculpted by ancient glacial fl ooding.  Th ere are 
two high points, one in the center of the property (elevation 315 
feet) and one on the south (elevation 360 feet), with sloping terrain 
between them.  Th ese hilltops have great views, including a view of 
Mount Hood to the east.  Th e unique terrain of this site provides 
an opportunity for very appealing home sites, but also provides 
a challenge to a connected circulation network and cohesive 
neighborhood design.

Preserving the natural environment of the site (including wildlife 
habitat, wetlands, steep slopes, endangered species, Tonquin 
Scablands, and mature vegetation) was mentioned in the majority of 
the comments received from the fi rst open house.  At least one of the 
above issues was raised by every respondent.
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Figure 3 - Opportunities and Constraints MapAdjacent land uses are summarized as follows:

North: Fair Oaks Subdivision, large lots (1-acre or larger) single 
family detached homes; 

South: Sherwood View Estates, medium lots (approximately 12,000 
square feet) single family detached homes;

West: Across Murdock Road, small lots (approximately 6,000 square 
feet) single family detached homes; and

East: Open space and Resource Land.

Of the comments received from the fi rst open house, the second 
major concern was the desire of some of the residents within and 
most adjacent to the project area to maintain the existing Very Low 
Density Residential (VLDR) zoning of the site. However, some 
respondents were willing to consider additional density if the existing 
rural character of the neighborhood was maintained, and proposed 
lots that were smaller than one acre were placed in the center of the 
project, buff ered from the existing lots. 
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Transportation conditions and issues are described in the Baseline 
Conditions Transportation Memorandum, prepared by DKS 
Associates (see appendix 2-d).  Transportation conditions, 
opportunities and constraints include the following:

Southwest Murdock Road is classifi ed as an arterial and has a 
posted speed limit of 35 miles per hour.  Th e average daily traffi  c 
(ADT) on the road is approximately 6,000 vehicles.  A sidewalk 
only exists on the east side of the street for approximately half the 
distance between Division Street and Oregon Street.  Bike lanes 
are not provided.

Southeast Roy Street is classifi ed as a neighborhood street and has 
a posted speed limit of 25 miles per hour.  Th e two-lane street 
has sidewalks along both sides and a trail which leads to Murdock 
Park on the south side of the street.  Bike lanes are not provided.

West Sunset Boulevard  is classifi ed as an arterial and has a 
posted speed limit of 35 miles per hour.  Th e two-lane roadway 
has sidewalks along both sides and serves approximately 6,000 
vehicles per day.  Bike lanes are not provided.

•

•

•

Intersection Traffi c 
Control

Level of 
Service

Average 
Delay

Volume to 
Capacity

SW Murdock 
Road/Oregon 
Street

Roundabout A 7.3 0.68

SW Murdock 
Road/SE 
Willamette 
Street

2-Way Stop A/C -- --

SW Murdock 
Road/W 
Sunset 
Boulevard

All-Way Stop B 10.4 0.44

Existing PM Peak Hour Intersection Performance

Th e Sherwood Transportation System Plan requires local street 
connections to Denali Lane and Roy Street when the area 
develops.

•

Th e following table lists performance level of each of the three 
study intersections.  Th e three intersections in the study area are 
all operating at level-of-service (LOS) C or better, which meets 
the City of Sherwood LOS standard of LOS D.

•
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III. Alternatives
Th e Southeast Sherwood Master Plan was prepared through a process 
of preparing and refi ning alternatives.  Otak prepared four alternatives 
over the course of Open Houses 2 and 3, as follows:

Open House 2 – Alternatives A, B, and C were presented and 
discussed with attendees.  Comments on the plans were submitted 
during and following the Open House.  Comments received from 
this open house are summarized in appendix 3-b.  Th ese alternatives 
are described on the following pages.

Open House 3 – Following Open House 2, the City directed Otak 
to prepare a hybrid plan using: (1) the best features from Alternatives 
A, B, and C;  (2)  input received at Open House 2;  and, (3) an 
evaluation of how the plan could be refi ned to follow ownership 
boundaries as much as possible.  Alternative B/C emerged from this 
direction.  Alternative B/C is described in this report in Section IV, 
Recommended Plan.

In addition to the four alternatives prepared by Otak, fi ve other plans 
were created during the process.  Th ey include:

Citizen Alternatives – During Open House 3, a “Create Your Own 
Alternative” station was provided.  Th is station allowed attendees 
to analyze the site, discuss options, and draw their own alternative.  
Th is was a lively and creative session that resulted in the four plans 
included in appendix 4-d.

AKS Alternative – AKS Engineering, representing several of the 
property owners who desire to potentially develop their property, 
prepared an alternative.  Th is plan was brought to Open House 3, 
where AKS set up their own station and discussed the plan with 
attendees.  Th e AKS alternative is included in appendix 4-e. Figure 4 - “Create Your Own Alternative” - Example
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Alternative A
Alternative A was presented at both the second and third open 
houses.  Th e image shown to the right is the revised drawing, 
as shown at the third open house.  Highlights of Alternative A 
include:

54 new lots (+ 11 existing = 65 Total)

14 acres of open space

6.5 acres of local streets and alleys

Two main areas of open space:  a fi ve acre area located at the 
northern woodland and an eight acre corridor that connects 
and preserves treed areas to the wetland.

Retention of the Historic Murdock Barn as an open space 
tract.

A looping street pattern that follows the topography.  

Connections to existing streets are made at Denali Lane, 
Roy Street, and Ironwood Lane (south-bound left turn 
prohibited).

A pathway network connects all of the open spaces.  A mid-
block pedestrian crossing is provided on Murdock Road.

Lots ranging from 5,000 square feet to 1-acre.  

A gross density of 1.5 units/acre and a net density (net of 
existing lots) of 3.4 units/acre.

Th e layout of new lots does not conform to existing 
ownership boundaries – cooperation between property 
owners would be needed to process land use approvals.

Th is alternative could be developed under current zoning 
with a planned unit development (PUD) overlay.

•

•

•

•

•

•

•

•

•

•

•

•

Figure 5 - Alternative A Plan View
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Alternative B
Highlights of Alternative B include:

83 new lots (+ 11 existing = 94 Total)

13 acres of open space

7.1 acres of local streets and alleys

Th ree main areas of open space:  a fi ve acre area located 
at the northern woodland, a one acre neighborhood park, 
and a six acre corridor that connects treed areas to the 
wetland.

Retention of the Historic Murdock Barn as an open space 
tract.

A looping street pattern that follows the topography and 
provides an edge to the park.  

Connections to existing streets are made at Denali Lane, 
Roy Street, and Ironwood Lane.  A fourth connection to 
Murdock Road is made at the north property line.

A pathway network connects all of the open spaces.  A 
mid-block pedestrian crossing is provided on Murdock 
Road.

Lots ranging from 5,000 square feet to 1-acre, with many 
lots in the 7,000 – 10,000 square foot range.  

A gross density of 2.3 units/acre and a net density (net of 
existing lots) of 5 units/acre.

Th e layout of new lots does not conform to existing 
ownership boundaries – cooperation between property 
owners would be needed to process land use approvals.

Th is alternative would require a text amendment to the 
VLDR zone district.

•

•

•

•

•

•

•

•

•

•

•

•

Figure 6 - Alternative B Plan View
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Alternative C
Highlights of Alternative C include:

80 new lots (+ 11 existing = 91 Total)

9 acres of open space

9.4 acres of local streets and alleys

Open spaces as follows:  a three acre area located at the 
northern woodland, two open space corridors, and a view 
point in the center of the site.

Retention of the Historic Murdock Barn as an open space 
tract.

A looping street pattern that follows the topography.  All 
new streets are double-loaded with lots.  

Connections to existing streets are made at Denali Lane, 
Roy Street, and Ironwood Lane.  An alley connection to 
Murdock Road is made at the north property line.

A pathway network connects all of the open spaces.  A 
mid-block pedestrian crossing is provided on Murdock 
Road.

Lots ranging from 5,600 square feet to 0.5-acre, with 
many lots in the 10,000 – 15,000 square foot range.  

A gross density of 2.2 units/acre and a net density (net of 
existing lots) of 4.4 units/acre.

Th e layout of new lots does not conform to existing 
ownership boundaries – cooperation between property 
owners would be needed to process land use approvals.

Th is alternative would require a text amendment to the 
VLDR zoning district.

•

•

•

•

•

•

•

•

•

•

•

• Figure 7 - Alternative C Plan View



Page  19Southeast  Sherwood Master  P lan

Alternatives Comparison

Alternative A B C B/C
Total # of proposed lots 1 54 83 80 82
Acres of right-of-ways & alleys 6.5 7.1 9.4 7.1
Acres of open space 14 13 9 11
Gross Density 2 1.5 2.3 2.2 2.2
Net Density 3 3.35 5.03 4.39 4.43

Proposed lots - does not include 11 “existing” 1-acre lots.

Gross Density is equal to number of new lots divided by total acres of developable land.  Total acres of 
developed land does not include “existing” lots.  Roads, alleys, and open space have not been subtracted 
from total developable land.  Total developable land equals 36.6 acres.  

Net Density is equal to number of new lots divided by net acres of developable land (roads, alleys, and 
open space have been subtracted from total developable land area).  

1.

2.

3.
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IV. Recommended Plan
Overall Character
Th e recommended plan (Alternative B/C) is a 55-acre 
neighborhood characterized by a mix of large- and medium-
lot homes, a variety of open spaces, and a network of streets 
and paths.  It is designed as a walkable neighborhood.  Th e 
design strikes a balance between compatibility with adjacent 
uses and densities that are characteristic of Sherwood’s low 
density neighborhoods.  Th e layout generally follows the 
existing ownership boundaries in order to facilitate future 
land use approvals.

Residential Density
Th e 82 new lots on this plan have an approximate gross 
density of 2.2 units per acre, not including existing lots.  Th e 
approximate net density is 4.4 units per acre, when streets 
and open space are not included.  Development of this 
plan would require a text change to the Sherwood Zoning 
and Development Code Very Low Density Residential 
(VLDR) zoning district to allow approval as a Planned Unit 
Development.  

Coordination with Existing Ownerships
Th e design of the neighborhood conforms very closely to the 
pattern of existing ownerships.  Wherever possible, existing 
parcel lines have been used as the boundary for streets or lots.  
Th is will enable separate land use approvals that, together, will 
knit into a cohesive neighborhood plan.  Some refi nements to 
the plan will be required during implementation.

Figure 8 - Alternative  B/C Plan View
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Th e plan also has 11 lots on existing or future one acre parcels.  Th ese 
include the southwest corner and the four lots comprising Ironwood 
Estates, a subdivision approved in May 2004. Th e property owners 
in the southwest corner of the site do not want further subdivision of 
their properties.

Th e overall transition of lot sizes is a “transect” of increasing density 
from 1-acre lots in the southwest corner, to approximately 15,000 
square-foot new lots in the south and middle areas, to 8,000 – 10,000 
square feet in the north.  Th is method of design provides a buff er to 
the existing homes and intensifi es towards the center of the plan area, 
away from the existing neighborhood.  

Housing Variety
Th e plan includes 82 “new” lots, i.e. the colored lots illustrated on 
Figure 8.  Th ese comprise the undeveloped portions of the site.  Th e 
plan assumes that four existing homes would be redeveloped.  Two 
of these redeveloped homes (tax lots 2S 1 33 CB 200 and 300, see 
fi gure 2) are consistent with input received from property owners.  
With small refi nements, all four of these homes could be easily 
incorporated into the recommended plan.   

Figure 9 - Recommended Plan with existing homes and lot lines highlighted.

Figure 10 - Transect Diagram.
Th is diagram illustrates a complete application of transect design, from central city 
to rural edge.  Courtesy of Duany Plater - Zyberk & Company.

RURAL.....................................................TRANSECT..........................................URBAN
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Murdock Road 2005 - looking south

Wetland in southeast corner of the site

Open Space
Th e plan includes 11 acres of open space that is woven throughout 
the neighborhood.  Th e main open space is 4.5 acres clustered in the 
northern wooded area.  Th is space is connected to Murdock Road 
by a green 25-50 foot-wide linear buff er of open space and walking 
path along the north edge of the site.  A one acre neighborhood park 
is located in the center of the neighborhood at the high point of the 
site.  Th is prominent location provides views (including an eastward 
view to Mt. Hood) and serves to organize the pattern of streets and 
lots around it.  Th e park is visually and physically connected to two 
open space tracts extending to the south and west.  

A grove of trees is preserved at the newly formed intersection of Roy 
Street and Murdock Road.  Th is location may also accommodate 
stormwater facilities.  Th e Murdock Barn is preserved and allows a 
subdivision of the parent parcel.  

Th e wetland area at the south end of Ironwood Estates is key open 
space.  It is a delineated wetland that is part of the lots recorded on 
the Ironwood Estates plat.  One of the off -road pedestrian paths 
extends along its west edge. 

Circulation
Th e streets form a connected system of blocks that follow the 
topography of the site.  Connections are made at Roy Street and 
Denali Lane, as required by the Sherwood Transportation System 
Plan.  A new connection to Murdock Road is proposed at the north 
end of the site.   Th e existing access to Murdock Road, Ironwood 
Lane, is illustrated with a prohibited south-bound left turn due 
to sight distance.  More site specifi c mapping is recommended to 
determine the degree of the sight distance problem.  It is likely that 
modifi cations to Murdock Road could improve the sight distance to 
allow for left turns from the site onto Murdock Road.  Th is is further 
described in the DKS Alternatives Transportation Analysis (appendix 
3-c).  Th ere are 7.1 acres of land dedicated to local streets and alleys.  

Th e street circulation is supplemented by a network of off -road 
pedestrian paths.  Th e paths form a walking loop around the north 
half of the site that connect all of the northern open spaces.  A path 
extends south from the neighborhood park to the wetlands and 
connects to the cul-de-sac at the north end of Robson Road.
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Figure 12 - Local Green Street without ParkingFigure 11 - Local Green Street with Parking
28 feet wide with parking on one side
32 feet wide with parking on both sides

•
•

Green Streets
As part of a larger strategy for low impact infrastructure and 
development practices, green streets should be considered for 
Murdock Road and the local circulation within the Southeast 
Sherwood Master Plan area.  

Issues to be considered include accommodation of adequate 
parking on residential streets, the feasibility of soils and drainage 
characteristics, maintenance of green streets, and how green street 
storm water conveyance will work with other water quality facilities.  
Th ree green street cross sections (two local streets to use within 
the plan area and one for Murdock Road) have been prepared and 
are illustrated below. For additional information, the Metro Green 
Streets Handbook is available at http://www.metro-region.org/article.
cfm?ArticleID=262.
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Figure 13 - Murdock Road Green Street Design, Cross- Section

Figure 14 - Murdock Road Green Street Design, Plan View
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Green Street in Seattle Washington - Courtesy of Seattle’s pilot Street Edge Alternatives Project (SEA Streets)

Figure Courtesy of Green Streets - Innovative Solutions for Stormwater and Stream Crossings, METRO. 2002

Figure Courtesy of Green Streets - 
Innovative Solutions for Stormwater and 
Stream Crossings, METRO 2002.
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Rationale for Recommended Plan
Th e recommended master plan is Alternative B/C as illustrated  
in Figure 15.  As described in previous sections of this report, 
this alternative grew out of the consideration of all of the other 
alternatives, plus commentary from participants in the process.  Th e 
following describes the reasons why Alternative B/C is recommended, 
using the project goals (in italics) as organizing criteria.

A. A pedestrian friendly transportation system that will link the 
site with nearby residential developments, parks, schools, commercial 
sites and other destinations.

All of the alternatives provide pedestrian friendly transportation 
systems to a strong degree.

Alternative B/C has the best balance of “public realm” circulation 
because of the connected and logical pattern of streets and alleys.

Alternative B/C also has an off -road path network that responds 
to site opportunities.

B. An increase in residential densities.

Developer and City representatives emphasized the need for 
providing suffi  cient density to feasibly pay for infrastructure.  
Alternative B/C provides an 82-lot design that also has signifi cant 
open space amenities.  Th is is less than the developer preferred 
plan (AKS plan - appendix 4-e) of 121 lots with far less open 
space. 

•

•

•

•

Citizen input emphasized a preference for larger lots.  Many 
citizens expressed a preference for the VLDR 1-acre zoning 
pattern.  In the third workshop, some citizens who previously 
supported 1-acre zoning stated they were open to a variation 
of Alternative A.  Alternative A is not recommended because 
it: (1) does not follow existing ownership lines, which 
makes coordinated land use approvals diffi  cult; (2) has a 
disproportionate amount of open space on a few properties; and 
(3) may not have enough density to pay for infrastructure.  

Alternative B/C incorporates a “transect” of lot sizes from 1-acre 
lots in the southwest corner, to approximately 15,000 square-foot 
new lots in the south and middle areas, and to 8,000 – 10,000 
square feet in the north.  Alternative B/C also incorporates varied 
open space amenities throughout the neighborhood – this is an 
essential design feature to enhance neighborhood livability. 

Alternative B/C includes similar lots sizes across streets and in 
sub-areas of the plan.  It also does not include 5,000 – 7,000 
square foot lot sizes.  Th ese elements are responsive to comments 
received in the workshops.

Alternative B/C provides 24 lots on the 12-acre Moser property at 
the north end of the site, while retaining a 4.5 acre open space in 
that location.  Th is design maintains base density available under 
a planned unit development approval procedure, while preserving 
an important open space and wildlife habitat area.

Alternative B/C follows existing lot lines as closely as the overall 
layout would allow.

•

•

•

•

•
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Figure 15 - Alternative B/C Plan View
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C. A land use plan that provides for a mix of housing types and is 
compatible with adjacent uses.

Alternative B/C achieves a mix of lots sizes, without very small 
lots (5,000 square foot lots) and without too much variation in 
sub-areas of the plan.  All lots are single-family detached, which is 
responsive to comments received at the fi rst workshop.  Accessory 
dwelling units would still be allowed.

At the south end of the site, the 15,000 square foot lot pattern is 
compatible with the 12,000 square foot lot pattern to the south.  
Th e height and specifi c location of buildings along the Denali 
Lane extension will be important.  Th e further east, and the lower 
in height, these homes are constructed, the less they will block 
eastward views from the adjacent home to the west.

At the north end of the site, a 25-50 foot buff er with trail has 
been included to increase compatibility with the 1-acre homes 
and mature vegetation of Fair Oaks Subdivision.  Th e large 
open space in this area is a key feature of Alternative B/C and 
ensures compatibility between the existing subdivision and new 
development.

Along Murdock Road, the lot arrangements will provide a 
friendly neighborhood character that is much more open and 
green than the existing character of the west side of the street, 
which is dominated by rear yard fences. 

•

•

•

•

D. Conceptual plans for public facilities (roads, paths, water, 
sewer and storm drainage) needed to support the land use plan.

As noted above, Alternative B/C provides an 82-lot density (in 
balance with open space) to enhance the feasibility of paying for 
infrastructure.

It provides a connected and clear pattern of public streets.

Engineering of stormwater facilities was not part of the scope 
for this neighborhood design process.  One or two lots within 
Alternative B/C may be needed for stormwater facilities.  Green 
streets and low impact development practices are recommended 
in order to reduce water-related impacts and the land area 
required for detention basins.

•

•

•

Figure 16 - Alternative B/C Perspective View
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F. A high level of neighborhood and citizen involvement.

Th is project included signifi cant involvement from project area 
owners and neighbors.  Well over 120 individuals attended all 
three workshops.   Further description of neighborhood and 
citizen involvement is described in Sections I and III of this report 
as well as in appendixes 2, 3, and 4.  

At the outset of the project, it was hoped that the large public 
involvement eff ort would result in a consensus plan with 
widespread support.  However, generally speaking, neighbors and 
citizens did not support Alternative B/C.  And although there 
was some neighborhood support for Alternative A, this alternative 
did not achieve the project goals.  Conversely, the AKS Plan is 
not supported by the City or neighbors.  Th e recommended plan 
responds to as many of the comments as possible and strikes a 
carefully considered balance between Alternative A and the AKS 
Plan.   

•

•

As noted in the transportation analysis, the City’s requirements 
for sight distance are not achieved at the intersection of the 
proposed southern access and Murdock Road.  However, the 
relocation of this intersection (as shown in Alternative B) was 
strongly opposed by all participants.  More site specifi c mapping 
is recommended to determine the degree of the sight distance 
problem.  It is likely that modifi cations to the alignment of 
Murdock Road will be needed, as described in the DKS report 
(appendix 2-d).

Alternative B/C includes a  1-acre hilltop park.  Th e park is 
recommended because of its unique location and value as a shared 
amenity for the neighborhood.  It is relatively close to Murdock 
Park to the west, but would provide passive park use and an 
alternative to having to cross Murdock Road to visit a local park.  
Th is park needs to be coordinated with the City’s Park Master 
Plan.  An alternative (not recommended) would be to reduce the 
space to about 0.25 acre and design it as a small viewpoint. 

E. Implementing strategies including map and text amendments 
for the City to adopt.

Implementing land use procedures and standards will be prepared 
by the City.

Alternative B/C follows existing ownership boundaries as closely 
as the overall layout would allow.  Th is increases the potential for 
the individual properties to be phased in over time and have the 
neighborhood “knit together” according to the plan.

•

•

•

•

Figure 17 - Alternative B/C Illustrated View of Park
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Appendix
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Appendix 4-b

Th e entries in the above columns (numbered 1 - 13) represent the 13 feedback forms returned with the “survey” portion completed from Open 
House #3.  Th e numbers within the columns are the priority ranking from each respondent to each of the issues on the left (one through fi ve - with 
fi ve as the most important).  Th e Mean column is the average rank of each master plan issue, followed with the highest  (Max) and lowest (Min) 
ranking for each issue.  
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