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PROPOSAL: The applicant is proposing a 28-lot single-family detached residential
subdivision on a 10.47-acre site. The subject site is located in the City of Sherwood
within the Brookman Road Concept Plan area and is zoned Medium Density Residential
Low (MDRL). The proposed lot sizes range from 4,722 SF to 8,135 SF with an average
lot size of 5,914 SF. The applicant is proposing to preserve approximately 203,158 SF
(4.66 acres) of open space including the Cedar Creek vegetated corridor, wetlands, and
floodplain. A new community trail will be constructed along the north side of the creek
and provide a pedestrian connection to SW Brookman Road. Street improvements will
include a through connection and complete street improvements to SW Wapato Lake
Drive (local street) and 1/4 street improvements to SW Trillium Lane (local street).

BACKGROUND

A. Applicant: Riverside Homes, Niki Munson
17933 NW Evergreen Place, Suite 300
Beaverton, OR 97006

owner: Linda and Richard Scott
17433 SW Brookman Road
Sherwood, OR 97140

B. Location: 17433 SW Brookman Road (TL 351060000104). The property
is located at the northeast corner of SW Brookman Road and SW Oberst

Road.
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C. Zoning: The property is zoned Medium Density Residential Low (MDRL)
which allows single-family, two-family, manufactured housing and other
related residential uses with a density of 5.6 to 6.8 dwelling units peracre.

D. Review Type: Type lll Subdivision. Subdivision applications that propose
between 11 — 50 lots are processed as a Type Il application per SZCDC §
16.72.010(A)(3)(c). The Type Il Hearing Authority is the Hearings Officer
and the Appeal Authority is the Planning Commission.

E. Review Criteria: SZCDC § 16.12 - Residential Land Use Districts;
Chapter 16.58 - Clear Vision and Fence Standards; Chapter 16.72 -
Procedures for Processing Development Permits; Chapter 16.92 —
Landscaping; Chapter 16.94 - Off-Street Parking and Loading; Chapter
16.96 - On-Site Circulation; Chapter 16.98 - On-Site Storage; Chapter
16.104 - General Provisions; Chapter 16.106 - Transportation Facilities;
Chapter 16.108 - Improvement Plan Review; Chapter 16.110 - Sanitary
Sewers; Chapter 16.112 - Water Supply; Chapter 16.114 - Storm Water,
Chapter 16.116 - Fire Protection; Chapter 16.118 - Public and Private
Utilities; Chapter 16.120 — Subdivisions; Chapter 16.128 - Land Division
Design Standards; Chapter 16.134 - Floodplain (FP) Overlay; Chapter
16.142 - Parks, Trees and Open Space; Chapter 16.144 - Wetland,
Habitat and Natural Areas; Chapter 16.156 - Energy Conservation

F. Public Notice: Notice of the application was provided in accordance with
SZCDC § 16.72.020 for a Type Il application as follows: notice was
distributed in five locations throughout the City and posted on the site on
July 9, 2020, notice was mailed to property owners within 1,000 feet on
July 9, 2020, and notice was published in local newspaper (Tigard Times)
on July 16 and July 23, 2020.

G. History and Background: The subiject site is part of the Brookman
Addition Concept Plan area which is located adjacent to the southern
boundary of the City of Sherwood north of Brookman Rd. The Brookman
Addition was brought into the Sherwood Urban Growth Boundary in 2002
via Metro Ordinance 02-0969B to provide for needed residential land. In
June 2009 the City approved the concept plan and associated
implementing Comprehensive Plan and Map Amendments via Ordinance
09-004. In 2017, the subject property and seven (7) other parcels totaling
92.30 acres were annexed into the City of Sherwood via Ordinance 2017-
002.

H. Existing Site Characteristics: The site currently contains a single-family
home and several outbuildings. A packed dirt driveway provides access
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into the site from SW Brookman Road. Cedar Creek intersects the
southeast corner of the site and is surrounded by forested riparian
vegetation and wetlands. The northwest corner of the site contains the
existing home and a maintained open grassy area. The site is generally
flat within the grassy area but begins to slope down from northwest to
southeast as it approaches Cedar Creek.

I. Surrounding Land Uses: SW Brookman Road runs along the site’s
southern boundary and forms the edge of the Urban Growth Boundary.
The land south of Brookman Road is in unincorporated Washington
County and typically consists of rural land uses and single-family homes
on large lots. The property immediately south of the subject property is
zoned Agricultural & Forest 20. The adjacent parcels to the north, east,
and west have been annexed into the City of Sherwood and hold the
same zoning classification as the subject site (MDRL). To the north and
west, the proposed Middlebrook Subdivision (SUB 18-02) was recently
approved by the City for 145 new residential lots. To the east, the Reserve
at Cedar Creek (SUB 19-02) development was also recently approved by
the City for 59 new residential lots (see Exhibit A15 — Sheet P11).

J. Redional Planning: The City of Sherwood is within the Metropolitan
Service District (Metro) which provides a variety regional services
including but not limited to solid waste disposal facilities, cultural and
entertainment facilities, park and open space facilities, and regional land
use and transportation planning. The City of Sherwood is also located in
the Clean Water Services (CWS) jurisdictional boundary which provides
stormwater and wastewater services. The subject site has not been
annexed into Metro or CWS service boundaries and is required as a
condition of approval.

RECOMMENDED CONDITION OF APPROVAL B20: Prior to final plat
approval, the parcel shall annex into the Metro Service District.

Note: A Condition of Approval requiring annexation to CWS is provided
under the applicable section below.

LU 2020-005 Staff Report 3



Il. AFFECTED AGENCY AND PUBLIC COMMENTS

A. Notice of the application was sent to affected agencies via email on June
29, 2020. The following responses were received:

1.

City of Sherwood Engineering Department provided comments dated
July 23, 2020 with amendments (Exhibit B1). The comments address
traffic and transportation, public utilities, and other engineering
requirements. The comments and Conditions of Approval are
incorporated throughout the report under each applicable code section.

. Washington County Land Use and Transportation provided comments

dated July 16, 2020 with amendments (Exhibit B2). The comments
address transportation requirements for SW Brookman Road which is
under County jurisdiction. The applicant is required to close the
existing access on the roadway, install street pavement tapers to
provide a transition to the adjacent street widths, and construct the
community trail and other improvements to County standards.

Oregon Department of Transportation (ODOT) Region 1 provided
comments dated July 16, 2020 (Exhibit B3). The comments address
impacts to the intersection of OR 99W & SW Brookman Rd which is
located in the Region 1 boundary. The City’s Transportation System
Plan identifies signalization of the intersection as a future project in
order to address capacity deficiencies. ODOT recommends the
applicant contribute a proportionate share contribution towards the
signalization.

ODOT Region 2 provided comments on the application (Exhibit B4) as
the intersection of OR 99W & SW Brookman Rd. is also located within
the Region 2 boundary. The comments address safety and operational
issues at the intersection and support the recommendation for a
proportionate share contribution towards the signalization project. The
same comments were issued for the Reserve at Cedar Creek
subdivision (SUB 19-02) and since the conditions have not changed,
they are also applicable to the current land use application.

Tualatin Valley Fire and Rescue provided comments during the
completeneness review process which are dated April 24, 2020
(Exhibit B5). The comments are in regard to fire hydrants, water
supply, and fire apparatus access. The applicant has revised the plans
in response to the comments and final compliance with the fire letter is
required as a condition of approval.

Clean Water Services provided a memorandum dated July 17, 2020
(Exhibit B6). The memorandum provides Conditions of Approvals
related to stormwater, erosion control, and protection of sensitive
habitat areas. The subject site is not currently within the CWS
jurisdictional boundary and annexation is required.
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7. Oregon Department of State Lands (DSL) provided preliminary
comments via email dated July 2, 2020 and full comments dated
August 7, 2020 (Exhibit B7). The comments indicate there are or may
be wetlands, waterways, and other water features on the site. The
proposed project may impact wetlands and may require a state
permit. A federal permit may also be required from the Army Corps of
Engineers. The applicant has completed an environmental
assessment for the site (Exhibit A7) that includes a wetland
delineation. DSL concurrence with the wetland report provided by the
applicant is required as condition of approval.

8. Pride Disposal Company — Pride Disposal provided comments dated
July 13, 2020 (Exhibit B8). Pride has reviewed the site plan and can
service the development as proposed. Each resident will be
responsible for placing their totes curbside on collection day.

9. Portland General Electric (PGE) provided comments via email dated
July 6, 2020 (Exhibit B9). Currently, a one phase service is provided
along SW Brookman Rd. but the system will be upgraded to three
phases with development of the Middlebrook Subdivision. The
comments indicate the developer is required to extend the three-phase
system east of SW Oberst Ln.

10. ODOT Outdoor Advertising Sign Program provided comments via
email dated July 6, 2020 (Exhibit B10). The comments state if there
are any signs that are on private property that will be visible from the
state highway, the requirements of ORS 377 will apply. The
requirements do not apply to standard street and traffic control signs.

11. The Tualatin River National Wildlife Refuge Complex provided
comments via email dated July 1, 2020 (Exhibit B11). The comments
state that long-term protection of Cedar Creek is an important goal that
the refuge would like to discuss with the City.

12. The following agencies acknowledged the application without comment
or expressing any issues or concerns: Sherwood Police Department
and Bonneville Power Administration.

B. Public Comments

1. As of the date of this report, no written public comments were received
on the application. City staff received one phone call regarding the
application from Leslie Kolb. Ms. Kolb notified staff that street access
into the Middlebrook Subdivision was originally intended to align with
SW Oberst Place and create a 4-way intersection. However, due to a
large tree being in the sight distance of the proposed intersection, the
street was moved towards the west to alleviate the issue. Ms. Kolb
stated that the subject tree is located on the site currently under review
and asked if the street would be re-aligned to SW Oberst Place as a
result of the proposed development. Although Ms. Kolb does not object
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to the proposal, she expressed concern that without any changes, SW
Oberst Place will need to be moved to the west at some point in the
future to align with SW White Oak Terrace.

. APPLICABLE CODE PROVISIONS
*** indicates text has been omitted because it is not applicable
DIVISION Il ADMINISTRATIVE PROCEDURES

Chapter 16.72 PROCEDURES FOR PROCESSING DEVELOPMENT PERMITS
16.72.10 - Generally
A. Classifications
Except for Final Development Plans for Planned Unit Developments,
which are reviewed per Section 16.40.030, all quasi-judicial
development permit applications and legislative land use actions
shall be classified as one of the following:
3. Type lll
The following quasi-judicial actions shall be subject to a Type
lll review process:
C. Subdivisions between 11—50 lots.

ANALYSIS: The application is proposing a 28-lot subdivision and is subject to a Type Il
guasi-judicial review process. The application has been processed according to the
Type Il noticing and review procedures as required under SZCDC § 16.72.

FINDING: This criterion is met.

DIVISION Il LAND USE & DEVELOPMENT

Chapter 16.12 RESIDENTIAL LAND USE DISTRICTS

16.12.010 - Purpose and Density Requirements

C. Medium Density Residential (MDRL)

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

ANALYSIS: The application is proposing a 28-lot single-family detached residential
subdivision at a density of approximately 6.01 dwelling units per acre. SZCDC § 16.10
defines density as the “number of dwelling units per net buildable acre”. Net buildable
acre means an area measuring 43,560 SF after excluding present and future rights-of-
way and environmentally constrained areas. Exhibit A14 provides a breakdown of the
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gross site area and net buildable acres for the subdivision which is summarized and
corrected below.

The applicant is proposing a total of 32,069 SF of open space in pocket parks and trails
throughout the subdivision, which is identified as “Public Parks or Trails” on the Net
Developable Area Exhibit (Exhibit A14). This area was removed from the gross site area
in calculating the net buildable area, however, SZCDC § 16.142.030(D) states that open
space areas shall remain in the net buildable area for purposes of calculating residential
density. The calculations also assume a gross site area of 10.37 acres; however, the
application form and tax map indicate the property is 10.47 acres. Therefore, the density
is calculated as shown below:

Gross site area 10.47 acres (456,073 SF)
Area removed* 5.80 acres (252,703 SF)
Net buildable site 4.66 acres (203,370 SF)
*Public ROW and environmentally constrained areas

Flood plain 3.59 acres (156,182 SF)

Vegetated Corridor outside FP 0.73 acres (31,958 SF)

Public Streets 1.18 acres (51,293)

Stormwater facility 0.30 acres (13,270 SF)

Total 5.80 acres (252,703)

28 lots / 4.66 acres = 6.01 units per acre
Density standards for the MDRL zone is 5.6 to 6.8 dwelling units per acre.

FINDING: The proposed density is 6.01 units per acre meets the standard of the MDRL
zone. This standard is met.

16.12.20 - Allowed Residential Land Uses

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

Uses (Residential) MDRL

Single-Family Attached or Detached Dwellings P

Whereas P = Permitted

ANALYSIS: The application proposes a 28-lot subdivision for the construction of single-
family detached dwellings.
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FINDING: This criterion is met.

16.12.30 - Residential Land Use Development Standards

A. Generally

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

B. Development Standards
Except as modified under Chapter 16.68 (Infill Development), Section
16.144.030 (Wetland, Habitat and  Natural Areas) Chapter
16.44 (Townhomes), or as otherwise provided, required minimum lot
areas, dimensions and setbacks shall be provided in the following

table.
C. Development Standards per Residential Zone

Development Standards by Residential Districtf MDRL 10% Reduction
Requested under
816.144.030.B.1

Minimum Lot area (in square feet)

Single-Family Detached 5,000 4,500

Minimum Lot width at front property line 25 feet -

Minimum Lot width at building line; Single-Family| 50 feet 45 feet

Lot Depth 80 feet -

Maximum Height (in feet) 30 or 2 stories| -

Front yard 14 feet -

Face of garage 20 feet -

Interior side yard; Single-Family Detached 5 feet -

Corner lot street side; Single Family or Two | 15 feet -

Rear yard: 20 feet -

ANALYSIS: The property is zoned MDRL and is subject to the dimensional standards
shown in the table above. The applicant is requesting a 10% reduction to the minimum
lot area and minimum lot width at building line standards as allowed under SZCDC §
16.144.030. As shown on the preliminary plat and discussed in this report, all lots meet
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or are conditioned to meet the development standards of the district. Lots 25 and 28 are
irregular shaped lots and warrant additional discussion which is provided below.

Lots 25 and 28 general discussion - the proposed street and lot layout of the subdivision
is influenced by Cedar Creek to the south/east and the required alignment of SW
Wapato Lake Drive as it transects the property to align with the Middlebrook Subdivision
in the northeast. As proposed the subdivision conforms the natural features and
topography of the site while providing the required connection of SW Wapato Lake. This
has resulted in irregular shaped lots (Lots 25 and 28) where the buildable land on the
south side of the street is reduced by the presence of natural features.

The applicant is proposing to provide access to Lots 25 and 28 via private tracts (Tracts
C & D) in order to provide street frontage along the northeast property lines and orient
the front yards and homes towards this property line. The applicant’s narrative states
the lots are required to be oriented with their front towards the northeast in order to
obtain the required lot depth of 80 ft. Under this orientation, the southwest property lines
would serve as the rear lines, and the two lot lines roughly parallel to the street would
serve as side lot lines. Based on staff analysis, Lot 25 does not require Tract D or a
front orientation towards the northeast property line in order to meet the depth
requirement. In support of removing the tract, SZCDC § 16.128.030(D) requires side lot
lines to run at right angles to the street upon which the lot faces as far as practicable. It
is practicable for Lot 25 to meet this standard without the use of Tract D and is the
preferred orientation based on the land division standards. Lot 28 is further constrained
by the alignment of SW Wapato Lake Drive and warrants the use of a private tract in
order to obtain adequate lot depth.

Lot 25 details — Lot depth is defined as “The average horizontal distance between the
front and rear lot lines measured in the direction of the side lot lines.” When applied to
the Lot 25 the two side lot lines measure 71 ft. and 108 ft. for an average of 89.5 ft.
Therefore Lot 25 can meet lot size and dimensional requirements without utilizing a
private tract as shown below:

Lot 25 with front lot line
Lot Dimensional Standards MDRL Zone abutting SW Wapato Lake
Drive
Minimum Lot area 5,000 SF 7,953 SF
Minimum Lot width at front property line 25 feet o8 ft.
Minimum Lot width at building line; 50 feet ~ 100 ft.
Lot Depth 80 feet 82 ft. (avg length of two side
lot lines)
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Lot 28 details — the development constraints are greater in regard to Lot 28 because of
the proximity of SW Wapato Lake Drive to the riparian corner at the northeast corner of
the site. The buildable land remaining for Lot 28 is oriented from southwest to northeast
and does not allow a lot depth of 80 ft. unless the front lot is oriented to face Tract C
and the northeast lot line. When oriented in this direction the lot meets the dimensional
standards as shown below:

Lot 28 with the northeast lot

Lot Dimensional Standards MDRL Zone . : .
line serving as front lot line

Minimum Lot area 5,000 SF 6,102
Minimum Lot width at front property line 25 feet 32 ft.
Minimum Lot width at building line; 50 feet 50 ft.
Lot Depth 80 feet ~110 ft.

Under this orientation the side of the house will face the public street. Side facades
generally have less architectural detail than front facades and staff recommends a
condition of approval to improve the appearance of the wall facing the public street. The
condition will address the adverse impact that a blank or plain side wall would create
when viewed from the surrounding public realm and street.

Although two irregular shaped lots will be created as part of the subdivision, the design
allows the development to meet habitat protection requirements and utilize the creek as
an open space resource for the overall community. Each lot meets the dimensional
standard as described above and as shown on the preliminary plat. While providing
private tracts to a lot for the sole purpose of changing the lot orientation is generally not
advised, the unique site constraints warrant this approach for Lot 28.

FINDING: These standards are met as conditioned below.

RECOMMENDED CONDITION OF APPROVAL B1: Prior to final plat approval, remove
Tract D from the plat and adjust the lot shape and dimensions accordingly.

RECOMMENDED CONDITION OF APPROVAL F1: Prior to issuance of building
permits for Lot 25, a plot plan shall be submitted that identifies the lot line abutting the
public street as the front lot line. The plot plan shall show the front, rear, and side
setbacks meet the requirements of the MDRL zone, unless a variance is approved that
allows otherwise.

RECOMMENDED CONDITION OF APPROVAL F2: Prior to issuance of building
permits for Lot 28, submit elevation plans that demonstrate the public street facing
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facade meets or exceeds the level of architectural detail provided in the “Enhanced
Elevation” drawing shown in Exhibit C1. The actual architectural features provided may
differ from the elevation shown in the exhibit but shall be provided at the quantity shown
in the plans.

RECOMMENDED CONDITION OF APPROVAL F3: Prior to issuance of building
permits, submit plot plans and building plans showing the structures meet the
development standards requirements of the MDRL zone.

16.12.040 - Community Design

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

FINDING: The application meets or is conditioned to meet all applicable community
design standards as described in this report. This criterion is met.

16.12.050 - Flood Plain
Except as otherwise provided, Section 16.134.020 shall apply.

FINDING: A portion of the subject site is located within a base flood zone as defined in
SZCDC § 16.134.020. SZCDC § 16.134.020 applies to this application and is
addressed below.

16.58.10 Clear Vision Areas

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

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

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

1. In all zones, the minimum distance shall be twenty (20) feet.

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

3. Where no setbacks are required, buildings may be constructed

within the clear vision area.

ANALYSIS: The plans submitted by the applicant do not show clear vision areas as
required by this section. Clear vision areas are required at the following locations:

- Intersection of SW Wapato Lake Drive and SW Trillium Lane
FINDING: These standards are met as conditioned below.

RECOMMENDED CONDITION OF APPROVAL B2: Prior to Final Approval of Plat,
show clear vision easements on all corner lots fronting public streets. The clear vision
easement shall be to the City of Sherwood and conform with SZCDC § 16.58.010.

RECOMMENDED CONDITION OF APPROVAL B3: Prior to final plat approval, revise
the Preliminary Street Tree & Open Space Planting Plan (Exhibit A15 — Sheet L1) to
provide landscaping in accordance with the clear vision requirements of SZCDC 8§
16.58.010(C).

Chapter 16.60 - YARD REQUIREMENTS

16.60.010 - Through Lots

On athrough lot the front yard requirements of the zone in which such alot is
located shall apply to the street frontage where the lot receives vehicle access;
except where access is from an alley, the front yard requirements shall apply to
the street opposite the alley.

ANALYSIS: No through lots are proposed as part of the subdivision.
FINDING: This standard does not apply.

16.60.20 - Corner Lots
On a corner lot, or areversed corner lot of a block oblong in shape, the short
street side may be used as the front of the lot provided:
A. The front yard setback shall not be less than twenty-five (25) feet;
except where otherwise allowed by the applicable zoning district and
subject to vision clearance requirements.
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B. The side yard requirements on the long street side shall conform to
the front yard requirement of the zone in which the building is
located.

ANALYSIS: As shown in the preliminary plat, no corner lots are proposed. A pocket
park is proposed at the only intersection that will be created as part of the subdivision
(SW Wapato Lake Drive and SW Trillium Lane).

FINDING: This standard is not applicable.

16.60.30 - Yards

A. Except for landscaping, every part of a required yard (also referred to
as minimum setback) shall be open and unobstructed from its lowest
point to the sky, except that architectural features such as awnings,
fire escapes, open stairways, chimneys, or accessory structures
permitted in accordance with Chapter 16.50 (Accessory Structures)
may be permitted when so placed as not to obstruct light and
ventilation.

B. Where a side or rear yard is not required, and a primary structure is
not erected directly on the property line, a primary structure mustbe
set back at least three (3) feet.

ANALYSIS: Yard requirements are reviewed and approved as part of the building
permits for each lot.

FINDING: This standard will be met.

16.60.40 - Lot Sizes and Dimensions
A. If a lot or parcel, or the aggregate of contiguous lots or parcels,
recorded or platted prior to the effective date of this Code, has an
area or dimension which does not meet the requirements of this
Code, the lot or aggregate lots may be put to a use permitted
outright, subject to the other requirements of the zone in which the
property is located.
B. Exceptions
1. Residential uses are limited to a single-family dwelling, or to
the number of dwelling units consistent with the density
requirements of the zone. However, a dwelling cannot be built
on a lot with less area than thirty-two hundred (3,200) square
feet, except as provided in Chapter 16.68.
2. Yard requirements of the underlying zone may be modified for
infill developments as provided in Chapter 16.68 (Infill
Development).
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ANALYSIS: The proposal is for a new residential subdivision on a 10.47-acre site.
Exceptions to the lot sizes are not requested under this section.

FINDING: These standards do not apply.

DIVISION VII LAND DIVISION, SUBDIVISIONS, PARTITIONS...

Chapter 16.120 - SUBDIVISIONS

16.120.010 - Purpose

Subdivision regulations are intended to promote the public health, safety and
general welfare; lessen traffic congestion; provide adequate light and air; prevent
overcrowding of land; and facilitate adequate water supply, sewage and drainage.

16.120.20 - General Subdivision Provisions
A. Approval of a subdivision occurs through a two-step process: the

preliminary plat and the final plat.

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

2. The final plat shall reflect all conditions of approval of the
preliminary plat.

ANALYSIS: The applicant has submitted a preliminary plat application which is the
subject of this review. The final plat will be reviewed as a separate land use application
and shall reflect all of the conditions as required by this decision.

FINDING: This criterion will be met.

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

ANALYSIS: State regulations set forth in ORS Chapter 92 are implemented through the
City Municipal Code. The application meets or is conditioned to meet all applicable
sections of the code as described in this report.
FINDING: This criterion is met.

C. Future re-division

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

ANALYSIS: The proposal is for a 28-lot residential subdivision with an average lot size
of approximately 5,914 SF. No new large lots will be created with the exception of Tract
B Open Space which will be dedicated to the City. The proposal represents full land
division of the parent parcel and future re-division is not feasible under the current
zoning.

FINDING: This criterion is met.

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

ANALYSIS: As described above, the proposal represents full land division of the parent
parcel and future partitioning is not feasible under the current zoning.

FINDING: This criterion is met.
E. Lot averaging

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

regulations:

1. The average lot area for all lots is not less than allowed by the
underlying zoning district.

2. No lot created under this provision shall be less than 90 % of
the minimum lot size allowed in the underlying zoning district.

3. The maximum lot size cannot be greater than 10 % of the

minimum lot size.
ANALYSIS: The applicant is proposing to reduce the minimum lot size by utilizing the
exception standards allowed under SZCDC § 16.144.030(B)(1). Lot averaging utilizing
the standards above is not requested.
FINDING: This standard does not apply.
F. Required Setbacks

All required building setback lines as established by this Code, shall
be shown in the preliminary subdivision plat.
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ANALYSIS: The applicant has submitted a Conceptual Building Setback Plan (Exhibit
A15 — Sheet P4) that shows the proposed building setback for each home. Setbacks for
the MDRL zone are provided in SZCDC § 16.12.030(C). The front, side, and rear lot
lines are defined in SZCDC § 16.10. The setbacks conform to the requirements of the
code with the exceptions of Lots 8, 12, 25 as described below:

Lot 8 — the rear setback shown is less than 20 ft. from the rear property line.

Lot 12 — the north property line is shown as the rear property line on this triangular
shaped lot. However, SZCDC § 16.10.020, defines a rear lot line for triangular shaped
lots as “a line ten feet in length within the lot, parallel to and at a maximum distance
from the front lot line”. The rear building setback line shall be revised based on this
definition.

Lot 25 — as required by Condition of Approval F1, the public street will serve as the front
lot line for the parcel with the front yard abutting SW Wapato Lake Drive. The setbacks
shown on the Conceptual Building Setback Plan assume a different orientation and do
not meet the standards as shown. The revised setbacks will be reviewed by the City as
required by Condition of Approval F1 above.

FINDING: This criterion is met as conditioned below.

RECOMMENDED CONDITION OF APPROVAL F4: Prior to issuance of building
permits for Lot 8, a 20 ft. wide rear yard setback shall be shown on the plot plan.

RECOMMENDED CONDITION OF APPROVAL F5: Prior to issuance of building
permits for Lot 12, a rear yard setback shall be shown on the plot plan in conformance
with the requirements for “irregular and triangular lots” as described in SZCDC §
16.10.020.

G. Property Sales
No property shall be disposed of, transferred, or sold until required
subdivision approvals are obtained, pursuant to this Code.
ANALYSIS: The applicant’s narrative acknowledges that individual lots may not be
disposed of, transferred, or sold until the final plat application is approved and the final
subdivision plat is recorded.

FINDING: This criterion is met.

16.120.30 - Approval Procedure-Preliminary Plat
A. Approval Authority
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The approving authority for preliminary and final plats of
subdivisions shall be in accordance with Section 16.72.010 of
this Code.

a. A subdivision application for 4-10 lots will follow aType
Il review process.

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

C. A subdivision application for over 50 lots will follow a

Type IV review process.
Approval of subdivisions is required in accordance with this
Code before a plat for any such subdivision may be filed or
recorded with County. Appeals to a decision may be filed

pursuant to Chapter 16.76.

ANALYSIS: The proposal is for a 28-lot subdivision and is being processed as a Type
[l application as required above. The applicant’s narrative acknowledges approval from
the City is required prior to recording the plat with Washington County.

FINDING: These criteria are met.

B. Phased Development

1.

3.

The Approval Authority may approve a time schedule for
developing a subdivision in phases, but in no case shall the
actual construction time period for any phase be greater than
two years without reapplying for a preliminary plat.

The criteria for approving a phased subdivision review

proposal are:
a. The public facilities shall be scheduled to be
constructed in conjunction with or prior to each phase
to ensure provision of public facilities prior to building
occupancy,
b. The development and occupancy of any phase shall not
be dependent on the use of temporary public facilities:
(@D) For purposes of this subsection, a temporary
public facility is an interim facility not constructed
to the applicable City or district standard; and

2 The phased development shall not result in
requiring the City or other property owners to
construct public facilities that were required as a
part of the approval of the preliminary plat.

The application for phased development approval shall be

reviewed concurrently with the preliminary plat application
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and the decision may be appealed in the same manner as the
preliminary plat.

ANALYSIS: The applicant is not proposing to develop the site in phases.
FINDING: This criterion does not apply.

16.120.40 - Approval Criteria: Preliminary Plat
No preliminary plat shall be approved unless:
A. Streets and roads conform to plats approved for adjoining properties
as to widths, alignments, grades, and other standards, unless the
City determines that the public interest is served by modifying
streets or road patterns.

ANALYSIS: The surrounding properties to north, west, and east have received
preliminary plat approval for new residential subdivisions including SUB 18-02
Middlebrook and SUB 19-02 Reserve at Cedar Creek (Exhibit A15 — Sheet P11). As
shown on the plans, the proposed subdivision will extend SW Trillium Ln. and SW
Wapato Lake Dr. and conform to the previously approved preliminary plats in regard to
width, alignment, grade, and other standards. The proposed streets also conform
generally to Brookman Addition Concept Plan in regards to alignment and location
within the area.

FINDING: This criterion is met.

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

ANALYSIS: The applicant is proposing two private streets, Tracts C & D, which will
serve Lots 28 and 25, respectively. As required by Condition of Approval B1 above,
Tract D will be removed from the plat. The intended reservations and restrictions for
Tract C have not been addressed.

FINDING: This criterion is met as conditioned below.

RECOMMENDED CONDITION OF APPROVAL B4: Prior to final plat approval, provide
a Covenants, Conditions, & Restrictions (CC&R) document that describes the
reservations, restrictions, and maintenance responsibilities for Tract C. The final CC&Rs

shall be recorded with the final plat.

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

ANALYSIS: As described in this report, the proposal complies or is conditioned to
comply with all applicable standards and provisions of the Sherwood Zoning and
Community Development Code including Division Il Land Use & Development, Division
IV Planning Procedures, Division VI Public Infrastructure, and Division VIII
Environmental Resources. The property does not contain historic resources and is not
subject to Division IX Historic Resources.

FINDING: This criterion is met.

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

ANALYSIS: As described in the City of Sherwood Engineering comments (Exhibit B1)
and in the findings for Division VI Public Infrastructure below, there is adequate water,
sanitary sewer, and other public facilities to support the use of land proposed in the plat.

FINDING: This criterion is met.

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

ANALYSIS: The proposal represents full platting of the subject site and development of
additional contiguous property is not feasible.

FINDING: This criterion does not apply.

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

ANALYSIS: The proposal conforms to the approved development pattern and street
layout of the adjoining land to the north and west. The proposed subdivision will include
an extension of SW Trillium Lane and SW Wapato Lake Drive that will allow previously
approved subdivisions (SUB 18-02 and SUB 19-02) to develop in accordance with their
preliminary plats. The Cedar Creek corridor occupies the south and east portions of the
site and precludes any options for access or a continuation of development from the
subject site.

FINDING: This criterion is met.

LU 2020-005 Staff Report 19


https://library.municode.com/or/sherwood/codes/code_of_ordinances?nodeId=TIT16ZOCODECO_DIVVIILADISUPALOLIADMO_CH16.128LADIDEST

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

ANALYSIS: The applicant has submitted a Preliminary Tree Preservation and Removal
Plan (Exhibit A15 — Sheet P3) which is supported by an arborist report from Morgan
Holen & Associated (Exhibit A8). As described in SZCDC § 16.142.070 below, the
proposal complies or is conditioned to comply with the applicable tree protection
standards.

Note —Section 16.142.060 relates to street trees and is a typo. The correct section that
relates to tree and woodland inventories is Section 16.142.070.

FINDING: This criterion is met.

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

ANALYSIS: The Preliminary Plat (Exhibit A15 — Sheet P1) shows the proposed lot
numbers, setbacks, dedications, and easements.

FINDING: This criterion is met.

l. A minimum of five percent (5%) open space has been provided per
Section 16.44.010.B.8 (Townhome-Standards) or Section
16.142.030 (Parks, Open Spaces and Trees-Single-Family Residential
Subdivisions), if applicable.

ANALYSIS: The minimum 5% open space requirement for single-family residential
subdivisions has been met, as addressed in SZCDC § 16.142.030 below.

FINDING: This standard is met.

16.120.50 - Final Subdivision Plat
A. Procedure

1. Unless otherwise noted below, final subdivision approval
includes meeting all conditions from the land use approval,
review and approval by County, and the signature of the City's
designee on the mylar.

2. The subdivider shall submit the final plat, and all
supplementary information required by the Planning
Department or pursuant to this Code.

3. Upon approval of the final plat drawing, the applicant may
submit the mylar for final signature.
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4. All requirements for signature of the mylar shall be completed
within two (2) years of approval of the final plat.

Extensions

If the final plat is not approved within two (2) years, the preliminary

plat approval shall expire and a new plat must be submitted.

However, the City may, upon written request by the applicant, grant a

single extension up to one (1) year upon a written finding that the

facts upon which approval was based have not changed to an extent

sufficient to warrant refiling of the preliminary plat and that no other

development approval would be affected. For preliminary plat

approvals granted between January 1, 2007 and December 31, 2009,

the approval shall be extended until December 31, 2013.

Approval Criteria: Final Plat

ANALYSIS: The subject application is for preliminary plat approval. Final plat approval
is required within 2-years of the Notice of Decision.

FINDING: These criteria are met as conditioned below.

RECOMMENDED CONDITION OF APPROVAL A4: The preliminary plat approval is
valid for two years from the date of the Notice of Decision. The final plat shall be
approved by the City within two years of Notice of Decision, unless an extension is
granted by the City prior to the two-year deadline.

16.120.60
A.

16.120.70

- Improvement Agreement

Subdivision Agreement

The subdivider shall either install required improvements and repair
existing streets and other public facilities damaged in the
development of the subdivision pursuant to the Division VI, or
execute and file with the City an agreement specifying the period
within which all required improvements and repairs shall be
completed, and providing that if such work is not completed within
the period specified, the City may complete the same and recover the
full cost and expense thereof from the subdivider. Such agreement
may also provide for the construction of the improvements in stages.
Performance Security

The subdivider is required to provide monetary assurance of full and
faithful performance in the form of a bond, cash, or other security
acceptable to the City in an amount equal to one hundred twenty-five
percent (125%) of the estimated cost of the improvements.

- Bond
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A. Performance guarantee required. As required by Section 16.120.060,
the subdivider shall file with the agreement an assurance of
performance supported by one of the following:

1.

A surety bond executed by a surety company authorized to
transact business in the state of Oregon which remains in
force until the surety company is notified by the City in writing
that it may be terminated or cash.

Determination of sum. The assurance of performance shall be
for a sum determined by the City Engineer as required to cover
the cost of the improvements and repairs, including related
engineering and incidental expenses.

Itemized improvement estimate. The subdivider shall furnish
to the City Engineer an itemized improvement estimate,
certified by a registered civil engineer, to assist the City
Engineer in calculating the amount of the performance
assurance.

When subdivider fails to perform. In the event the subdivider
fails to carry out all provisions of the agreement and the City
has un-reimbursed costs or expenses resulting from such
failure, the City shall call on the bond, cash deposit for
reimbursement.

Termination of performance guarantee. The subdivider shall
not cause termination of nor allow expiration of said guarantee
without having first secured written authorization from the
City.

ANALYSIS: The proposal includes new public improvements and the applicant is
required to enter into an Improvement Agreement with the City as described above.

FINDING: These criteria are met as conditioned below.

RECOMMENDED CONDITION OF APPROVAL C1: Prior to Issuance of an
Engineering Compliance Agreement, final engineering plan approval by the Engineering
Department is required, performance and payment bonds and insurance riders must be
submitted to the City.

*k%k
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Chapter 16.128 - LAND DIVISION DESIGN STANDARDS
16.128.10 - Blocks
A. Connectivity
1. Block Size
The length, width, and shape of blocks shall be designed to
provide adequate building sites for the uses proposed, and for
convenient access, circulation, traffic control and safety.

ANALYSIS: A partial street block was approved as part of the Middlebrook Subdivision
(SUB 18-02), bounded SW White Oak Terrace to the west, SW Trillium Lane to the
north, and SW Wapato Lake Drive to the south (see Exhibit A15 — Sheet P11). The
remaining block to the east is being platted as part of this subdivision proposal.

The proposed layout will complete the block by extending SW Trillium Lane and SW
Wapato Lake Drive towards the east until they connect at the northeast corner of the
site. A new north-south street connection is not proposed due to the location of Cedar
Creek on the site. The lots within the interior of the block are capable of supporting
single-family homes as shown on the Conceptual Building Setback Plan (Exhibit A15 —
Sheet P4).

SW Wapato Lake Drive and the lots on the south side of the street are adjacent to the
Cedar Creek corridor and are located to conform to the alignment of the creek. All lots
proposed on the south side of SW Wapato Lake Drive are also capable of supporting a
single-family home, as shown on the Conceptual Building Setback Plan (Exhibit A15 —
Sheet P4). Lots 25 and 28 are irregular shaped lots but are capable of providing
supporting a building on the site. Conditions have been placed on the lots to ensure
proper orientation and design of the homes.

FINDING: This standard is met.

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

ANALYSIS: As described above, the proposal will complete the eastern portion of a
new triangular shaped block bounded by SW White Oak Terrace to the west, SW
Trillium Lane to the north, and SW Wapato Lake Drive to the south and east. The
applicant’s narrative indicates that when the block length is measured by taking the
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east-west and then north-south distance of SW Wapato Lake Drive, the block length
and width are 506 ft. and 239 ft., respectively. However, this measurement does not
account for the approved street and lots to the west which are part of the same block
and were approved as part of the Middlebrook Subdivision. When accounting for the
western portion of the block, the proposed east-west street length is approximately 850
ft. along SW Trillium Lane.

SZCDC § 16.106.020(E) allows modifications to the standards for certain transportation
facilities including street and block length. A design modification to the street length
standard has been granted under SZCDC § 16.106.020(E) and is addressed below.
FINDING: This standard is met as described in SZCDC § 16.106.020(E).
3. Pedestrian and Bicycle Connectivity. Paved bike and
pedestrian accessways shall be provided on public easements

or right-of-way consistent with Figure 7.401.

Figure 7.401 — Block Connectivity

Standard Blocks

"
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ANALYSIS: The applicant is proposing a continuous pedestrian and bicycle system
including streets, sidewalks, and trails as shown in Exhibit A15 — Sheet P7. New
sidewalks are proposed along all public streets and a new community trail is proposed
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along the north side of Cedar Creek. In accordance with the figure above, a north-south
pedestrian pathway is proposed between SW Trillium Lane and SW Wapato Lake Drive
in order to reduce the length of the pedestrian block where a full street connection is not
feasible. The pedestrian pathway will run north-south between lots 6-7 and 14-15 and
align with mid-block pedestrian pathway approved as part of the Middlebrook
Subdivision (between lots 123-124 and 134-135).

FINDING: This standard is met.

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

ANALYSIS: The development proposal will require an extension of public main line
utilities throughout the site including sanitary sewer, storm sewer, water, and franchise
utilities. The applicant’s narrative indicates utility mains can be located within the
dedicated rights-of-way adjacent to individual lots. An 8 ft. wide public utility easement
(PUE) is also proposed along the frontage of each lot to accommodate franchise
utilities. The PUE easement is shown but not labeled on the preliminary plat (Exhibit
Al5 — Sheet P1).

The Brookman Sewer Trunk Line is proposed to align with the new Community Trail that
is proposed along the north side of Cedar Creek. The trunk line is being constructed by
the developer of Middlebrook Subdivision and is being reviewed and approved separate
from this application, however, an easement over the subject property is required to
accommodate the line. A condition of approval is included in the public facilities chapter
below.

FINDING: This standard is met as required by Condition of Approval G10.

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

ANALYSIS: The subdivision is traversed by Cedar Creek and its associated riparian
areas and floodplain which are a significant water drainage way. The applicant has
provided a Conceptual Open Space Plan (Exhibit A15 — Sheet P5) which proposes to
locate the Cedar Creek floodplain, CWS Vegetated Corridor, and associated wetlands
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in Tract B. With the exception of the community trail and pocket park at the northeast
corner, the City of Sherwood will accept ownership and maintenance of Tract B. A
stormwater drainage easement to Clean Water Services is required to ensure access
for public utilities. Condition of Approval related to dedications and easement are
included in the open space section below.

FINDING: This standard is met as conditioned below.

RECOMMENDED CONDITION OF APPROVAL B5: Prior to final plat approval, provide
a draft statutory warranty deed to the City that dedicates Tract B Open Space to the City
of Sherwood. The final tract shall not include the pocket park at the northeast corner of
the site. The final deed shall be recorded with the final plat.

16.128.020 - Pedestrian and Bicycle Ways

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

ANALYSIS: As described above, the applicant is proposing a mid-block pedestrian
pathway to connect SW Trillium Lane to SW Wapato Lane and provide adequate
circulation for a block that exceeds standard length.

FINDING: This standard is met.

16.128.30 - Lots
A. Size and Shape

Lot size, width, shape, and orientation shall be appropriate for the

location and topography of the subdivision or partition, and shall

comply with applicable zoning district requirements, with the

following exception:

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

ANALYSIS: The lots proposed within the subdivision have been designed to conform
the adjacent natural features and topography of the site and reduce impacts to sensitive
areas. Although this approach has led to irregular shaped lots (Lots 25 and 28), it also
allows the development to meet habitat protection requirements and utilize the creek as
a resource for the overall community. As described in this report, all of the proposed lots
meet or are conditioned to meet the lot size and shape requirements.

The specific lot size and width requirements are located in SZCDC § 16.12.030(C) and
are addressed below. A 10% reduction is requested to the lot size regarding lot area as
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well as the lot width at the building line utilizing the exception standards of SZCDC §
16.144.030.

FINDING: This standard is met as discussed in this report.

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

ANALYSIS: As shown in the Preliminary Plat all lots in the subdivision abut a public
street.

FINDING: This standard is met.

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

ANALYSIS: As shown in the Preliminary Plat no double frontage or reverse frontage
lots are proposed.

FINDING: This standard is met.

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

ANALYSIS: As shown in the Preliminary Plat side lot lines run at right angles to the
street with the exception of Lots 25 and 28. As discussed above, staff is recommending
Condition of Approval B1 to remove the Tract D from Lot 25 and utilize the public street
line as the front lot line. The condition is supported the findings in this section.

Lot 25 meets all the dimensional standards of the MDRL zone with front lot line along
SW Wapato Lake Drive. Under this orientation, the side lot lines run at right angles to
the public street as required by this standard. Under the applicant’s proposal, the
southeast property line would be deemed a “side lot line” but it would not run at a right
angle to a street. Staff finds that it is practicable for Lot 25 to meet the side lot line
standards without the use of Tract D.
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Lot 28 does not meet the depth requirements with the side lot lines running at right
angles to a public street. The applicant has proposed an alternative orientation that
provides adequate lot depth while providing side lot lines at right angles to the street to
the extent practicable.

FINDING: The standard is met by Condition of Approval B1. If Condition of Approval B1
is not applied, Lot 25 does not meet the standard above.

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

exceptions:

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

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

foot vertically.

ANALYSIS: The Preliminary Grading and Erosion Control Plan (Exhibit A15 — Sheet
P6) shows the proposed grade of the site and individual lots which do not exceed these
standards. Final grade of the site and individual building lots will be reviewed through
site grading and building permits.

FINDING: This standard is met.

DIVISION V COMMUNITY DESIGN

Chapter 16.92 — LANDSCAPING

16.92.010-Landscaping Plan Required

All proposed developments for which a site plan is required pursuant to Section
16.90.020 shall submit a landscaping plan that meets the standards of this
Chapter. All areas not occupied by structures, paved roadways, walkways, or
patios shall be landscaped or maintained according to an approved site plan.

ANALYSIS: The proposal is for a residential subdivision, which does not require Site
Plan review pursuant to SZCDC § 16.90.020. The sections of this chapter which pertain
to Site Plan review are omitted. The sections applicable to subdivisions (e.g. open
space landscaping) are addressed below.

FINDING: This criterion is met.

16.92.20 Landscaping Materials
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A. Type of Landscaping
Required landscaped areas shall include an appropriate combination
of native evergreen or deciduous trees and shrubs, evergreen
ground cover, and perennial plantings. Trees to be planted in or
adjacent to public rights-of-way shall meet the requirements of this
Chapter. Plants may be selected from the City's "Suggested Plant
Lists for Required Landscaping Manual" or suitable for the Pacific
Northwest climate and verified by a landscape architect or certified
landscape professional.
1. Ground Cover Plants

a. All of the landscape that is not planted with trees and
shrubs must be planted in ground cover plants, which
may include grasses. Mulch is not a substitute for
ground cover, but is allowed in addition to the ground
cover plants.

b. Ground cover plants other than grasses must be at least
the four-inch pot size and spaced at distances
appropriate for the plant species. Ground cover plants
must be planted at a density that will cover the entire
area within three (3) years from the time of planting.

2. Shrubs
a. All shrubs must be of sufficient size and number to be at
full growth within three (3) years of planting.
b. Shrubs must be at least the one-gallon container size at
the time of planting.
3. Trees
a. Trees at the time of planting must be fully branched and

must be a minimum of two (2) caliper inches and at least
six (6) feet in height.

b. Existing trees may be used to meet the standards of this
chapter, as described in Section 16.92.020.C.2.
B. Plant Material Selection and Preparation
1. Required landscaping materials shall be established and

maintained in a healthy condition and of a size sufficient to
meet the intent of the approved landscaping plan.
Specifications shall be submitted showing that adequate
preparation of the topsoil and subsoil will be undertaken.

2. Landscape materials should be selected and sited to produce
a hardy and drought-resistant landscape area. Selection of the
plants should include consideration of soil type, and depth,
the amount of maintenance required, spacing, exposure to sun
and wind, the slope and contours of the site, and compatibility
with existing native vegetation preserved on the site.

LU 2020-005 Staff Report 29



ANALYSIS: The applicant has submitted a Preliminary Street Tree and Open Space
Planting Plan (Exhibit A15 — Sheet L1) that shows new landscaping will be provided in
the following areas:

- Perimeter of the community trail easement
- TractA
- The northern portion of Tract B

Exhibit A15 — Sheet L2 provides the size and species of the proposed plantings in
accordance with the standards above. A detailed planting plan showing the location and
guantity of plantings within the landscaped areas has not been provided.

Additional plantings will be provided in the Vegetated Corridor as required by CWS
standards which are outside the purview of this section.

FINDING: These standards are met as conditioned below.

RECOMMENDED CONDITION OF APPROVAL B6: Prior to Final Plat Approval,
submit revised plans that provide the location and quantity of landscaped open space
areas in accordance with SZCDC 8§ 16.92.020. This condition does not apply to
landscaping required by CWS standards.

*k%k

6. Landscaping at Points of Access
When a private access-way intersects a public right-of-way or
when a property abuts the intersection of two (2) or more
public rights-of-way, landscaping shall be planted and
maintained so that minimum sight distances shall be
preserved pursuant to Section 16.58.010.

ANALYSIS: Landscaping shall be maintained within the clear vision areas in
accordance with SZCDC § 16.58.010, which is required by Condition of Approval B3.

FINDING: This standard is not met but can be satisfied by Condition of Approval B3.

7. Exceptions
a. For properties with an environmentally sensitive area
and/or trees or woodlands that merit protection per
Chapters 16.142 (Parks, Trees and Open Space) and
16.144 (Wetland, Habitat and Natural Areas) the
landscaping standards may be reduced, modified or
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"shifted" on-site where necessary in order to retain
existing vegetation that would otherwise be removed to
meet the above referenced landscaping requirements.

b. The maximum reduction in required landscaping buffer
permitted through this exception process shall be no
more than fifty (50) percent. The resulting landscaping
buffer after reduction may not be less than five (5) feet
in width unless otherwise permitted by the underlying
zone. Exceptions to the required landscaping may only
be permitted when reviewed as part of a land use action
application and do not require a separate variance
permit.

ANALYSIS: An exception or reduction to the landscaping standards is not required or

requested.

FINDING: This standard is not applicable.

C.

Screening of Mechanical Equipment, Outdoor Storage, Service and
Delivery Areas

All mechanical equipment, outdoor storage and manufacturing, and
service and delivery areas, shall be screened from view from all
public streets and any adjacent residential zones. If unfeasible to
fully screen due to policies and standards, the applicant shall make
efforts to minimize the visual impact of the mechanical equipment.

ANALYSIS: The proposal is for a residential subdivision and new mechanical, outdoor
storage, and service and delivery areas are not proposed at this time. Screening of
mechanical equipment for the new homes will be reviewed at time of building permits.

FINDING: This standard is met.

D.

Visual Corridors

Except as allowed by subsection 6. above, new developments shall
be required to establish landscaped visual corridors along Highway
99W and other arterial and collector streets, consistent with the
Natural Resources and Recreation Plan Map, Appendix C of the
Community Development Plan, Part Il, and the provisions of Chapter
16.142 ( Parks, Trees, and Open Space). Properties within the Old
Town Overlay are exempt from this standard.

ANALYSIS: The subject site has frontage along SW Brookman Road which is classified
as an arterial street in the City’s Transportation System Plan. The development is
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required to establish a 15 ft. wide landscaped visual corridor in accordance with SZCDC
§ 16.142.040.

FINDING: This criterion is addressed below under SZCDC § 16.142.040.

16.92.40 Installation and Maintenance Standards
A. Installation
All required landscaping must be in-ground, except when in raised
planters that are used to meet minimum Clean Water Services storm
water management requirements. Plant materials must be installed
to current nursery industry standards. Plant materials must be
properly supported to ensure survival. Support devices such as guy
wires or stakes must not interfere with vehicular or pedestrian
movement.
B. Maintenance and Mitigation of Landscaped Areas
1. Maintenance of existing non-invasive native vegetation is
encouraged within a development and required for portions of
the property not being developed.

2. All landscaping shall be maintained in a manner consistent
with the intent of the approved landscaping plan.
3. Any required landscaping trees removed must be replanted

consistent with the approved landscaping plan and comply
with § 16.142, (Parks, Trees and Open Space).

ANALYSIS: The applicant has provided installation and maintenance standards for the
open space landscaping in accordance with the standards above (Exhibit A15 — Sheets
L1 - L2).

FINDING: These standards are met as conditioned below.

RECOMMENDED CONDITION OF APPROVAL G1: Prior to Acceptance of the Public
Improvements, landscaping for the open space areas shall be installed to nursey
standards and in accordance with the approved landscaping plans.

C. Irrigation

The intent of this standard is to ensure that plants will survive the

critical establishment period when they are most vulnerable due to

lack of watering. All landscaped areas must provide an irrigation

system, as stated in Option 1, 2, or 3.

1. Option 1: A permanent built-in irrigation system with an
automatic controller installed.

2. Option 2: An irrigation system designed and certified by a
licensed landscape architect or other qualified professional as
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part of the landscape plan, which provides sufficient water to
ensure that the plants become established. The system does
not have to be permanent if the plants chosen can survive
independently once established.

3. Option 3: Irrigation by hand. If the applicant chooses this
option, an inspection will be required one (1) year after final
inspection to ensure that the landscaping has become
established.

ANALYSIS: The Preliminary Planting Legend (Exhibit A15 — Sheet L2) indicates that an
automatic underground sprinkler system will be designed and installed by the
contractor.

FINDING: This standard is met as conditioned below.

RECOMMENDED CONDITION OF APPROVAL G2: Prior to Acceptance of the Public
Improvements, all common landscaped areas must have an irrigation system in
accordance with SZCDC § 16.92.040(C).

Chapter 16.94 OFF-STREET PARKING AND LOADING
16.94.10 General Requirements
A. Off-Street Parking Required

No site shall be used for the parking of vehicles 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 the need for off-street parking or loading requirements
shall be unlawful 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.

ANALYSIS: The proposal is for a 28-lot single family detached residential subdivision.
SZCDC § 16.94.020 requires one (1) off street parking space per dwelling unit for single
family and two-family residences on a lot. The applicant is proposing a minimum of one
off-street parking space located on the private driveway of each lot. The applicant’s
narrative indicates an additional two off-street parking spaces will be provided in the
garage of each residence; however, garage space cannot be counted towards meeting
the off-street parking minimum per SZCDC § 16.94.010(E)(1). The proposal meets the
applicable sections of this chapter, as described below.

FINDING: This criterion is met.
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Deferral of Improvements

Off-street parking and loading spaces shall be completed prior to the
issuance of occupancy permits, unless the City determines that
weather conditions, lack of available surfacing materials, or other
circumstances beyond the control of the applicant make completion
impossible. In such circumstances, security equal to one hundred
twenty five (125) percent of the cost of the parking and loading area
is provided the City. "Security" may consist of a performance 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 one (1) year, the security may
be used by the City to complete the installation.

ANALYSIS: The application is for land use approval and does not include issuance of
building permits. Off-street parking will be provided at time of home construction on
individual lots.

FINDING: This standard is met as conditioned below.

RECOMMENDED CONDITION OF APPROVAL HZ1: Prior to occupancy of structures,
one off-street parking space per dwelling unit shall be provided.

*k%k

Prohibited Uses

Required parking, loading and maneuvering areas shall not be used
for long-term 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 served.

ANALYSIS: The applicant’s narrative states that no prohibited uses are proposed for
the off-street parking area.

FINDING: This criterion is met.

Location
1. Residential off-street parking spaces:
a. Shall be located on the same lot or development as the
residential use.
b. Shall not include garages or enclosed buildings with the

exception of a parking structure in multifamily
developments where three (3) or more spaces are not
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individually enclosed. (Example: Underground or multi-
level parking structures).

For other uses, required off-street parking spaces may include

adjacent on-street parking spaces, nearby public parking and

shared parking located within five hundred (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
entrance, following a sidewalk or other pedestrian route. The

right to use private off-site parking must be evidenced by a

recorded deed, lease, 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 the side or rear of buildings where
feasible.

a. All new development with forty (40) employees or more
shall include preferential spaces for carpool/vanpool
designation. Carpool and vanpool parking spaces shall
be located closer to the main employee entrance than all
other parking spaces with the exception of ADA parking
spaces. Carpool/vanpool spaces shall be clearly marked
as reserved for carpool/vanpool only.

b. Existing development may redevelop portions of
designated parking areas for multi-modal facilities
(transit shelters, park and ride, and bicycle parking),
subject to meeting all other applicable standards,
including minimum space standards.

ANALYSIS: Residential off-street parking spaces are required to be on the same lot as
the residential use and cannot include garages or structures unless part of a multi-family
development. The applicant is proposing a minimum of one off-street parking space to
be located in the driveway of each lot.

FINDING: These standards are met.

F.

Marking
All parking, loading or maneuvering areas shall be clearly marked
and painted. All interior drives and access aisles shall be clearly
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marked and signed to show the direction of flow and maintain
vehicular and pedestrian safety.

ANALYSIS: The off-street parking spaces will be located on the private driveway of
each lot and marking is not required.

FINDING: This standard does not apply.

G. Surface and Drainage

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

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

ANALYSIS: Private driveways will be installed during construction of each residential
lot. The applicant’s narrative indicates the driveways will be sloped away from the
garage in order to drain into the street which will then be conveyed and treated by the
proposed stormwater management system for the development.

FINDING: This standard is met.

H. Repairs
Parking and loading areas shall be kept clean and in good repair.
Breaks in paved surfaces shall be repaired. Broken or splintered
wheel stops shall be replaced. Painted parking space boundaries
and directional symbols shall be maintained in a readable condition.

ANALYSIS: Once constructed, driveways and parking space maintenance will be the
responsibility of individual property owners.

FINDING: This standard is met.

l. 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 single and two-family dwellings, and manufactured homes
on residential lots. The plan shall show but not be limited to:
1. Delineation of individual parking and loading spaces and
dimensions.
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2. Circulation areas necessary to serve parking and loading
spaces.

3. Location of accesses to streets, alleys and properties to be

served, and any curb cuts.

Landscaping as required by Chapter 16.92.

Grading and drainage facilities.

Signing and bumper guard specifications.

Bicycle parking facilities as specified in Section 16.94.020.C.

Parking lots more than one (1) acre in size shall provide street-

like features including curbs, sidewalks, and street trees or

planting strips.

© N gA

ANALYSIS: The proposal is for a single family residential subdivision and a parking
plan is not required.

FINDING: This section is not applicable.

J.

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 will
forward a recommendation to the City Council for a decision.
Structured parking and on-street parking are exempt from the
parking space maximums in Section 16.94.020.A.

ANALYSIS: The proposal is for a single family residential subdivision. The surrounding
property in all directions is zoned for residential uses and a parking district is not
proposed or required at this time. If parking becomes an issue in the future, the City
may implement a parking district plan at that time.

FINDING: This section is not applicable.

16.94.20 Off-Street Parking Standards

A.

Generally

Where square feet are specified, the area measured shall be the
gross building floor area primary to the functioning of the proposed
use. Where employees are specified, persons counted shall be those
working on the premises, including proprietors, during the largest
shift at peak season. Fractional space requirements shall be counted
as awhole space. The Review Authority may determine alternate off -
street parking and loading requirements for a use not specifically
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listed in this Section based upon the requirements of comparable
uses.

Table 1: Minimum and Maximum Parking Standards
(Metro spaces are based on 1 per 1,000 sq ft of gross leasable area)

Use Minimum Maximum Maximum
Parking Permitted Permitted
Standard Parking Zone A' | Parking Zone B?

Single, two-family and 1 per dwelling | None None

manufactured home on | unit

lot 3

31f the street on which the house has direct access does not permit on-street parking or
is less than twenty-eight (28) feet wide, two (2) off-street parking spaces are required per
single-family residential unit. (includes single-family detached or attached, two-family
dwelling or a manufactured home on an individual lot) If the abutting street is twenty-
eight (28) feet or wider, one (1) standard (9 ft. x 20 ft.) parking space is required.

ANALYSIS: The proposal is for a 28-lot single family residential subdivision. One (1)
off-street parking space is required per lot. The applicant is proposing one off-street
parking space per lot which will be located in the private driveway serving each
residence. Condition of Approval H1 above requires parking spaces to be installed prior
to occupancy of each residence. The width of the proposed local streets is 28 ft. wide
with on-street parking allowed. An additional off-street parking is not required per
footnote 3.

FINDING: This standard is met.

B. Dimensional and General Configuration Standards
1. Dimensions For the purpose of this Chapter, a "parking space"
means a stall nine (9) feet in width and twenty (20) feet in
length. Up to twenty five (25) percent 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.

ANALYSIS: The minimum garage setback is 20 ft. in the MDRL zone and will allow for
a minimum driveway length of 20 ft. on each lot. As required by SZCDC § 16.96.020
below, the minimum driveway width for single-family residential driveways is 10 ft.
Therefore, each private driveway will be a minimum of 20 ft. in length by 10 ft. wide.
FINDING: This standard is met.
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Chapter 16.96 - ONSITE CIRCULATION
16.92.10 - On-Site Pedestrian and Bicycle Circulation
A. Purpose

On-site facilities shall be provided that accommodate safe and
convenient pedestrian access within new subdivisions, multi-family
developments, planned unit developments, shopping centers and
commercial districts, and connecting to adjacent residential areas
and neighborhood activity centers within one-half mile of the
development. Neighborhood activity centers include but are not
limited to existing or planned schools, parks, shopping areas, transit
stops or employment centers. All new development, (except single-
family detached housing), shall provide a continuous system of
private pathways/sidewalks.

ANALYSIS: The proposal is for a subdivision and this section applies. As shown in the
Circulation and Future Development Plan (Exhibit A15 — Sheet P11), the subdivision will
provide continuous pathway system that provides safe and convenient to neighborhood
activity centers, namely the proposed park system. The pedestrian circulation system
has also been designed to connect to the pathway system on adjacent developments
including the Middlebrook (SUB 18-02) and Reserve at Cedar Creek (SUB 19-02)
subdivisions.

FINDING: This criterion is met.

B. Maintenance
No building permit or other City permit shall be issued until plans for
ingress, egress and circulation have been approved by the City. Any
change increasing any ingress, egress or circulation requirements,
shall be a violation of this Code unless additional facilities are
provided in accordance with this Chapter.

ANALYSIS: Pedestrian circulation plans are being reviewed and approved as part of
this application. Changes to the proposed circulation shall be in accordance with
chapter.
FINDING: This criterion is met.

C. Joint Access

Two (2) or more uses, structures, or parcels of land may utilize the
same ingress and egress when the combined ingress and egress of
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all uses, structures, or parcels of land satisfied the other
requirements of this Code, provided that satisfactory legal evidence
is presented to the City in the form of deeds, easements, leases, or
contracts to clearly establish the joint use.

ANALYSIS: Joint access to the individually platted lots is not proposed.
FINDING: This standard does not apply.

D. Connection to Streets

1. Except for joint access per this Section, all ingress and egress
to a use or parcel shall connect directly to a public street,
excepting alleyways with paved sidewalk.

2. Required private sidewalks shall extend from the ground floor
entrances or the ground floor landing of stairs, ramps or
elevators to the public sidewalk or curb of the public street
which provides required ingress and egress.

ANALYSIS: As shown in the Preliminary Plat, each lot will have access to a public
street. While Lot 28 will face a short private drive, the orientation does not preclude the
placement of a private pathway from the ground floor entrance to the public sidewalk.
The applicant’s narrative indicates a private pathway extend from the ground floor
entrance of each residence to the public sidewalk and will be installed with home
construction.

FINDING: This standard is met.

E. Maintenance of Required Improvements
Required ingress, egress and circulation improvements shall be kept
clean and in good repair.

ANALYSIS: The applicant’s narrative indicates that after construction, ingress and
egress improvements will be maintained by the individual homeowner adjacent to the
improvement or by another legal entity such as a homeowner’s association.

FINDING: This criterion is met.

F. Access to Major Roadways
Points of ingress or egress to and from Highway 99W and arterials
designated on the Transportation Plan Map, attached as Appendix C
of the Community Development Plan, Part Il, shall be limited as
follows:
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1. Single and two-family uses and manufactured homes on
individual residential lots developed after the effective date of
this Code shall not be granted permanent driveway ingress or
egress from Highway 99W and arterial roadways. If alternative
public access is not available at the time of development,
provisions shall be made for temporary access which shall be
discontinued upon the availability of alternative access.

2. Other private ingress or egress from Highway 99W and arterial
roadways shall be minimized. Where alternatives to Highway
99W or arterials exist or are proposed, any new or altered uses
developed after the effective date of this Code shall be
required to use the alternative ingress and egress.

3. All site plans for new development submitted to the City for
approval after the effective date of this Code shall show
ingress and egress from existing or planned local or collector
streets, consistent with the Transportation Plan Map and
Section VI of the Community Development Plan.

G. Service Drives
Service drives shall be provided pursuant to Section 16.94.030.

ANALYSIS: The site has frontage on SW Brookman Road which is classified as an
arterial street in the City’s Transportation System Plan. As shown on the Preliminary
Plat, all vehicle access to individual lots will be provided via local streets. Vehicle
access is not proposed from an arterial. Service drives are also not proposed.

FINDING: These standards are met.

16.96.20 Minimum - Residential standards

Minimum standards for private, on-site circulation improvements in residential

developments:

A. Driveways
1. Single-Family: One (1) driveway improved with hard surface

pavement with a minimum width of ten (10) feet, not to exceed
a grade of 14%. Permeable surfaces and planting strips
between driveway ramps are encouraged in order to reduce
stormwater runoff.

ANALYSIS: The applicant’s narrative indicates each lot is planned to have a paved
hard surface driveway which will be greater than 10 ft. in width and less than 14%
grade.

FINDING: This standard is met as conditioned below.
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RECOMMENDED CONDITION OF APPROVAL H2: Prior to the issuance of building
permits, the final design of each driveway shall be reviewed and approved by the City of
Sherwood.

*k%k

16.96.40 - On-Site Vehicle Circulation
A. Maintenance
No building permit or other City permit shall be issued until plans for
ingress, egress and circulation have been approved by the City. Any
change increasing any ingress, egress or circulation requirements,
shall be a violation of this Code unless additional facilities are
provided in accordance with this Chapter.

ANALYSIS: The proposed subdivision will be accessed from two new public streets,
SW Wapato Lake Drive and SW Trillium Lane. The local access is being reviewed and
approved as part of this application and will be reviewed in more detail through a public
improvement plan review by the City’s engineering department.

FINDING: This criterion is met.

B. Joint Access [See also Chapter 16.108]
Two (2) or more uses, structures, or parcels of land are strongly
encouraged to utilize jointly the same ingress and egress when the
combined ingress and egress of all uses, structures, or parcels of
land satisfy the other requirements of this Code, provided that
satisfactory legal evidence is presented to the City in the form of
deeds, easements, leases, or contracts to clearly establish the joint
use. In some cases, the City may require a joint access to improve
safety, vision clearance, site distance, and comply with access
spacing standards for the applicable street classification.

ANALYSIS: Joint access to private lots is not proposed. Each lot will have a single
access point from a public or private street.

FINDING: This standard is met.

C. Connection to Streets
1. Except for joint access per this Section, all ingress and egress
to a use or parcel shall connect directly to a public street,
excepting alleyways.
2. Required private sidewalks shall extend from the ground floor
entrances or the ground floor landing of stairs, ramps or
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elevators to the public sidewalk or curb of the public street
which provides required ingress and egress.

ANALYSIS: As shown on the Preliminary Plat, all proposed lots will have direct vehicle
access to a public street with the exception of Lots 25 and 28. As discussed in this
report, Lot 25 can meet the dimensional standards without utilizing a private drive. The
condition to remove Tract D from the plat is further supported by the requirements of
this section.

Lot 28 is proposing to provide ingress and egress to the parcel via a private drive (Tract
C) in order to meet the lot depth requirement of 80 ft. The tract will only be serving Lot
28 and will serve as the direct access to the public street.

FINDING: These standards are met.

D. Maintenance of Required Improvements
Required ingress, egress and circulation improvements shall be kept
clean and in good repair.

E. Service Drives
Service drives shall be provided pursuant to Section 16.94.030.

ANALYSIS: As described above, the applicant’s narrative indicates that after
construction, ingress and egress improvements will be maintained by the individual
homeowner adjacent to the improvement or by another legal entity such as a
homeowners association. No service drives are proposed.

FINDING: These criteria are met.
DIVISION VIII ENVIRONMENTAL RESOURCES

Chapter 16.134 - FLOODPLAIN (FP) OVERLAY

16.134.010 - Generally

Special resource zones are established to provide for preservation, protection,
and management of unique natural and environmental resources in the City that
are deemed to require additional standards beyond those contained elsewhere in
this Code. Special resource zones may be implemented as underlying or overlay
zones depending on patterns of property ownership and the nature of the
resource. A property or properties may be within more than one resource zone. In
addition, the City may identify special resource areas and apply a PUD overlay
zone in advance of any development in order to further protect said resources.
The areas of special flood hazard identified by the Federal Insurance
Administration in a scientific and engineering report entitled, "The Flood
Insurance Study for Washington County, Oregon and Incorporated Areas," (flood
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insurance study) dated October 19, 2018, with accompanying Flood Insurance
Maps are hereby adopted by reference and declared to be a part of this
ordinance. The Flood Insurance Study is on file with the Sherwood City Engineer
at Sherwood City Hall.

16.134.20 - Purpose

The purpose of this ordinance is to promote the public health, safety, and general
welfare, and to minimize public and private losses due to flood conditions in
specific areas by complying with the provisions of this chapter.

A. The FP zoning district is an overlay district that controls and
regulates flood hazard areas in order to protect the public health,
safety and general welfare; to reduce potential flood damage losses;
and to protect floodways and natural drainageways from
encroachment by uses which may adversely affect water quality and
water flow and subsequent upstream or downstream flood levels.
The FP zone shall be applied to all areas within the base flood, and
shall supplement the regulations of the underlying zoning district.

B. FP zoning districts are areas within the base flood as identified by
the Federal Emergency Management Agency (FEMA) in a Flood
Insurance Study (FIS) and in Flood Insurance Rate Maps (FIRM)
published for the City and surrounding areas, or as otherwise
identified in accordance with Section 16.134.020C. These FEMA
documents are adopted by reference as part of this Code, and are on
file at the City.

C. When base flood elevation data is not available from the FIS or FIRM,
the City shall obtain, review, and reasonably utilize any base flood
elevation and floodway data available from a federal, state, or other
source, and standards developed by the FEMA, in order to
administer the provisions of this Code.

D. In areas where a regulatory floodway has not been designated, and
where the Flood Insurance Study indicates that it is possible to
calculate a floodway, no new construction, substantial
improvements, or other development (including fill) shall be
permitted within Zones A1-30 and AE on the community's FIRM,
unless it is demonstrated that the cumulative effect of the proposed
development, when combined with all other existing and anticipated
development, will not increase the water surface elevation of the
base flood more than one foot at any point within thecommunity.

ANALYSIS: Cedar Creek and its associated floodplain intersects the southeast corner
of the site. A portion of the property is located within the base flood zone or “Special
Flood Hazard Areas” as shown in the FIRM map for the area dated (Exhibit C2). The
applicant’s narrative indicates the base flood elevation of Cedar Creek site is
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approximately 178.7 ft. above mean sea level as it enters the southwest corner of the
while the lowest elevation on the site is approximately 170 ft at the northeast corner.

FINDING: A portion of the subject site is located within the base flood zone and this
chapter applies.

6.134.030 - Greenways

The FP zoning districts overlaying the Rock Creek and Cedar Creek floodplains
are designated greenways in accordance with Chapter 5 of the Community
Development Plan. All development in these two floodplains shall be governed by
the policies in Division V, Chapter 16.142 of this Code, in addition to the
requirements of this Section and the Clean Water Services Designh and
Construction Standards R&O 07-20, or its replacement.

ANALYSIS: The Cedar Creek floodplain is identified as a major natural resource in
Chapter 5 of the City’s Community Development Plan. The Preliminary Grading and
Erosion Control Plan (Exhibit A15 — Sheet P6) shows the 100-year floodplain as being
located entirely within proposed Tract B. Tract B will be dedicated to the City as an open
space tract as described in Condition of Approval B5. The development also complies
or is conditioned to comply with the applicable sections of SZCDC § 16.142 as
described below. Clean Water Services has provided comments and conditions on the
application which are included as Exhibit C6.

FINDING: The application complies or is conditioned to comply with the applicable
greenway requirements. This criterion is met.

16.134.40 - Development Review and Floodplain Administrator Duties

A. The City Engineer is the designated local Floodplain Administrator
and is responsible for maintaining local floodplain management
records for the City.

B. Provided land is not required to be dedicated as per Section
16.134.030, a conditional use permit (CUP) is required before any
use, construction, fill, or alteration of a floodplain, floodway, or
watercourse, or any other development begins within any FP zone,
except as provided in Section 16.134.050.

C. Application for a CUP for development in a floodplain shall conform
to the requirements of Chapter 16.82 and may include, but is not
limited to, plans and scale drawings showing the nature, location,
dimensions, and elevations of the area in question, existing or
proposed structures, fill, storage of materials, and drainage facilities.

D. The following specific information is required in a floodplain CUP
application and shall be certified and verified by a registered civil
engineer or architect. The City shall maintain such certifications as
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part of the public record. All certifications shall be based on the as-
built elevations of lowest building floors.

1. Elevations in relation to the current FIRM and FIS of the lowest
floor (including basement) of all structures;

2. Elevations in relation to the current FIRM and FIS to which any
structure has been flood proofed.

3. That the flood proofing methods for any structure meet the
requirements of this section, Floodplain Structures.

4. Description of the extent to which any watercourse will be
altered or relocated as a result of the proposed development.

5. A base flood survey and impact study made by a registered
civil engineer.

6. Proof all necessary notifications have been sent to, and

permits have been obtained from, those federal, state, or other
local government agencies for which prior approval of the
proposed development is required.

7. Any other information required by this section, by any
applicable federal regulations, or as otherwise determined by
the City to be necessary for the full and proper review of the
application.

The floodplain administrator shall review all development permits to

determine if the proposed development is located in the floodway. If

located in the floodway, assure that the encroachment provisions of

Section 16.134.070.F are met.

Where base flood elevation data is provided through the Flood

Insurance Study, FIRM or required under Section 16.134.020.Cthe

local Floodplain Administrator shall:

1. Obtain and record the actual elevation (in relation to mean sea
level) of the lowest floor (including basement) of all new and
substantially improved structures, and

2. If the structure has been floodproofed in accordance with
Sections 16.134.090.A.3 and D.1.a, then obtain the elevation (in
relation to mean sea level) to which the structure was
floodproofed, and

3. Maintain all elevation and floodproofing certificates required
under Section 16.134.040.D, and
4. Maintain for public inspection all records pertaining to the

provisions of this ordinance.
Where elevation data is not available as per subsection D of this
section, or from other sources as per Section 16.134.020.C, a
floodplain CUP shall be reviewed using other relevant data, as
determined by the City, such as historical information, high water
marks, and other evidence of past flooding. The City may require
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16.134.50

utility structures and habitable building floor elevations, and building

flood proofing, to be at least two feet above the probable base flood

elevation, in such circumstances where more definitive flood data is
not available.

The floodplain administrator shall:

1. Notify adjacent communities, the Department of Land
Conservation and Development and other appropriate state
and federal agencies, prior to any alteration or relocation of a
watercourse, and submit evidence of such notification to the
Federal Insurance Administration as required in Section
16.134.100.C.

2. Require that maintenance is provided within the altered or
relocated portion of said watercourse so that the flood
carrying capacity is not diminished.

The floodplain administrator shall make interpretations where

needed, as to exact location of the boundaries of the areas of special

flood hazards (for example, where there appears to be a conflict
between a mapped boundary and actual field conditions). The person
contesting the location of the boundary shall be given a reasonable
opportunity to appeal the interpretation. Such appeals shall be
granted consistent with the standards of Section 60.6 of the Rules
and Regulations of the National Flood Insurance Program (44 CFR

59-76).

Variances to any standard within the floodplain overlay shall comply

with the provisions of the Code of Federal Regulations (CFR) section

44 CFR 60.6(a)(1)—(7).

- Permitted Uses

In the FP zone the following uses are permitted outright, and do not require a
CUP, provided that floodway flow, or floodplain capacity, will not be impeded, as
determined by the City, and when greenway dedication is not required as

per Section 16.134.030.

A.

Agricultural uses, provided that associated structures are not
allowed, except for temporary building and boundary fences that do
not impede the movement of floodwaters and flood-carried materials.
Open space, park and recreational uses, and minor associated
structures, if otherwise allowed in the underlying zoning district that
do not impede the movement of floodwaters and flood-carried
materials.

Public streets and appurtenant structures, and above and
underground utilities, subject to the provisions of

Sections 16.134.080 and 16.134.090.
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16.134.60 -

Other accessory uses allowed in the underlying zoning district that
do not involve structures, and will not, in the City's determination,
materially alter the stability or storm drainage absorption capability
of the floodplain.

Conditional Uses

In the FP zone the following uses are permitted as conditional uses, subject to
the provisions of this Section and Chapter 16.82, when greenway dedication is
not required as per this Section.

Greenways:
A.

Any permitted or conditional use allowed in the underlying zoning
district, when located in the flood fringe only, as specifically defined
by this Code.

16.134.70 - Prohibited Uses
In the FP zone the following uses are expressly prohibited:

A.

G.

The storage or processing of materials that are buoyant, flammable,
contaminants, explosive, or otherwise potentially injurious to human,
animal or plant life.

Public and private sewerage treatment systems, including

drainfields, septic tanks and individual package treatment plants.

Any use or activity not permitted in the underlying zoning district.

Any use or activity that, in the City's determination, will materially

alter the stability or storm drainage absorption capability of the

floodplain.

Any use or activity that, in the City's determination, could create an

immediate or potential hazard to the public health, safety and

welfare, if located in the floodplain.

Any use, activity, or encroachment located in the floodway, including

fill, new construction, improvements to existing developments, or

other development, except as otherwise allowed by Section

16.134.050 and unless certification by a registered professional

engineer or architect is provided demonstrating through hydrologic

and hydraulic analyses performed in accordance with standard
engineering practice that the use, activity, or encroachment will not
result in any increase to flood levels during the occurrence of the
base flood discharge.

a. If paragraph F of this section is satisfied, all new construction
and substantial improvements shall comply with all applicable
flood hazard provisions of Sections 16.134.080 and .090, or
ASCE 24, whichever is more stringent.

The storage of recreational vehicles. This is the most restrictive

provision wherein.
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ANALYSIS: The base flood elevation data for the site is shown on a FIRM map
provided as (Exhibit C2). The base flood area is also shown on the applicant’s plans
and no permanent impacts to the Cedar Creek floodplain are proposed. A new
Community Trail will be located just north of the 100-year floodplain. In order to confirm
the location of the base flood, an elevation certificate is required.

The Brookman Sewer Trunk Line is proposed to align in the general area of the
Community Trail that is proposed along the north side of Cedar Creek. The trunk line is
being constructed by the developer of Middlebrook Subdivision and is being reviewed
and approved separate from this application. No prohibited uses are proposed within
the floodplain and no development is proposed that requires a CU permit.

FINDING: These standards are met as conditioned below.

RECOMMENDED CONDITION OF APPROVAL E1: Prior to Final Approval of
Engineering Plans, a Flood Plain Certificate for the site flood plain elevation shall be
submitted to the City for its records.

RECOMMENDED CONDITION OF APPROVAL H3: Prior to Grant of Occupancy, for
each residential structure constructed within the subdivision and abutting the Flood
Plain corridor, a completed FEMA Elevation Certificate Form shall be submitted to the
City for its records.

RECOMMENDED CONDITION OF APPROVAL E2: Prior to Final Approval of
Engineering Plans, a finalized NPDES 1200-C Permit issued by CWS shall be
submitted to the City for its records.

RECOMMENDED CONDITION OF APPROVAL G3: Prior to Final Acceptance of
Constructed Public Improvements, all conditions of the CWS Service Provider Letter
(CWS File No. 20-000663) shall have been constructed and received final inspection
approval by the City, in conformance with the conditions and requirements of the SPL.

16.134.80 - Floodplain Development
A. Floodplain Alterations

1. Floodplain Survey
The floodplain, including the floodway and flood fringe areas,
shall be surveyed by a registered land surveyor or civil
engineer, and approved by the City, based on the findings of
the flood insurance study and other available data. Such
delineation shall be based on the current FIRM and FIS data
and be field-located from recognized valid benchmarks.

2. Grading Plan
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Alteration of the existing topography of floodplain areas may

be made upon approval of a grading plan by the City. The plan

shall include both existing and proposed topography and a

plan for alternate drainage. Contour intervals for existing and
proposed topography shall be included and shall be not more
than one foot for ground slopes up to five percent (5%) and for
areas immediately adjacent to a stream or drainage way, two
feet for ground slopes between five and ten percent (5% to

10%), and five feet for greater slopes.

3. Fill and Diked Lands

a. Proposed floodplain fill or diked lands may be
developed if a site plan for the area to be altered within
the floodplain is prepared and certified by a registered
civil engineer and approved by the Commission
pursuant to the applicable provisions of this Code.

b. Vehicular access shall be provided from a street above
the elevation of the base flood to any proposed fill or
dike area if the area supports structures for human
occupancy. Unoccupied fill or dike areas shall be
provided with emergency vehicle access.

4. Alteration Site Plan

a. The certified site plan prepared by a registered civil
engineer or architect for an altered floodplain area shall
show that:

1) Proposed improvements will not alter the flow of
surface water during flooding such as to cause a
compounding of flood hazards or changes in the
direction or velocity of floodwater flow.

2 No structure, fill, storage, impervious surface or
other uses alone, or in combination with existing
or future uses, will materially reduce the capacity
of the floodplain or increase in flood heights.

3 Proposed floodplain fill or diked areas will benefit
the public health, safety and welfare and
incorporate adequate erosion and storm drainage
controls, such as pumps, dams and gates.

4) No serious environmental degradation shall occur
to the natural features and existing ecological
balance of upstream and downstream areas.

(5) On-going maintenance of altered areas is
provided so that flood-carrying capacity will not
be diminished by future erosion, settling, or other
factors.
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b. Applicants must obtain a conditional letter of map
revision (CLOMR) from FEMA before any encroachment,
including fill, new construction, substantial
iImprovement, or other development, in the regulatory
floodway is permitted. Applicants are responsible for
preparing technical data to support the CLOMR
application and paying any processing or application
fees to FEMA.

ANALYSIS: As described above, no development is proposed within the floodplain.
Condition of Approval E1 requires certification of the base flood zone prior to approval
of the final engineering plans.

FINDING: This section is not applicable.

5. Subdivisions and Partitions

All proposed subdivisions or partitions including land within

an FP zone must establish the boundaries of the base flood by

survey and dedicate said land as per Section 16.134.030. The
balance of the land and development must:

a. Be designed to include adequate drainage to reduce
exposure to flood damage, and have public sewer, gas,
electrical and other utility systems so located and
constructed to minimize potential flood damage, as
determined by the City.

b. Provide for each parcel or lot intended for structures, a
building site which is at or above the base flood
elevation, and meets all setback standards of the
underlying zoning district.

C. Where base flood elevation data is not provided, or is
not available from an authoritative source, it shall be
generated by the applicant for subdivision proposals
and other proposed developments which contain at
least fifty (50) lots or five acres, whichever is less.

ANALYSIS: The base flood has been identified using recent FEMA maps and is
identified on the plans. The actual location of the base flood will be verified by an
Elevation Certificate required by Condition of Approval E1 above. The land within the
base flood zone is entirely within Tract B and will be dedicated to the City in accordance
with the requirement above.

The applicant’s narrative and Preliminary Storm Drainage Report (Exhibit A10)
demonstrate the development has been designed to include adequate drainage and
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reduce exposure to flood damage. The proposed utilities are located outside of the
floodplain and will be constructed to minimize flood damage. The final location and
design of utilities will occur with review of the final engineering plans.

As shown in the Conceptual Building Setback Plan (Exhibit A15 — Sheet P4) all lots are

located out of the base flood and can accommodate a single-family residential structure.
Condition of Approval H3 is recommended in the section below to ensure the homes on

Lots 21 — 28 (adjacent to Cedar Creek) comply with the floodplain requirements.

FINDING: The standards are met.

16.134.90 - Floodplain Structures
Structures in the FP zone permitted in accordance with this section, shall be
subject to the following conditions, in addition to the standards of the underlying
zoning district:

A. Generally

1. All structures, including utility equipment, and manufactured
housing dwellings, shall be anchored to prevent lateral
movement, floatation, or collapse during flood conditions, and
shall be constructed of flood-resistant materials, to standards
approved by the City, State Structural and Plumbing Specialty
Codes and applicable building codes.

2. The lowest floor elevation of a structure designed for human
occupancy must be at least one and one-half feet above the
base flood elevation and the building site must comply with
the provisions of Section 16.134.080.A.

3. The lower portions of all structures shall be flood proofed
according to the provisions of the State Structural and
Plumbing Specialty Code to an elevation of at least one and
one-half feet above the base flood elevation.

4. The finished ground elevation of any under floor crawl space
shall be above the grade elevation of an adjacent street, or
natural or approved drainage way unless specifically approved
by the City. A positive means of drainage from the low point of
such crawl space shall be provided.

5. All new construction and substantial improvements shall be
constructed using methods and practices that minimize flood
damage.

ANALYSIS: As discussed in this report, no permanent structures are proposed within

the 100-year floodplain. The applicant’s narrative indicates that all construction will be
situated to be at least one and one half feet above base flood elevation. A Condition of
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Approval is recommended below to ensure the new residential structures adjacent to
Cedar Creek comply with these requirements.

FINDING: These standards are met as conditioned below.

B. Utilities

1.

Electrical, heating, ventilation, plumbing and air-conditioning
equipment and other service facilities located within
structures shall be designed and/or otherwise elevated or
located so as to prevent water from entering or accumulating
within the components during conditions of flooding.
Electrical service equipment, or other utility structures, shall
be constructed at or above the base flood elevation. All
openings in utility structures shall be sealed and locked.
Water supply and sanitary sewer systems (not prohibited
under section 16.134.070.B shall be approved by the
Washington County Health Department, and shall be designed
to minimize or eliminate the infiltration of floodwaters into the
systems, or any discharge from systems into floodwaters.

a. On-site waste disposal systems shall be located to
avoid impairment to them or contamination from them
during flooding consistent with Washington County
Health Authority and Oregon Department of
Environmental Quality.

ANALYSIS: As shown in the Preliminary Composite Utility Plan (Exhibit A15 — Sheet
P10), no utilities are proposed within the floodplain. An 8 ft. wide PUE for franchise
utilities is proposed within the front setback of each lot which are located outside the
floodplain. The applicant’s narrative indicates all construction on the proposed lots will
be at least one and one half feet above the base flood elevation.

FINDING: These standards are met by Condition of Approval B22.

C. Residential Structures

1.
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All residential structures shall have the lowest floor, including
basement, elevated to at least one and one-half feet above the
base flood elevation.

Fully enclosed areas below the lowest floor that are subject to
flooding are not permitted unless they are designed to
automatically equalize hydrostatic flood forces on exterior
walls by allowing for the entry and exit of floodwaters. Designs
for meeting this requirement must either be certified by a
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registered engineer or architect, or must meet or exceed the

following minimum criteria:

a. A minimum of two openings having a total net area of
not less than one square inch for every square foot of
enclosed area subject to flooding shall be provided.

b. The bottom of all openings shall be no higher than one
foot above grade.
C. Openings may be equipped with screens, louvers, or

other coverings or devices, provided they permit the
automatic entry and exit of floodwaters.
3. Shall be constructed with materials resistant to flood damage.

ANALYSIS: The applicant’s narrative states that all residential structures will be located
at least one and one half feet above the base flood elevation. Condition of Approval H3
requires an Elevation Certificate to by submitted for each structure prior to occupancy.
These standards will be met and confirmed with construction and occupancy of each
home.

FINDING: These standards are met by Condition of Approval H3.

*k%k

Chapter 16.136 - PROCEDURES*
Chapter 16.142 Parks, Trees and Open Space

16.142.010 - Purpose

This Chapter is intended to assure the provision of a system of public

and private recreation and open space areas and facilities consistent with this
Code and applicable portions of Chapter 5 of the Community Development Plan
Part 2. The standards of this section do not supersede the open space
requirements of a Planned Unit Development, found in Chapter 16.40 - Planned
Unit Development (PUD).

16.142.30 - Single-Family or Duplex Residential Subdivisions

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

Required visual corridors.

Required sensitive areas and buffers.

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

PonPE

ANALYSIS: The proposal is for a single-family residential subdivision and 5% of the net
buildable site is required as open space. The gross site area is 456,073 SF (10.47
acres). Exhibit A14 provided by the applicant calculates the net developable area to be
166,919 SF and the open space provided to be 31,219 SF of open space, equating to
18.7%. However, the calculations removed 32,069 SF of “Parks and Trails” (open
space) from the gross site area. Since the percentage of open space is calculated as a
fraction of the gross site area, open space should be included in the net buildable site
prior to calculating the percentage. Utilizing the information provided in the Exhibit A14
with the above-mentioned correction, staff finds the net buildable site and open space
areas to be the following:

Gross site area 10.47 acres (456,073 SF)
Area removed* 5.80 acres (252,703 SF)
Net buildable site 4.57 acres (203,370 SF)
*Public ROW and environmentally constrained areas

Flood plain 3.59 acres (156,182 SF)

Vegetated Corridor outside FP 0.73 acres (31,958 SF)

Public Streets 1.18 acres (51,293)

Stormwater facility 0.30 acres (13,270 SF)

Total 5.80 acres (252,703 SF)

31,129 SF / 203,370 SF = 15.3% Open Space

The 15.3% open space will be a connected system of pocket parks, trails, and
vegetated areas that connect the southwest corner of the site to the northeast corner of
the site along the north side of Cedar Creek. The applicant’s narrative indicates the
open space system will primarily be improved with a network of walking paths creating
approximately 0.25 lineal miles of pathways outside of the required concrete sidewalks
and mid-block easement. The proposed size and type of open space meets the
requirements of this section.

FINDING: The applicant is proposing approximately 15.7% open space which includes
0.25 lineal miles of off-street walking trails. This standard is met.
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B. Enhanced streetscapes such as "boulevard treatments"” in excess of
the minimum public street requirements may count toward a
maximum of 10,000 square feet of the open spacerequirement.

1.

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

ANALYSIS: Enhanced streetscapes are not proposed.

FINDING: This standard does not apply.

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

1.

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

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

ANALYSIS: The applicant’s narrative indicates the open space will be conveyed to a
future homeowner’s association, unless requested otherwise by the City or appropriate
jurisdictional district. The proposed Tract B includes a pocket park at the northeast
corner, the community trail, 100-year floodplain and vegetated corridor, and non-
protected vegetated areas associated with the riparian corridor. The City will accept
ownership of Tract B with the exception of the pocket park at the northeast corner of the
tract which addressed under Condition of Approval B5. The pocket park shall be located
in a separate tract and dedicated to the future HOA. An easement is also required over
the community trail with maintenance responsibilities assigned to the HOA. The
following summarizes the dedication and maintenance responsibilities that are required

for the open space
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Tract Use Dedication Maintenance
(Ownership) Responsibility & Method
Open Space - pocket HOA via dedication deed
Tract A park HOA and CC&Rs
Open Space - pocket . o
HOA via dedication deed
Tract B — pocket park park at northeast HOA and CC&Rs
corner
. . : HOA via easement on plat
Tract B — trall Open Space - trall City of Sherwood and CC&RS
Tract B — all areas Open Space —
outside of tralil sensitive and natural Citv of Sherwood City of Sherwood via
easement and pocket habitat, riparian y dedication deed
park vegetation

FINDING: This standard is met as conditioned below.

RECOMMENDED CONDITION OF APPROVAL B7: Prior to final plat approval, submit
a draft deed to the City dedicating Tract A Open Space to the future HOA. The deed
shall be recorded with the final plat.

RECOMMENDED CONDITION OF APPROVAL B8: Prior to final plat approval, submit
draft CC&Rs to the City that describe how Tract A will be maintained by the future HOA.
The final CC&Rs shall be recorded with the final plat.

RECOMMENDED CONDITION OF APPROVAL B9: Prior to final plat approval, provide
a separate tract for the pocket park at the northeast corner of Tract B. Submit a draft
deed that dedicates the new tract to the HOA. The deed shall be recorded with the final
plat.

RECOMMENDED CONDITION OF APPROVAL B10: Prior to final plat approval,
submit draft CC&Rs to the City that describe how the pocket park (to be located in a
new tract) will be maintained by the future HOA. The final CC&Rs shall be recorded with
the final plat.

RECOMMENDED CONDITION OF APPROVAL B11: Prior to final plat approval,
submit draft CC&Rs to the City that describe how the community trail will be maintained
by the future HOA. The final CC&Rs shall be recorded with the final plat.

D. The density of a single-family residential subdivision shall be

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

ANALYSIS: As described in the analysis and findings for SZCDC § 16.12.010(C)
above, the density was calculated prior to removing the “Parks and Trails”, or open
space, from the net buildable site.

FINDING: This criterion is met.

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

ANALYSIS: The Cedar Creek corridor is identified as a potential acquisition site on the
Acquisition Map of the 2006 Parks Master Plan. As required by this section, the
applicant is dedicating Tract B to the City of Sherwood for open space purposes.

Condition of Approval B5 above requires dedication of Tract B Open Space to the City
of Sherwood.

FINDING: This criterion is met by Condition of Approval B5.

F. If the proposed residential subdivision does not contain or is not
adjacent to a site identified on the Parks Master Plan map or
otherwise identified for acquisition by the Parks and Recreation
Board, the applicant may elect to convey off-site park/open space.

ANALYSIS: Tract B Open Space will be conveyed to the City as described above.

FINDING: This criterion does not apply.

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

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

ANALYSIS: The value of open space conveyed under Subsection (A) may be eligible
for Park SDC credits as determined by the City Engineer.

FINDING: This criterion is met.

16.142.040 - Visual Corridors

A. Corridors Required
New developments located outside of the Old Town Overlay with frontage
on Highway 99W, or arterial or collector streets designated on Figure 8-1 of
the Transportation System Plan shall be required to establish a landscaped
visual corridor according to the following standards:

Cateqory Width
1. Highway 99W 25 feet
2. Arterial 15 feet
3. Collector 10 feet

In residential developments where fences are typically desired adjoining
the above described major street the corridor may be placed in the road
right-of-way between the property line and the sidewalk. In all other
developments, the visual corridor shall be on private property adjacent to
the right-of-way.

ANALYSIS: The subject site has frontage along SW Brookman Rd. which is identified
as an arterial street in the City’s TSP. A 15 ft. wide landscaped visual corridor is
required along this site frontage.

As shown in the Preliminary Plat, the applicant is proposing to a 15 ft. wide landscaped
visual corridor in Tracts F & G. Where the arterial street abuts the required CWS
Vegetated Corridor (located within Tract B), the open space is a minimum of 15 ft. in
width and will remain as a natural / vegetated area meeting the intent of the vegetated
corridor standard.
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FINDING: This standard is met as conditioned below.

RECOMMENDED CONDITION OF APPROVAL B12: Prior to final plat approval,
provide draft deeds to the City that dedicate Tracts F & G to the future HOA. The final
deed shall be recorded with the final plat.

RECOMMENDED CONDITION OF APPROVAL B13: Prior to final plat approval,
provide draft CC&Rs that specify the HOA is responsible for the perpetual maintenance
of Tracts F & G. The final CC&Rs shall be recorded with the final plat.

B. Landscape Materials
The required visual corridor areas shall be planted as specified by
the review authority to provide a continuous visual and/or acoustical
buffer between major streets and developed uses. Except as
provided for above, fences and walls shall not be substituted for
landscaping within the visual corridor. Uniformly planted, drought
resistant street trees and ground cover, as specified in Section
16.142.060, shall be planted in the corridor by the developer. The
improvements shall be included in the compliance agreement. In no
case shall trees be removed from the required visual corridor.

ANALYSIS: Half street improvements to the arterial street (SW Brookman Rd.) are not
required as part of this proposal and the space dedicated for right-of-way will remain
undeveloped at this time. Tracts F & G contain existing mature trees and will be
surrounded by natural areas until the street improvements. Given these conditions it is
not practicable or desirable to have the developer install new landscaping in the visual
corridor at this time. Once street improvements are made in front of the subject site, the
HOA will be responsible for establishing and maintaining the visual corridor in
conformance with these standards.

FINDING: This criterion is met.

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

ANALYSIS: As required by Condition of Approval B13, the HOA will be responsible for
establishment and maintenance of the visual corridor.
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FINDING: This criterion is met.

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

ANALYSIS: The visual corridor is not proposed to be in any required yards.
Additionally, no buildings are proposed within the required visual corridors.

FINDING: This standard is met.

16.142.050 - Park Reservation

Areas designated on the Natural Resources and Recreation Plan Map, in Chapter
5 of the Community Development Plan, which have not been dedicated pursuant
to Section 16.142.030 or 16.134.020, may be required to be reserved upon the
recommendation of the City Parks Board, for purchase by the City within a period
of time not to exceed three (3) years.

ANALYSIS: The subject site is not shown on the Natural Resources and Recreation
Plan map as it was adopted prior to the Brookman Addition Concept Plan. However, the
adjacent subdivisions have provided parks in accordance with the Brookman Addition
Concept Plan as described in the findings and notice of decision for each subdivision.
The proposed subdivision will preserve the Cedar Creek corridor as open space in
accordance with the Brookman Addition Concept Plan.

FINDING: This criterion is met.

16.142.60 : STREET TREES

A. Installation of Street Trees on New or Redeveloped Property.
Trees are required to be planted to the following specifications along
public streets abutting or within any new development or re-
development. Planting of such trees shall be a condition of
development approval. The City shall be subject to the same
standards for any developments involving City-owned property, or
when constructing or reconstructing City streets. After installing
street trees, the property owner shall be responsible for maintaining
the street trees on the owner's property or within the right-of-way
adjacent to the owner's property.
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Location: Trees shall be planted within the planter strip along
a newly created or improved streets. In the event that a planter
strip is not required or available, the trees shall be planted on
private property within the front yard setback area or within
public street right-of-way between front property lines and
street curb lines or as required by the City.

Size: Trees shall have a minimum trunk diameter of two (2)

caliper inches, which is measured six inches above the soil

line, and a minimum height of six (6) feet when planted.

Types: Developments shall include a variety of street trees.

The trees planted shall be chosen from those listed in

16.142.080 of this Code.

Required Street Trees and Spacing:

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

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

C. A new development may exceed the forty-foot spacing
requirement under section b. above, under the following
circumstances:

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

(2) There is not adequate space in which to plant a
street tree due to driveway or street light
locations, vision clearance or utility connections,
provided the driveways, street light or utilities
could not be reasonably located elsewhere so as
to accommodate adequate room for street trees;
and
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3) The street trees are spaced as close as possible
given the site limitations in (1) and (2) above.

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

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

ANALYSIS: The applicant is proposing American Linden trees along the SW Trillium
Lane and Pyramidal hornbeam trees for SW Wapato Lake Drive. The Preliminary Street
Tree Plan (Exhibit A15 — Sheets L1 — L2) show the trees will be located in the sidewalk
planter strip and be installed at the size requirements.

The City’s Recommended Street List indicates the canopy spread of both trees is 40 ft.
The scaled Preliminary Tree Plan (Exhibit A15 — Sheet L1) shows that no street trees
will be spaced greater than 40 ft. unless adjacent to open space where existing mature
trees provide canopy cover. The final location of street trees will be determined with the
final plat and final engineering plan review.

FINDING: These standards are met as conditioned below.

RECOMMENDED CONDITION OF APPROVAL B14: Prior to final plat approval, a
detailed street tree plan that complies with the size and spacing standards of SZCDC §
16.142.060 shall be submitted to the City.

16.142.70 Trees on Property Subject to Certain Land Use Applications

A.

B.

Generally

The purpose of this Section is to establish processes and standards
which will minimize cutting or destruction of trees and woodlands
within the City. This Section is intended to help protect the scenic
beauty of the City; to retain a livable environment through the
beneficial effect of trees on air pollution, heat and glare, sound,
water quality, and surface water and erosion control; to encourage
the retention and planting of tree species native to the Willamette
Valley and Western Oregon; to provide an attractive visual contrast
to the urban environment, and to sustain a wide variety and
distribution of viable trees and woodlands in the community over
time.

Applicability
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All applications including a Type Il - IV land use review, shall be
required to preserve trees or woodlands, as defined by this Section
to the maximum extent feasible within the context of the proposed
land use plan and relative to other codes, policies, and standards of
the City Comprehensive Plan.

FINDING: The application is for a Type Il subdivision and this chapter applies. As
described in the analysis and findings below, the development preserves trees and
woodlands in accordance with this chapter.

FINDING: This criterion is met.

C. Inventory

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

a. Tree size (in DBH and canopy area)

b. Tree species

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

d. The location of the tree on the site

e. The location of the tree relative to the planned
improvements

f. Assessment of whether the tree must be removed to
accommodate the development

g. Recommendations on measures that must be taken to
preserve trees during the construction that are not
proposed to be removed.

2. In addition to the general requirements of this Section, the tree

and woodland inventory's mapping and report shall also
include, but is not limited to, the specific information outlined
in the appropriate land use application materials packet.

3. Definitions for the inventory purposes of this Section

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

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

C. A large stature tree is over 20 feet tall and wide with a
minimum trunk diameter of 30 inches at DBH.

FINDING: This applicant has submitted a Preliminary Tree Preservation and Removal
Plan (Exhibit A15 — Sheet P3) and an Arborist Report (Exhibit A8) that maps and
describes trees as required by this section. Details of the preservation and removal plan
are discussed below.

FINDING: These criteria are met.

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

FINDING: This applicant’s narrative states that the trees proposed for removal are
necessary to accommodate improvements including buildings, streets, sidewalks, trails,
water quality facilities, and grading / retaining walls. The development satisfies section
D2 as discussed below.

FINDING: This standard is met.

2. Required Tree Canopy - Residential Developments (Single
Family Attached, Single Family Detached and Two - Family)
Each net development site shall provide a variety of trees to
achieve a minimum total tree canopy of 40 percent. The
canopy percentage is based on the expected mature canopy of
each tree by using the equation 1rr 2to calculate the expected
square footage of canopy for each tree. The expected mature
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canopy is counted for each tree regardless of an overlap of
multiple tree canopies.

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

Residential (single family & two family developments)

Canopy Requirement 40%

Counted Toward the Canopy Requirement

Street trees included in canopy requirement Yes
Landscaping requirements included in canopy N/A
requirement

Existing trees onsite Yes x2
Planting new trees onsite Yes

Mature Canopy in Square Feet Equation 1rr? or (3.14159*radius?) (This is the
calculation to measure the square footage of a circle.)

The Mature Canopy is given in diameter. In gardening and horticulture reference
books, therefore to get the radius you must divide the diameter in half.

Canopy Calculation Example: Pin Oak
Mature canopy = 35'
(3.14159* 17.52) = 962 square feet

ANALYSIS: The net developable site and tree canopy calculations are described in the
applicant’s narrative and shown in Exhibit A14. With staff corrections, the net
developable site is approximately 171,301 SF. The applicant is proposing to preserve a
total of 5,634 SF of tree canopy outside of the environmentally constrained areas.
Existing tree canopies are multiplied by two when determining tree canopy area, which
results in a total preservation credit of 11,268 SF. As shown in Exhibit A15 Sheets L1 —
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L2, 48 new trees will be planted within the right-of-way and public parks for an added
tree canopy of 62,409 SF. Therefore, the proposed tree canopy is approximately 73,677
SF. The proposal meets the 40% canopy requirements as shown below:

Gross site area 10.47 acres (456,073 SF)
Area removed from gross site area* 6.53 acres (284,772 SF)
Net developable site 3.83 acres (171,301 SF)
*Public ROW, other public uses, environmentally constrained areas

Flood plain 3.59 acres (156,182 SF)

Vegetated Corridor outside FP 0.73 acres (31,958 SF)

Public Streets 1.18 acres (51,293)

Public parks or trails 0.74 acres (32,069 SF)

Stormwater facility 0.30 acres (13,270 SF)

Total 6.53 acres (284,772 SF)

(171,301 SF)(0.40) = 68,520 SF minimum canopy coverage requirement
11,268 SF canopy credit + 166,919 SF new canopy added = 73,677 SF total canopy

The applicant is proposing 73,677 SF of tree canopy cover, which exceeds the
minimum required by 5,157 SF. The canopy provided equates to 43.01% of the net
developable site and meets the requirement.

FINDING: This standard is met.

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

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

b. A landscape or natural feature as per applicable policies
of the City Comprehensive Plan, or are necessary to
keep other identified trees or woodlands on or near the
site from being damaged or destroyed due to windfall,
erosion, disease or other natural processes, or
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C. Necessary for soil stability and the control of erosion,
for managing and preserving surface or groundwater
guantities or quality, or for the maintenance of a natural
drainageway, as per Clean Water Services stormwater
management plans and standards of the City
Comprehensive Plan, or

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

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

ANALYSIS: The development proposal preserves trees on the site including open
space areas to the extent practicable, as discussed in detail in the applicant’s narrative
and arborist report. No additional trees beyond those identified in the Preliminary Tree
Preservation Plan are required to be retained.

FINDING: These criteria are met.

5. Tree retention requirements for properties located within the
Old Town Overlay or projects subject to the infill standards
of Chapter 16.68 are only subject to retention requirements
identified in D.4. above.

ANALYSIS: The subject site is not located in the Old Town Overlay or subject to the
final standards.

FINDING: This section is not applicable.

6. The Notice of Decision issued for the land use applications
subject to this Section shall indicate which trees and
woodlands will be retained as per subsection D of this Section,
which may be removed or shall be retained as per subsection
D of this Section and any limitations or conditions attached
thereto.

ANALYSIS: The Notice of Decision will include the Exhibit A15 — Sheet P3 Tree
Preservation Plan and any modifications to the plan as may be required by the Hearing
Authority.

FINDING: This criterion will be met.
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7. All trees, woodlands, and vegetation located on any private
property accepted for dedication to the City for public parks
and open space, greenways, Significant Natural Areas,
wetlands, floodplains, or for storm water management or for
other purposes, as a condition of a land use approval, shall be
retained outright, irrespective of size, species, condition or
other factors. Removal of any such trees, woodlands, and
vegetation prior to actual dedication of the property to the City
shall be cause for reconsideration of the land use plan
approval.

ANALYSIS: Tracts B will be dedicated to the City for purposes of open space and will
include a Community Trail. Trees will be removed as required to accommodate site
grading and construction of retention walls and trails. As discussed above, the
development proposal preserves trees to the maximum extent practicable. This
standard is met.

FINDING: This section is not applicable.

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

ANALYSIS: The applicant is proposing to preserve a total of 5,634 SF of tree canopy
outside of the environmentally constrained areas. The tree canopy incentive outlined in
this section was applied to the calculations under SZCDC § 16.142.070(D)(2) above.

FINDING: This criterion is met.

F. Additional Preservation Incentives

*k%k

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

ANALYSIS: The applicant has submitted an Arborist Report (Exhibit A8) that outlines
detailed Tree Protection Standards. A final Tree Preservation Plan is recommended as
a condition of approval below.

FINDING: This standard is met as conditioned below.

RECOMMENDED CONDITION OF APPROVAL ES3: Prior to Engineering Approval of
the Public Improvement Plans, the applicant shall submit a final Tree Preservation and
Removal Plan that reflect any changes required in the Notice of Decision.

RECOMMENDED CONDITION OF APPROVAL A10: Tree protection during
development is required in accordance with the Tree Protection Standards described in
the Arborist Report (Exhibit A8 — pages 5-7)

*k*

Chapter 16.144 - WETLAND, HABITAT AND NATURAL AREAS*

16.144.010 - Generally

Unless otherwise permitted, residential, commercial, industrial, and institutional
uses in the City shall comply with the following wetland, habitat and natural area
standards if applicable to the site as identified on the City's Wetland Inventory,
the Comprehensive Plan Natural Resource Inventory, the Regionally Significant
Fish and Wildlife Habitat Area map adopted by Metro, and by reference into this
Code and the Comprehensive Plan. Where the applicability of a standard
overlaps, the more stringent regulation shall apply.

ANALYSIS: A summary of the wetland, habitat, and natural areas found on the site is
provided below. The proposal complies or is conditioned to comply with the applicable
environmental regulations for each resource as described in the findings for chapter and
as provided in the individual jurisdictional agency comments and conditions.
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City’s Wetland Inventory — the subject site was annexed to the City in 2017 and is not
included in the Wetland Inventory. The applicant's CWS Site Assessment (Exhibit A5 —
page 2) indicates Cedar Creek is categorized as a Freshwater Forested/Shrub wetland
and identifies 8 unique wetlands on the site. Applicable wetland standards are
addressed below.

Comprehensive Plan Natural Resource Inventory — The Cedar Creek floodplain is
identified as a major natural resource in Chapter 5 of the City’s Community
Development Plan and is identified for preservation in the Brookman Addition Concept
Plan. As described below and throughout this report, the Cedar Creek floodplain will be
dedicated to the City and protected as a natural resource.

Regionally Significant Fish and Wildlife Habitat Area — the subject site contains Class A
Upland Habitat and Class | Riparian Habitat based on data provided on Metro Maps
(Exhibit C3). The applicable standards for habitat protection have been met as
described below.

FINDING: This chapter applies and compliance with specific requirements is addressed
below.

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

A.l.b, below:

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

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

b. Impact mitigation measures will be designed,

implemented, and monitored to provide effective
protection against harm to the wetland from
sedimentation, erosion, loss of surface or ground water
supply, or physical trespass.

C. A lesser setback complies with federal and state
permits, or standards that will apply to state and federal
permits, if required.
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2. If existing wetlands are proposed to be eliminated by the
facility, the applicant shall demonstrate that the project can,
and will develop or enhance an area of wetland on the site or
in the same drainage basin that is at least equal to the area
and functional value of wetlands eliminated.

ANALYSIS: The applicant's CWS Site Assessment (Exhibit A7) identifies eight (8)
wetlands on the site. Wetland A is associated with an unnamed tributary to the west of
Cedar Creek and the remaining seven wetlands are directly associated with the Cedar
Creek floodplain. No wetlands are proposed to be eliminated by the development and a
Vegetated Corridor is proposed around all sensitive habitat as defined by CWS. A
community trail is also proposed along the north side of the creek to provide a
recreational buffer between the sensitive habitat and areas of development. The
applicant is required to comply with all state and federal wetland permit requirements,
as indicated in the CWS memorandum and DSL land use notification response issued
for the proposal (Exhibits B6 and XX).

FINDING: These standards are met as conditioned below.

RECOMMENDED CONDITION OF APPROVAL A11: The developer shall comply with
conditions described in the CWS Memorandum dated July 17, 2020 and all applicable
CWS Design and Construction Standards (R&O 19-5).

RECOMMENDED CONDITION OF APPROVAL E4: Prior to Final Engineering Plan
Approval, obtain and submit to Engineer a concurrence letter from DSL for the wetlands
on the site or submit documentation from DSL that concurrence is not required.

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

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

2. The facility will comply with applicable requirements of the
zone.
3. The applicant will excavate and store topsoil separate from

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

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

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

ANALYSIS: The Cedar Creek floodplain is identified as a major natural resource in
Chapter 5 of the City’s Community Development Plan. The applicant’s narrative and
CWS Site Assessment provide a detailed description of the natural features located on
the site as required by this section.

As described throughout this report, areas of the site with significant vegetation as
described above are planned to be retained within Tract B of the preliminary plat. The
assessment did not identify endangered or threatened plant or animal species, or critical
habitat for the species on the site. Areas of significant vegetation to the south of the
Community Trail will be retained. A buffer will be provided as determined by CWS
Design and Construction Standards around all sensitive habitat.

The applicant’s narrative indicates topsoil removed during the initial construction phases
will be stored on site in a manner that protects it from erosion while grading operations
are underway. The topsoil will be placed in a location where it will not suffocate root
systems of trees that may remain. The topsoil will be restored after construction to
provide a suitable base for seeding and planting of areas of the site not covered by
buildings or pavement.

FINDING: These criteria are met.
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C. When the Regionally Significant Fish and Wildlife Habitat map
indicates there are resources on the site or within 50 feet of the site,
the applicant shall provide plans that show the location of resources
on the property. If resources are determined to be located on the
property, the plans shall show the value of environmentally sensitive
areas using the methodologies described in Sections 1 and 2 below.
The Metro Regionally Significant Fish and Wildlife Habitat map shall
be the basis for determining the location and value of
environmentally sensitive habitat areas. In order to specify the exact
locations on site, the following methodology shall be used to
determine the appropriate boundaries and habitat values:

1. Verifying boundaries of inventoried riparian habitat. Locating
habitat and determining its riparian habitat class is a four-step
process:

a. Located the Water Feature that is the basis for
identifying riparian habitat.
1. Locate the top of bank of all streams, rivers, and
open water within 200 feet of the property.
2. Locate all flood areas within 100 feet of the
property.
3. Locate all wetlands within 150 feet of the property

based on the Local Wetland Inventory map and on
the Metro 2002 Wetland Inventory map (available
from the Metro Data Resource Center, 600 NE
Grand Ave., Portland, OR 97232). Identified
wetlands shall be further delineated consistent
with methods currently accepted by the Oregon
Division of State Lands and the US Army Corps of
Engineers.

b. Identify the vegetative cover status of all areas on the
property that are within 200 feet of the top of bank of
streams, rivers, and open water, are wetlands or are
within 150 feet of wetlands, and are flood areas or are
within 100 feet of flood areas. Vegetative cover status
shall be as identified on the Metro Vegetative Cover
map. In the event of a discrepancy between the Metro
Vegetative Cover map and the existing site conditions,
document the actual vegetative cover based on the
following definitions along with a 2002 aerial
photograph of the property;

1. Low structure vegetation or open soils — Areas
that are part of a contiguous area one acre or
larger of grass, meadow, crop-lands, or areas of
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open soils located within 300 feet of a surface
stream (low structure vegetation areas may
include areas of shrub vegetation less than one
acre in size if they are contiguous with areas of
grass, meadow, crop-lands, orchards, Christmas
tree farms, holly farms, or areas of open soils
located within 300 feet of a surface stream and
together form an area of one acre in size or
larger).

2. Woody vegetation — Areas that are part of a
contiguous area one acre or larger of shrub or
open or scattered forest canopy (less than 60%
crown-closure) located within 300 feet of a
surface stream.

3. Forest canopy — Areas that are part of a
contiguous grove of trees of one acre or larger in
area with approximately 60% or greater crown
closure, irrespective of whether the entire grove is
within 200 feet of the relevant water feature.

C. Determine whether the degree that the land slopes
upward from all streams, rivers, and open water within
200 feet of the property is greater than or less than 25%
(using the Clean Water Services Vegetated Corridor
methodology); and

d. Identify the riparian habitat classes applicable to all
areas on the property using Table 8-1 below:

*k*

2. Verifying boundaries of inventoried upland habitat. Upland habitat
was identified based on the existence of contiguous patches of
forest canopy, with limited canopy openings. The "forest canopy"
designation is made based on analysis of aerial photographs, as part
of determining the vegetative cover status of land within the region.
Upland habitat shall be as identified on the HCA map. The perimeter
of an area delineated as "forest canopy" on the Metro Vegetative
Cover map may be adjusted to more precisely indicate the drip line
of the trees within the canopied area.

ANALYSIS: The subject site contains Class A Upland Habitat and Class | Riparian
Habitat based on data provided on Metro Maps (Exhibit C3). The CWS Site Assessment
identifies the location environmentally sensitive areas and describes their value in
sufficient detail to meet the verification standards above. The applicant is opting to
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protect riparian habitat above and beyond that required by CWS standards in order to
obtain an exception to the lot size standards as discussed below.

FINDING: These criteria have been met.

16.144.030 - Exceptions to Standards
In order to protect environmentally sensitive areas that are not also governed by
floodplain, wetland and Clean Water Services vegetated corridor regulations, the
City allows flexibility of the specific standards in exchange for the specified
amount of protection inventoried environmentally sensitive areas as defined in
this code.
A Process
The flexibility of standards is only applicable when reviewed and
approved as part of a land use application and shall require no
additional fee or permit provided criteria is addressed. In the
absence of a land use application, review may be processed as a
Type 1 administrative interpretation.

ANALYSIS: The applicant is proposing to protect additional sensitive habitat beyond
the required floodplain, wetland, and Clean Water Services protection requirements. As
shown in Exhibit C3, the site contains Regionally Significant Fish and Wildlife Habitat
that can be protected to meet the exception standards allowed by this chapter. Areas
within Tract B that do not require protection elsewhere in the code can be counted
towards the surplus habitat provision whereby:

Area of additional protection = Tract B Open Space — sensitive areas requiring
protection*

Tract B 203,158 SF
Sensitive Areas Requiring Protection* 191,611 SF

*Sensitive areas requiring protection:

CWS Sensitive Areas (SA) 38,964 SF
CWS Vegetated Corridor (VC) 141,230 SF
Floodplain outside of the SA and VC 1,486 SF
5% open space of net buildable site 9,949 SF
Total 191,611 SF

203,158 SF - 191,611 SF* = 11,547 SF

FINDINGS: An additional 11,547 SF of regionally significant fish and wildlife habitat will
be protected in Tract B.
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B. Standards modified
1. Lot size — Not withstanding density transfers permitted

through Chapter 16.40, when a development contains
inventoried regionally significant fish and wildlife habitats as
defined in Section 16.144.020 above, lot sizes may be reduced
up to ten percent (10%) below the minimum lot size of the zone
when an equal amount of inventoried resource above and
beyond that already required to be protected is held in a public
or private open space tract or otherwise protected from further
development.

ANALYSIS: The minimum lot size in the MDRL zone is 5,000 ft. The applicant is
proposing to reduce the lot size by up to 10% to allow a new minimum of 4,500 SF for
five (5) of the 28 lots. The applicant is also proposing to reduce the minimum lot width at
building line from 50 ft. to 45 ft. for 21 of the 27 lots.

Of the (5) lots that will be reduced below 5,000 SF, a total of reduction of 850 SF spread
between all of the lots is requested. The exception to the lot width at building line
standard does not reduce the overall lot area and therefore is not included in the
calculations. The reduction to the lot width at building line allows narrower lots in order
provide a layout that meets the lot area and density requirements while protecting the
regionally significant habitat.

The exception can be granted if an equal amount of Regionally Significant Fish and
Wildlife Habitat is protected beyond that already required by the code. As described
above the development project will protect an additional 11,547 SF of Regionally
Significant Fish and Wildlife Habitat in Tract B, which far exceeds the 850 SF required.

FINDING: This standard is met.

*k*

Chapter 16.156 - Energy Conservation
16.156.20 Standards
A. Building Orientation - The maximum number of buildings feasible

shall receive sunlight sufficient for using solar energy systems for
space, water or industrial process heating or cooling. Buildings and
vegetation shall be sited with respect to each other and the
topography of the site so that unobstructed sunlight reaches the
south wall of the greatest possible number of buildings between the
hours of 9:00 AM and 3:00 PM, Pacific Standard Time on December
21st.
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B. Wind - The cooling effects of prevailing summer breezes and
shading vegetation shall be accounted for in site design. The extent
solar access to adjacent sites is not impaired vegetation shall be
used to moderate prevailing winter wind on the site.

ANALYSIS: Street alignment within the subdivision are generally in an east-west
orientation with each lot having a south facing front or rear fagade. The Preliminary Plat
(Exhibit A15 — Sheet P1) includes a graphic depicting the summer and winter sun
location relative to the orientation of each lot. Most building will have a south facing
facade that takes advantage of the winter sunlight. The open space provided throughout
the subdivision and in Tract B will also provide a wind break in the winter and a cooler
breeze in the summer.

FINDING: These standards are met.
DIVISION VI PUBLIC INFRASTRUCTURE

Chapter 16.104 - GENERAL PROVISIONS (PUBLIC INFRASTRUCTURE)
16.104.010 - Purpose

To ensure the health, safety, and the economic stability of the community, and to
establish a quality system of public improvements, the City shall require any
buildings or other development for which public facilities and public rights-of-
way are not fully provided or improved to current City standards, to install said
improvements. Except as otherwise provided or authorized, private
improvements serving substantially the same function as equivalent public
facilities shall generally be provided and improved to the standards established
by this Code and other City regulations.

Green Street elements such as bioswales and porous pavement are encouraged
where appropriate and feasible. Where a specific design standard supporting a
green street concept is not included in the Engineering Design and Standard
Details Manual (Engineering Design Manual), the design will be considered by the
Engineering Department, provided additional documentation is provided to the
Engineering Department that documents the design is appropriate, has a design
life equal to a traditional paved street, and the maintenance costs to the City are
comparable to traditional streets.

16.104.20 - Future Improvements

The location of future public improvements including water, sanitary sewer,
storm water, streets, bicycle and pedestrian paths, and other public facilities and
rights-of-way, as depicted in the Transportation System Plan (TSP) Chapters 4, 5,
6 and 7 of the Community Development Plan are intended as general locations
only. The precise alignment and location of a public improvement shall be
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established during the land use process and shall be depicted on public
improvement plans submitted and approved pursuant to § 16.108 and other
applicable sections of this Code.

16.104.030 - Improvement Procedures

Except as otherwise provided, all public improvements shall conform to City
standards and specifications found in the Engineering Design Manual and
installed in accordance with Chapter 16.108. The Council may establish additional
specifications to supplement the standards of this Code and other applicable
ordinances. Except for public projects constructed consistent with an existing
facility plan, a public improvements shall not be undertaken until land use
approval has been granted, a public improvement plan review fee has been paid,
all improvement plans have been approved by the City, and an improvement
permit has been issued.

Chapter 16.106 - TRANSPORTATION FACILITIES
16.106.10 - Generally
A. Creation

Public streets shall be created in accordance with provisions of this
Chapter. Except as otherwise provided, all street improvements and
rights-of-way shall conform to standards for the City's functional
street classification, as shown on the Transportation System Plan
(TSP) Map (Figure 17) and other applicable City standards. The
following table depicts the guidelines for the street characteristics.

Type of | ROW | Number | Minimum | On Bike | Sidewalk | Landscape | Median
Street Width | of Land Street Lane | Width Strip Width
Lanes Width Parking | Width (exclusive
Width of curb)
Local 52’ 2 14 8’ on None | 6’ 5’ with 1’ None
one buffer
side
only
Arterial 60- 2-5 12’ Limited | 6’ 6-8’ 5’ 14’ if
102’ required

ANALYSIS: The following streets will be created or modified as part of the
development:
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e SW Brookman Road County Arterial
e SW Trillium Lane City local residential
e SW Wapato Lake Drive  City local residential

The proposed streets comply with the applicable standards of the City code and TSP.
Full findings for this chapter are provided in the City of Sherwood Engineering
Comments dated July 23, 2020 as amended and Washington County Land Use &
Transportation Comments dated July 16, 2020 as amended.

FINDING: These criteria are met as described in the sections below.
B. Street Naming

ANALYSIS: The names of all streets proposed have been previously approved under
the Middlebrook Subdivision approval in accordance with the standards in this section.

FINDING: These criteria are not applicable.

*k%k

16.106.20 - Required Improvements
A. Generally

Except as otherwise provided, all developments containing or
abutting an existing or proposed street, that is either unimproved or
substandard in right-of-way width or improvement, shall dedicate the
necessary right-of-way prior to the issuance of building permits
and/or complete acceptable improvements prior to issuance of
occupancy permits. Right-of-way requirements are based on
functional classification of the street network as established in the
Transportation System Plan, Figure 17.

ANALYSIS:

SW Brookman Rd. — the south property line abuts SW Brookman Rd. which is classified
as a County arterial. A right-of-way dedication of 33 ft. and an 8 ft. PUE dedication is
required along the entire site frontage. The new right-of-way width in front of the subject
site will be 53 ft. to centerline. As described in the engineering comments, a fee-in-lieu
of construction for half street improvements along the site frontage with Brookman Rd.
is required. The applicant is proposing to connect the Community Trail to new sidewalk
to the west of the site that will be constructed as part of the Middlebrook Subdivision.

SW Wapato Lake Drive — the development will complete the through connection of SW
Wapato Lake Drive that is required in order to connect to the surrounding Middlebrook
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Subdivision. The applicant is required to dedicate right-of-way and construct
improvements to local street standards. The alignment of the street conforms to the
alignment shown in the Middlebrook Subdivision Preliminary Street Plan (Exhibit C4)
and will provide access to Lots 12 — 28 as shown in the Preliminary Plat. The right-of-
way width will be 52 ft. and the improvements will match the design approved as part of
the Middlebrook Subdivision.

SW Trillium Lane — the northern property line abuts SW Trillium Lane which will provide
access to Lots 1 — 11 of the proposed subdivision. The applicant is required to dedicate
right-of-way and construct improvements to local street standards. The developer of the
Middlebrook Subdivision will be constructing the northern 3/4 portion of the street and
the applicant is required to complete the southern 1/4 portion of the street. The final
right-of-way width will be 52 ft. and the improvements will match the design approved as
part of the Middlebrook Subdivision street cross section.

FINDING: These criteria is met as conditioned below.

RECOMMENDED CONDITION OF APPROVAL A12: WACO Transportation
Development Tax (TDT) credit eligible offsets will be based on requirements and
limitations established by WACO Ordinance Mo. 691A, as modified by Ordinances 729,
741, 746-A, 751 and 793-A, and as described in WACQO’s Countywide Transportation
Development Tax Procedures Manual, dated July 2019. City Transportation SDC credit
eligible off-sets will be based on requirements and limitations established by City of
Sherwood Municipal Code Chapter 15.16 — System Development Charges and Chapter
15.20 — Park and Recreation System Development Charges on New Development.

RECOMMENDED CONDITION OF APPROVAL B16: Prior to Final Approval of Plat,
applicant shall show a 33-foot wide right-of-way dedication to WACO along the SW
Brookman Road frontage, meeting WACOQO's standards for half of a 5-lane arterial
right-of-way section width of 53-feet as measured from the existing right-of-way
centerline.

RECOMMENDED CONDITION OF APPROVAL E5: Prior to Issuance of the Engineering
Compliance Agreement, the following payments shall be made to the City, and distributed
into the appropriate fund accounts (either WACO TDT or City transportation SDC) as
determined by the applicant.

1. Brookman Road frontage right-of-way land dedication.

a. WACO is requiring a 33-foot wide right-of-way dedication along the frontage of
SW Brookman Road.

b. WACO Tax Assessors Market Land Valuation of $434,520.00 per acre shall be
used to evaluate right-of-way dedication land value. This returns a valuation
for the right-of-way dedication of $23,520.38.
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c. Right-of-Way land valuation shall be credit eligible against either WACO TDT
fees (100%), or the City transportation SDC fees (100%), or a combination of
the two fees that does not exceed $23,520.38.

2. SW Sunset Boulevard/SW Woodhaven Drive TIA mitigation item.#1

a. A proportionate share cost of $7,897.92 for a signalized intersection
improvements.

b. Mitigation item #1 is credit eligible at 100% for WACO TDT fees, or 100%
City transportation SDC fees, or a combination of the two fees not to exceed
$7,897.92.

3. SW Sunset Boulevard/SW Timbrel Lane TIA mitigation item #2

a. A proportionate share cost of $5,887.85 for a mini-roundabout intersection
improvement

b. Mitigation item #1 is credit eligible at 100% for WACO TDT fees, or 100%
City transportation SDC fees, or a combination of the two fees not to exceed
$5,887.65

4. SW Ladd Hill Road/SW Main Street/SW Sunset Boulevard mitigation item #3

a. A proportionate share cost of $7,812.50 for a signalized intersection
improvement

b. Mitigation item #3 is credit eligible at 100% for WACO TDT fees, or 100%
City transportation SDC fees, or a combination of the two fees not to exceed
$7,812.50

5. SW Baker Road/SW Murdock Road/SW Sunset Boulevard mitigation item #4

a. A proportionate share cost of $26,627.22 for addition of turn lane
intersection improvements

b. Mitigation item #4 is credit eligible at 100% for WACO TDT fees, or 100%
City transportation SDC fees, or a combination of the two fees not to exceed
$26,627.22

6. SW Brookman Road/Hwy 99W mitigation item #5

a. ODOT requires a proportionate share fee in-lieu-of construction payment of
$21,131.32 for a signalized intersection improvement.

b. Mitigation item #5 is not credit eligible for either WACO TDT or City
transportation SDC as mitigation item #5 is an ODOT safety improvement
requirement for an ODOT owned facility.

7. SW Brookman Road Frontage Improvements Fee In-Lieu-Of Construction Payment

a. A fee in-lieu-of construction payment of $242,384.14 shall be made for
frontage improvements along SW Brookman Road.

b. The fee in-lieu-of construction payment shall be credit eligible at 100% for
WACO TDT fees, 100% City transportation SDC fees, or a combination of
the two fees not to exceed $242,384.14.

RECOMMENDED CONDITION OF APPROVAL F8: Prior to Issuance of Building Permits,
the applicant shall submit for and obtain a credit voucher for mitigation items payments
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and fee in-lieu-of construction payment required in Condition items 1 through 7 above.

RECOMMENDED CONDITION OF APPROVAL H4: Prior to Final Grant of
Occupancy, all TDT and SDC credit requests on credit eligible public improvements
must be submitted in accordance with WACO Ordinance Mo. 691A, as modified by
Ordinances 729, 741, 746-A, 751 and 793-A, and City of Sherwood Municipal Code
Chapter 15.16 — System Development Charges and Chapter 15.20 — Park and
Recreation System Development Charges on New Development, and conform and
comply with the standards and requirements stated therein.

RECOMMENDED CONDITION OF APPROVAL EB6: Prior to Final Approval of
Engineering Plans, the street lighting design shall include a photometric analysis report
for review and approval by City Engineering. City lighting standards require
Westbrooke fixtures on all internal streets to the subdivision. Street lighting for SW
Brookman Road frontage shall conform to WACO standards.

RECOMMENDED CONDITION OF APPROVAL G4: Prior to Final Acceptance of
Constructed Public Improvements, connection of the development area to the public
transportation improvements being constructed by the adjacent Middlebrook
Subdivision, will not be permitted until such time as the public transportation
improvements being constructed by the Middlebrook Subdivision have been
constructed, have received final inspection approval, and have been accepted as public
infrastructure by the City. Until that time, a minimum 10-foot physical separation
between the Riverside at Cedar Creek site development public transportation
infrastructure improvements and the adjacent Middlebrook Subdivision public
transportation infrastructure improvements shall be maintained.

RECOMMENDED CONDITION OF APPROVAL G5: Prior to Final Acceptance of
Constructed Public Improvements, all conditions and requirements listing in a letter
submitted by WACO, dated July 16, 2020 shall be complied with.

RECOMMENDED CONDITION OF APPROVAL E7: Prior to Final Approval of
Engineering Plans, applicant shall submit a separate design modification request for
each non-conforming public infrastructure design element, to the City Engineer for
review and approval.

RECOMMENDED CONDITION OF APPROVAL D1: Prior to issuance of site grading
from the City of Sherwood, the applicant shall obtain a Washington County facility
permit for construction of the following public improvements on SW Brookman Rd:
A. Submit the following to Washington County Public Assurance Staff (503-
846-3843):

1. Completed "Design Option"” form (original signed copy).
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$10,000.00 Administration Deposit.

NOTE: The Administration Deposit is a cost-recovery account used
to pay for County services provided to the developer, including plan
review and approval, field inspections, as-built approval, and
project administration. The Administration Deposit amount noted
above is an estimate of what it will cost to provide these services. If,
during the project, the Administration Deposit account is falls below
County approved level, additional funds will be requested to cover
the estimated time left on the project (at then-current rates per the
adopted Washington County Fee Schedule). If there are any
unspent funds at project close out, they will be refunded to the
applicant. Any point of contact with County staff can be a
chargeable cost. If project plans are not complete or do not comply
with County standards and codes, costs will be higher. There is a
charge to cover the cost of every field inspection. Costs for
enforcement actions will also be charged to the applicant.

Copy of the City’s Notice of Decision (NOD) and the County’s letter

dated July 16, 2020.

Engineering plans and Geotech/Pavement report via ProjectDox for

construction of the following public improvements to County

standards:

a. Closure of all existing access from the subject tax lot to SW
Brookman Road.

b. Pavement widening taper to match Middlebrook Subdivision
to the west and the Reserve @ Cedar Creek to the east per
the County Engineer.

C. All work within the ROW of SW Brookman Road, including
the Community Trail to County Standards.

RECOMMENDED CONDITION OF APPROVAL B16: Prior to final plat approval, the
following shall be shown on the plat and recorded with Washington County Survey

Division:

Dedication of additional 33 feet right-of-way to provide 53 feet from
the centerline of SW Brookman Road, including an 8 foot PUE.

RECOMMENDED CONDITION OF APPROVAL H5: Prior to occupancy permits, the
following requirements shall be met:

A.

B.

The road improvements required in condition I.A.4. above shall be
completed and approved by Washington County.

Pay a fee in-lieu of constructing 5-lanes (half-width) on SW Brookman
Road to the City in compliance with the Notice of Decision
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B. Existing Streets
Except as otherwise provided, when a development abuts an existing
street, the improvements requirement shall apply to that portion of
the street right-of-way located between the centerline of the right-of-
way and the property line of the lot proposed for development. In no
event shall arequired street improvement for an existing street
exceed a pavement width of thirty (30) feet.

ANALYSIS: The subject property has frontage on Brookman Rd. which is an existing
arterial street. The developer is required to dedicate right-of-way to obtain a 53-foot
width to centerline. Half street improvements are not required at this time and therefore
the 30 ft. half street pavement width will not be exceeded.

FINDING: This standard is met.

C. Proposed Streets
1. Except as otherwise provided, when a development includes
or abuts a proposed street, in no event shall the required
street improvement exceed a pavement width of forty (40)feet.
2. Half Streets: When a half street is created, a minimum of 22
feet of driving surface shall be provided by the developer.

ANALYSIS: SW Trillium Lane and SW Wapato Lake Drive are proposed streets within
the subdivision. As shown in the Typical Street Cross Section drawings (Exhibit A15 —
Sheet P8), no pavement widths will exceed 40 ft.

FINDING: This standard is met.

D. Extent of Improvements

1. Streets required pursuant to this Chapter shall be dedicated
and improved consistent with Chapter 6 of the Community
Development Plan, the TSP and applicable City specifications
included in the City of Sherwood Construction Standards.
Streets shall include curbs, sidewalks, catch basins, street
lights, and street trees. Improvements shall also include any
bikeways designated on the Transportation System Plan map.
Applicant may be required to dedicate land for required public
improvements only when the exaction is directly related to and
roughly proportional to the impact of the development,
pursuant to Section 16.106.090.

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

a.

b.

A partial improvement is not feasible due to the inability
to achieve proper design standards;

A partial improvement may create a potential safety
hazard to motorists or pedestrians.

Due to the nature of existing development on adjacent
properties it is unlikely that street improvements would
be extended in the foreseeable future and the
iImprovement associated with the project under review
does not, by itself, provide a significant improvement to
street safety or capacity;

The improvement would be in conflict with an adopted
capital improvement plan;

The improvement is associated with an approved land
partition on property zoned residential use and the
proposed land partition does not create any new streets;
or

Additional planning work is required to define the
appropriate design standards for the street and the
application is for a project that would contribute only a
minor portion of the anticipated future traffic on the
street.

ANALYSIS: Per, the Engineers’ Comments, frontage improvements along SW
Brookman Road are required to City standards. However, to meet WACO standards for
a 5-lane arterial, significant grading of the existing road section would need to take
place. The cost of reconstructing SW Brookman Road to meet WACO design standards
would be very expensive and not proportional to the impacts of a 28-lot subdivision.
Given the significant grade differences required to meet WACO design standards, City
required frontage improvements along SW Brookman Road are being deferred until
such time that SW Brookman Road is improved as a WACO capital improvement

project.

Given the improvement deferment, a fee in-lieu-of construction for the City required
frontage improvements will be required. The in-lieu fee amount will be based on the
estimated cost of the deferred items with a 125% multiplying factor to account for
difference in the value of the improvements over time, as approved by the City

Engineer.

Full findings are provided in the Engineers Comments’ July 23, 2020 and the
Washington County Land Use & Transportation Comments dated July 16, 2020.
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FINDING: These criteria are met as conditioned above.

E. Transportation Facilities Modifications

1.

A modification to a standard contained within this Chapter
and Section 16.58.010 and the standard cross sections
contained in Chapter 8 of the adopted TSP may be granted in
accordance with the procedures and criteria set out in this
section.

A modification request concerns a deviation from the general
design standards for public facilities, in this Chapter, Section
16.58.010, or Chapter 8 in the adopted Transportation System
Plan. The standards that may be modified include but are not
limited to:

a. Reduced sight distances.

Vertical alignment.

Horizontal alignment.

Geometric design (length, width, bulb radius, etc.).

Design speed.

Crossroads.

Access policy.

A proposed alternative design which provides a plan

superior to these standards.

I. Low impact development.

J- Access Management Plans

Modification Procedure

a. A modification shall be proposed with the application
for land use approval.

b. A modification is processed as a Type Il application.
Modification requests shall be processed in conjunction
with the underlying development proposal.

C. When a modification is requested to provide a green
street element that is not included in the Engineering
Design Manual, the modification process will apply, but
the modification fee will be waived.

Criteria for Modification: Modifications may be granted when

criterion 4a and any one of criteria 4b through 4e are met:

a. Consideration shall be given to public safety, durability,
cost of maintenance, function, appearance, and other
appropriate factors to advance the goals of the adopted
Sherwood Comprehensive Plan and Transportation
System Plan as a whole. Any modification shall be the
minimum necessary to alleviate the hardship or
disproportional impact.

SQ "0 Q0o
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b. Topography, right-of-way, existing construction or
physical conditions, or other geographic conditions
impose an unusual hardship on the applicant, and an
equivalent alternative which can accomplish the same
design purpose is available.

C. A minor change to a specification or standard is
required to address a specific design or construction
problem which, if not enacted, will result in an unusual
hardship. Self- imposed hardships shall not be used as
areason to grant a modification request.

d. An alternative design is proposed which will provide a
plan equal to or superior to the existing street
standards.

e. Application of the standards of this chapter to the

development would be grossly disproportional to the
impacts created.

ANALYSIS: The subdivision will complete a new block that is bordered by SW White
Oak Terrace to the west, SW Trillum Lane to the north, and SW Wapato Lake Drive to
the south/east. The proposed block will be approximately 850 ft. in length and exceed
the 530 ft. limit required by SZCDC § 16.106.030(B)(3). Therefore, a design
modification meeting the criteria of this section is required. Based on the information
provided in the application, staff finds that a modification to the meets the criteria for an
exception to the block length.

Subsection (4a) criteria:

A direct north-south street connection is not proposed with the subdivision due to the
location and extent of Cedar Creek on the property. The creek corridor contains
floodplain, wetlands, and other sensitive habitat that warrant protection. Development of
this area, including streets, would require mitigation of the environmental impacts and
ongoing maintenance of a street or bridge over a sensitive area. The exception to the
block length standard will allow protection of the natural resources on the site and
provide enhanced recreational amenities for the development which is in alignment with
the City’s Comprehensive Plan.

Subsection (4b) criteria:

The site faces an unusual hardship that warrants a modification to the block length
standards based on the physical conditions (stream corridor) and the location of
surrounding right-of-way. A north-south street connection between SW Brookman Rd.
and SW Wapato Lake Drive on the subject site would result in significant impacts to the
designated environmental resources. Any right-of-way in this location would likely only
be used for as an access point to and from SW Brookman Rd., as sensitive areas would
restrict creation of new lots on either side of a street.
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A north-south street connection between SW Trillium Lane and SW Wapato Lake Drive
is also not practicable due to the surrounding development pattern and overall site
constraints imposed by the creek. The block to the north of the subject site is formed by
two north-south running streets — SW Oberst Ct. to the east and SW Wapato Lake Drive
to the west. SW Oberst court is located just east of the subject site and creates a “T”
intersection with SW Trillium Lane. While a southern extension of this street would
create a shorter block for the proposed subdivision, the land has already been platted
as part of the Middlebrook Subdivision. Installation of a new north-south street between
SW Trillium Lane and SW Wapato Lake Drive would create an additional mid-block “T”
intersection along SW Trillium Lane and result in fourth such intersection within a single
block. This approach to streets is prohibited under SZCDC § 16.106.040 which
addresses street staggering and “T” intersections.

As an alternative to a full vehicular street connection, the development will provide a 15
ft. wide pedestrian easement between Lots 6/7 and 14/15. This alternative will shorten
the block length for bicyclists and pedestrians and accomplish the design goals of
providing walkable street lengths within residential subdivisions.

FINDING: The criteria for a modification to the block length standard has been met.

16.106.30 - Location
A. Generally

The location, width and grade of streets shall be considered in their
relation to existing and planned streets, topographical conditions,
and proposed land uses. The proposed street system shall provide
adequate, convenient and safe traffic and pedestrian circulation, and
intersection angles, grades, tangents, and curves shall be adequate
for expected traffic volumes. Street alignments shall be consistent
with solar access requirements as per Chapter 16.156, and
topographical considerations.

ANALYSIS: The proposed development and associated street improvements have
been designed and located to provide access to each of the planned lots to City
standards; to meet arterial standards; and to extend existing street stubs through the
site in a logical manner. The existing streets (SW Brookman Road, SW Wapato Lake
Drive, SW Trillium Road) dictate to a large degree the circulation system within the site,
including intersection angles, grades, tangents, and curves, and therefore lot
orientation. Adequate, convenient and safe pedestrian circulation is provided through
public sidewalks and publicly accessible trails within the development. Street alignments
are consistent with the solar access requirements of Chapter 16.156 as discussed
above.

FINDING: This criterion is met.

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

16).

ANALYSIS: The Local Street Connectivity Map (Figure 18) of the City of Sherwood
Transportation System Plan shows conceptual street connections, including those along
SW Brookman Road. Footnotes for Figure 18 identify that the alignments shown are
approximate and may vary, and it is considered that the street connection of SW White

Oak Terrace within the approved Middlebrook Subdivision effectively serves as the
connection indicated in Figure 18 near the subject site, given arterial access spacing
restrictions on SW Brookman Road. Further, an additional north-south connection
through the site is not practicable due to the location of significant natural resources

bisecting the site.

FINDING: This criterion is met.

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

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

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

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

Driveways that are more than 24 feet in width shall align
with existing streets or planned streets as shown in the
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Local Street Connectivity Map in the adopted
Transportation System Plan (Figure 17), except where
prevented by topography, rail lines, freeways, pre-
existing development, or leases, easements, or
covenants.

ANALYSIS: Access to SW Brookman Road is located in the general vicinity as
indicated on Figure 18 through SW White Oak Terrace (Middlebrook Subdivision), and
existing streets will be extended through (SW Wapato Lake Drive) and/or across the

frontage of the site (SW Trillium Road). No additional street connectivity to any adjacent
property is required.

FINDING: This criterion is met.

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

ANALYSIS: The new triangular shaped block created by the subdivision will be
approximately 850 ft. in length and exceed the limit above. As discussed above, a
design modification to the block length standard is warranted based on the site
constraints.

FINDING: This standard is met as described in the analysis and findings for SZCDC §
16.106.020(E) above.

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

ANALYSIS: This project does not involve a street crossing of Cedar Creek, the
significant natural water resource on the site.

FINDING: This standard does not apply.

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

ANALYSIS: A vehicular block cannot be formed to the south to connect SW Wapato
Lake Drive to SW Brookman Road due to the location of Cedar Creek and its
associated floodplain, however a pedestrian and bicycle connection has been provided
between the two separate portions of the site via an existing driveway crossing at the
south eastern corner of the site.

FINDING: This standard is met.

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

ANALYSIS: The applicant is proposing a 15 ft. wide pedestrian easement between lots
6/7 and 14/15. The pathway will provide bike and pedestrian connectivity as a full north-
south street connection is not feasible. The pathway is located at the approximate mid-
point of the block and is less than 300 ft. from the western and eastern ends of the
platted block that is currently under review. An additional accessway towards the west
end of the block is not feasible because it has already been platted as part of the
Middlebrook Subdivision.

FINDING: This standard is met.

7. Exceptions. Streets, bike, and pedestrian connections need
not be constructed when any of the following conditions
exists:

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

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

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

ANALYSIS: Street connections cannot be created between the northern portion of the
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site and SW Brookman Road, due to the location of Cedar Creek and its associated
flood plains bifurcating the site into northern and southern sections. Street connections
are made to the east of the site through the Middlebrook Subdivision. In lieu of providing
street connections between the northern portions of the development and SW
Brookman Road, an extensive network of pedestrian paths in pedestrian access

easements are provided throughout the site, with both north-south and east-west
connections provided.

FINDING: This criterion is met.

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

ANALYSIS: Public and private utilities are proposed to be located underground with the
construction of streets and accessways through the site.

FINDING: This standard is met as conditioned below.

RECOMMENDED CONDITION OF APPROVAL A13: Per SZCDC § 16.118, all new
utilities shall be placed underground unless covered by exceptions noted under Section
16.118.040, and as approved by the City Engineer.

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

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

5. Local 26 feet

ANALYSIS: Dedication of 33 ft. of right-of-way to Washington County along the site
frontage with SW Brookman Road is shown on the submitted plan set, creating a right-
of-way meeting or exceeding the required standard. All other streets will be improved to
their full standards by the developer and do not require additional setbacks or
dedications.

FINDING: This standard is met.

16.106.40 - Design

Standard cross sections showing street design and pavement dimensions are

located in the City of Sherwood's Engineering Design Manual.

A. Reserve Strips

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

ANALYSIS: No reserve strips or street plugs are proposed.
FINDING: This standard does not apply.

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

ANALYSIS: As shown on the submitted plan set, there are no specific public street
intersections created which would create offsets. Both street intersections created by
the plat are located as required to align with the approved Middlebrook Subdivision.

A new north-south street connection between SW Wapato Lake Drive and SW Trillium
Lane would create “T” intersections which are not supported by this section. A mid-block
pedestrian easement has been provided to improve bike and pedestrian circulation.

FINDING: This standard is met.

C. Future Extension
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Where necessary to access or permit future subdivision or
development of adjoining land, streets must extend to the boundary
of the proposed development and provide the required roadway

width. Dead-end streets less than 100' in length must comply with
the Engineering Design Manual.

A durable sign must be installed at the applicant's expense. The sign
is required to notify the public of the intent to construct future
streets. The sign must read as follows: "This road will be extended
with future development. For more information contact the City of
Sherwood Engineering Department.”

ANALYSIS: The site is not located such that additional or future access to adjoining
properties is required. To the west, the development proposes to extend the approved
stub of SW Wapato Lake Drive from the Middlebrook Subdivision; to the north, the
approved 3/4 section of SW Trillium Road will be expanded to its full section; to the east
no connections are provided or required to the Reserve at Cedar Creek development
due to the location of significant natural resources, with the exception of a pedestrian
trail to link to a proposed trail within that development; and to the south of the site is the
SW Brookman Road right-of-way, which will dedicated to meet County arterial width
standards.

FINDING: This standard is met.

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

ANALYSIS: At the west end of the site, SW Wapato Lake Drive will be extended from
an existing street stub, and will therefore meet this requirement. At the north east
corner, SW Wapato Lake Drive will intersect with SW Trillium Road as aligned with the
northern portion of SW Wapato Lake Drive. Due to the location of significant natural
resources and efficient use of the site, the angle of this intersection will be less than 90
degrees. Additional right-of-way and corner radius have been provided to ease right in
turns from east bound SW Trillium Road. The final intersection angles will be reviewed
through with the final engineering plans and be required to meet City standards.

FINDING: This standard is met.

E. Cul-de-sacs
1. All cul-de-sacs shall be used only when exceptional
topographical constraints, existing development patterns, or
compliance with other standards in this code preclude a street
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extension and circulation. A cul-de-sac shall not be morethan

two hundred (200) feet in length and shall not provide access
to more than 25 dwelling units.

All cul-de-sacs shall terminate with a turnaround in
accordance with the specifications in the Engineering Design
Manual. The radius of circular turnarounds may be larger when
they contain a landscaped island, parking bay in their center,
Tualatin Valley Fire and Rescue submits a written request, or
an industrial use requires a larger turnaround for truck access.
Public easements, tracts, or right-of-way shall provide paved
pedestrian and bicycle access ways at least 6 feet wide where
a cul-de-sac or dead-end street is planned, to connect the
ends of the streets together, connect to other streets, or
connect to other existing or planned developments in
accordance with the standards of this Chapter, the TSP, the
Engineering Design Manual or other provisions identified in
this Code for the preservation of trees.

ANALYSIS: No cul-de-sacs will be created as part of the subdivision.

FINDING: This standard is met.

F.

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

ANALYSIS: All street grades within the development have been designed in
accordance with the applicable City standards. The City’s engineering department will
review the grades and curves of the site during approval of the final engineering plans.

FINDING: This standard will be met.

G.

Streets Adjacent to Railroads

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

ANALYSIS: No streets associated with the development are adjacent to a railroad.

FINDING: This standard does not apply.
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Buffering of Major Streets

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

ANALYSIS: The subject site abuts SW Brookman Road, a county Arterial street. All lots
within the development are buffered from SW Brookman Road by the 15-foot
landscaped visual corridor required SZCDC § 16.142.040, and/or approximately 180
feet of resource area located within Tract B.

FINDING: This standard is met.

Median Islands

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

ANALYSIS: Frontage improvements along SW Brookman Road are not proposed to
include a median, and County staff have not indicated that a median island would be
required as part of this development.

FINDING: This standard does not apply.

J.

Transit Facilities

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

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

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

3. Provide a transit passenger landing pad accessible to disabled

persons (if not already existing to transit agency standards).
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4, Provide an easement or dedication for a passenger shelter and
underground utility connection from the new development to
the transit amenity if requested by the public transit provider.

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

ANALYSIS: The City’s TSP identifies SW Brookman Road as a potential corridor for
future transit enhancements. However, the street is not currently served by transit. In
addition, the site frontage on SW Brookman Rd. is constrained by sensitive habitat. As
such it is not a preferred location for transit enhancement improvements. The applicant
is providing a pedestrian pathway to SW Brookman Rd. which can provide access to
future transit improvements on the street. Transit enhancements are not practicable at
this time and are not required.

FINDING: This standard is met.

K. Traffic Controls

1. Pursuant to Section 16.106.080, or as otherwise required by
the City Engineer, an application must include a traffic impact
analysis to determine the number and types of traffic controls
necessary to accommodate anticipated traffic flow.

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

ANALYSIS: A Transportation Impact Analysis (TIA) has been submitted with this
application, prepared by Lancaster Mobley, and dated April 8, 2020. SZCDC §
16.106.80 requires analysis of all intersections where fifty (50) or more peak hour
vehicle trips can be expected to result from the development. The 12 intersections (10
existing and 2 future) included in the TIA are identical to the Middlebrook and Reserve
at Cedar Creek Subdivision studies for consistency; however, none of the studied
intersections are projected to experience 50 or more peak hour vehicle trips resulting
from this development.

The TIA summarized the following with regard to intersection impacts:
- All study intersections are projected to operate acceptably per their respectively
jurisdictional standards by year 2024 with buildout of the proposed subdivision.

No operational mitigation is necessary as part of the proposed Cedar Creek
Subdivision.
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- The Reserve at Cedar Creek Transportation Impact Analysis (TIA) — Sherwood,
Oregon, dated September 19th, 2019, identified four intersections as currently
exceeding acceptable jurisdictional standards. Based on the projected site trip
impacts to these intersections, a total proportionate share fee to mitigate impacts
of $48,207.49 was calculated.

FINDING: This standard is met.

L.

Traffic Calming

1.

The following roadway design features, including internal
circulation drives, may be required by the City in new
construction in areas where traffic calming needs are
anticipated:

a. Curb extensions (bulb-outs).

b Traffic diverters/circles.

C. Alternative paving and painting patterns.

d Raised crosswalks, speed humps, and pedestrian
refuges.

e. Other methods demonstrated as effective through peer

reviewed Engineering studies.
With approval of the City Engineer, traffic calming measures
such as speed humps and additional stop signs can be
applied to mitigate traffic operations and/or safety problems
on existing streets. They should not be applied with new street
construction unless approved by the City Engineer and
Tualatin Valley Fire & Rescue.

ANALYSIS: No specific or new traffic calming measures have been identified as
required or proposed for this development.

FINDING: This standard is met.

M.

Vehicular Access Management

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

1.

Measurement: See the following access diagram where R/W =

Right-of-Way; and P.l. = Point-of-Intersection where P.I. shall

be located based upon a 90 degree angle of intersection

between ultimate right-of-way lines.

a. Minimum right-of-way radius at intersections shall
conform to City standards.
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All minimum distances stated in the following sections
shall be governed by sight distance requirements
according to the Engineering Design Manual.

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

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

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

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

C.
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Collectors:

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

Where joint access is available it shall be used, provided
that such use is consistent with Section 16.96.040, Joint
Access. No use will be permitted direct access to a
Collector within one- hundred (100) feet of any present
Point "A." Minimum spacing between driveways (Point
"C" to Point "C") shall be one-hundred (100) feet. In all
instances, access points near an intersection with a
Collector or Arterial shall be located beyond the
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3.

influence of standing queues of the intersection in
accordance with AASHTO standards. This requirement
may result in access spacing greater than one hundred
(100) feet.

Exceptions to Access Criteria for City-Owned Streets

a.

Alternate points of access may be allowed if an access
management plan which maintains the classified
function and integrity of the applicable facility is
submitted to and approved by the City Engineer as the
access management plan must be included as part of
the land use submittal or an application for modification
as described in § 16.106.020 E. (Transportation Facilities
Modifications).

Access in the Old Town (OT) Overlay Zone

Access points in the OT Overlay Zone shown in an
adopted plan such as the Transportation System Plan,
are not subject to the access spacing standards and do
not need a variance. However, the applicant shall submit
a partial access management plan for approval by the
City Engineer. The approved plan shall be implemented
as a condition of development approval.

ANALYSIS: The submitted plans for the application demonstrate that the vehicular
access management standards above are met. Both street access points, including the
east and west ends of the extension of SW Wapato Lake Drive, meet the required City
access spacing standards, and are located generally as shown on plans submitted and
approved with the Middlebrook Subdivision. The development will access SW
Brookman Road via SW White Oak Terrace, which was also proposed and approved
through the Middlebrook Subdivision. The site does not access Highway 99W and is not
located in the Old Town Overlay District.

FINDING: These criteria are met.

N. Private Streets

1.

The construction of a private street serving a single-family

residential development is prohibited unless it provides
principal access to two or fewer residential lots or parcels (i.e.

flag lots).

Provisions shall be made to assure private responsibility for

future access and maintenance through recorded easements.

Unless otherwise specifically authorized, a private street shall
comply with the same standards as a public street identified in

the Community Development Code and the Transportation

System Plan.
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3. A private street shall be distinguished from public streets and
reservations or restrictions relating to the private street shall
be described in land division documents and deed records.

4. A private street shall also be signed differently from public
streets and include the words "Private Street".

ANALYSIS: Findings and conditions for private streets are addressed under SZCDC §
16.118.050 below.

FINDING: These criteria are met per Condition of Approval B23 & G17.

16.106.60 - Sidewalks
A. Required Improvements

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

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

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

ANALYSIS: As shown on the submitted plan set, sidewalks meeting city local street
standards will be provided along both sides of the extension of SW Wapato Lake Drive,
and along the site frontage with SW Trillium Road. Street improvements are not
proposed along subject site’s frontage of SW Brookman Road, however, the planned
right-of-way dedication will provide adequate area for a sidewalks at the time of
improvements.

FINDING: This standard is met.

B. Design Standards

1. Arterial and Collector Streets
Arterial and collector streets shall have minimum six (6) or
eight (8) foot wide sidewalks/multi-use paths, located as
required by this Code. Residential areas shall have a minimum
of a six (6) foot wide sidewalk and commercial industrial areas
shall have a minimum of an eight (8) foot wide sidewalk.

2. Local Streets
Local streets shall have minimum five (5) foot wide sidewalks,
located as required by this Code.
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3. Handicapped Ramps
Sidewalk handicapped ramps shall be provided at all
intersections.

ANALYSIS: SW Brookman Road is classified as a County Arterial and the planned
right-of-way dedication will provide adequate area for a sidewalk within the proposed
street section. Local streets are provided with a six-foot wide sidewalk as shown in the
plans. The applicant’s narrative states handicapped ramps will be provided as required
by code.

FINDING: These criteria are met.

C. Pedestrian and Bicycle Paths
Provide bike and pedestrian connections on public easements or
right-of-way when full street connections are not possible, with
spacing between connections of no more than 330 feet except where
prevented by topography, barriers such as railroads or highways, or
environmental constraints such as rivers and streams.

ANALYSIS: The applicant is proposing a 15 ft. wide pedestrian easement between lots
6/7 and 14/15. The pathway will provide bike and pedestrian connectivity as a full north-
south street connection is not feasible. The pathway is located at the approximate mid-
point of the block and is less than 300 ft. from the western and eastern ends of the
platted block that is currently under review. An additional accessway towards the west
end of the block is not feasible because it has already been platted as part of the
Middlebrook Subdivision.

FINDING: This standard is met.

16.106.070 - Bike Lanes

If shown in Figure 13 of the Transportation System Plan, bicycle lanes shall be
installed in public rights-of-way, in accordance with City specifications. Bike
lanes shall be installed on both sides of designated roads, should be separated
from the road by a twelve-inch stripe or other means approved by Engineering
Staff, and should be a minimum of five (5) feet wide.

ANALYSIS: Figure 13 of the City of Sherwood Transportation System Plan (TSP),
identifies that bicycle lanes are required along SW Brookman Road. SW Brookman
Road is under the jurisdiction of Washington County. The planned right-of-way
dedication will provide adequate area for a bike lane within the proposed street section.

FINDING: This standard is met.
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16.106.80 - Traffic Impact Analysis (TIA)

A. Purpose
The purpose of this section is to implement Sections 660-012-
0045(2)(b) and -0045(2)(e) of the State Transportation Planning Rule
(TPR), which require the City to adopt performance standards and a
process to apply conditions to land use proposals in order to
minimize impacts on and protect transportation facilities. This
section establishes requirements for when a traffic impact analysis
(TIA) must be prepared and submitted; the analysis methods and
content involved in a TIA; criteria used to review the TIA; and
authority to attach conditions of approval to minimize the impacts of
the proposal on transportation facilities.
This section refers to the TSP for performance standards for
transportation facilities as well as for projects that may need to be
constructed as mitigation measures for a proposal’s projected
impacts. This section also relies on the City's Engineering Design
Manual to provide street design standards and construction
specifications for improvements and projects that may be
constructed as part of the proposal and mitigation measures
approved for the proposal.

B. Applicability
A traffic impact analysis (TIA) shall be required to be submitted to
the City with a land use application at the request of the City
Engineer or if the proposal is expected to involve one (1) or more of
the following:

1. An amendment to the Sherwood Comprehensive Plan or
zoning map.

2. A new direct property approach road to Highway 99W is
proposed.

3. The proposed development generates fifty (50) or more PM

peak-hour trips on Highway 99W, or one hundred (100) PM
peak-hour trips on the local transportation system.

4. An increase in use of any adjacent street or direct property
approach road to Highway 99W by ten (10) vehicles or more
per day that exceed the twenty thousand-pound gross vehicle
weight.

5. The location of an existing or proposed access driveway does
not meet minimum spacing or sight distance requirements, or
is located where vehicles entering or leaving the property are
restricted, or such vehicles are likely to queue or hesitate at an
approach or access connection, thereby creating a safety
hazard.
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6. A change in internal traffic patterns that may cause safety
problems, such as back up onto the highway or traffic crashes
in the approach area.

C. Requirements

The following are typical requirements that may be modified in
coordination with Engineering Staff based on the specific
application.

1.

Pre-application Conference. The applicant shall meet with the
City Engineer prior to submitting an application that requires a
TIA. This meeting will be coordinated with Washington County
and ODOT when an approach road to a County road or
Highway 99W serves the property, so that the TIA will meet the
requirements of all relevant agencies.

Preparation. The TIA shall be prepared by an Oregon
Registered Professional Engineer qualified to perform traffic
Engineering analysis and will be paid for by the applicant.
Typical Average Daily Trips and Peak Hour Trips. The latest
edition of the Trip Generation Manual, published by the
Institute of Transportation Engineers (ITE), shall be used to
gauge PM peak hour vehicle trips, unless a specific trip
generation study that is approved by the City Engineer
indicates an alternative trip generation rate is appropriate.
Intersection-level Analysis. Intersection-level analysis shall
occur at every intersection where the analysis shows that fifty
(50) or more peak hour vehicle trips can be expected to result
from the development.

Transportation Planning Rule Compliance. The requirements
of OAR 660-012-0060 shall apply to those land use actions that
significantly affect the transportation system, as defined by
the Transportation Planning Rule.

D. Study Area
The following facilities shall be included in the study area for all

TIAS:
1.

w

All site-access points and intersections (signhalized and
unsignalized) adjacent to the proposed development site. If the
site fronts an arterial or collector street, the analysis shall
address all intersections and driveways along the site frontage
and within the access spacing distances extending out from
the boundary of the site frontage.

Roads and streets through and adjacent to the site.

All intersections needed for signal progression analysis.

In addition to these requirements, the City Engineer may
require analysis of any additional intersections or roadway
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links that may be adversely affected as a result of the
proposed development.
E. Analysis Periods

To adequately assess the impacts of a proposed land use action, the

following study periods, or horizon years, should be addressed in

the transportation impact analysis where applicable:

1. Existing Year.

2. Background Conditions in Project Completion Year. The
conditions in the year in which the proposed land use action
will be completed and occupied, but without the expected
traffic from the proposed land use action. This analysis should
account for all City-approved developments that are expected
to be fully built out in the proposed land use action horizon
year, as well as all planned transportation system
improvements.

3. Full Buildout Conditions in Project Completion Year. The
background condition plus traffic from the proposed land use
action assuming full build-out and occupancy.

4. Phased Years of Completion. If the project involves
construction or occupancy in phases, the applicant shall
assess the expected roadway and intersection conditions
resulting from major development phases. Phased years of
analysis will be determined in coordination with City staff.

5. Twenty-Year or TSP Horizon Year. For planned unit
developments, comprehensive plan amendments or zoning
map amendments, the applicant shall assess the expected
future roadway, intersection, and land use conditions as
compared to approved comprehensive planning documents.

F. Approval Criteria

When a TIA is required, a proposal is subject to the following criteria,

in addition to all criteria otherwise applicable to the underlying land

use proposal:

1. The analysis complies with the requirements of 16.106.080.C;

2. The analysis demonstrates that adequate transportation
facilities exist to serve the proposed development or identifies
mitigation measures that resolve identified traffic safety
problems in a manner that is satisfactory to the City Engineer
and, when County or State highway facilities are affected, to
Washington County and ODOT;

3. For affected non-highway facilities, the TIA demonstrates that
mobility and other applicable performance standards
established in the adopted City TSP have been met; and
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4. Proposed public improvements are designed and will be
constructed to the street standards specified in Section
16.106.010 and the Engineering Design Manual, and to the
access standards in Section 16.106.040.

5. Proposed public improvements and mitigation measures will
provide safe connections across adjacent right-of-way (e.g.,
protected crossings) when pedestrian or bicycle facilities are
present or planned on the far side of the right-of-way.

ANALYSIS: A Transportation Impact Analysis (TIA) has been submitted with this
application, prepared by Lancaster Mobley, and dated April 8, 2020. The TIA addresses
the requirements of SZCDC § 16.106.080 as well as applicable Washington County and
ODOT review requirements. The study methodology, assumptions and scope were
determined based on a review of existing travel patterns, the City of Sherwood’s
Development Code, and TIA prepared as part of the recently approved Middlebrook
Residential Subdivision and the Reserve at Cedar Creek application. The study
intersections and requirements are the same as was required for the Middlebrook
Residential Subdivision, and the Reserve at Cedar Creek application.

FINDING: This criterion is met.

G. Conditions of Approval
The City may deny, approve, or approve a development proposal
with conditions needed to meet operations and safety standards and
provide the necessary right-of-way and improvements to ensure
consistency with the future planned transportation system.
Improvements required as a condition of development approval,
when not voluntarily provided by the applicant, shall be roughly
proportional to the impact of the development on transportation
facilities, pursuant to Section 16.106.090. Findings in the
development approval shall indicate how the required improvements
are directly related to and are roughly proportional to the impact of
development.

16.106.90 - Rough Proportionality
A. Purpose

The purpose of this section is to ensure that required transportation
facility improvements are roughly proportional to the potential
impacts of the proposed development. The rough proportionality
requirements of this section apply to both frontage and non-frontage
improvements. A proportionality analysis will be conducted by the
City Engineer for any proposed development that triggers
transportation facility improvements pursuant to this chapter. The
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City Engineer will take into consideration any benefits that are
estimated to accrue to the development property as a result of any
required transportation facility improvements. A proportionality
determination can be appealed pursuant to Chapter 16.76. The
following general provisions apply whenever a proportionality
analysis is conducted.

B. Mitigation of impacts due to increased demand for transportation
facilities associated with the proposed development shall be
provided in rough proportion to the transportation impacts of the
proposed development. When applicable, anticipated impacts will be
determined by the TIA in accordance with Section 16.106.080. When
no TIA is required, anticipated impacts will be determined by the City
Engineer.

C. The following shall be considered when determining proportional
improvements:

1. Condition and capacity of existing facilities within the impact
area in relation to City standards. The impact area is generally
defined as the area within a one-half-mile radius of the
proposed development. If a TIA is required, the impact area is
the TIA study area.

2. Existing vehicle, bicycle, pedestrian, and transit use within the
impact area.
3. The effect of increased demand on transportation facilities and

other approved, but not yet constructed, development projects
within the impact area that is associated with the proposed
development.

4. Applicable TSP goals, policies, and plans.

5. Whether any route affected by increased transportation
demand within the impact area is listed in any City program
including school trip safety; neighborhood traffic
management; capital improvement; system development
improvement, or others.

6. Accident history within the impact area.

7. Potential increased safety risks to transportation facility users,
including pedestrians and cyclists.

8. Potential benefit the development property will receive as a

result of the construction of any required transportation
facility improvements.

9. Other considerations as may be identified in the review
process pursuant to Chapter 16.72.
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ANALYSIS: Full findings related to the required Conditions of Approval and rough
proportionately are provided in the Engineers Comments’ and proportionality
analysis (Exhibits B1).

FINDING: These criteria are met.

Chapter 16.108 - IMPROVEMENT PLAN REVIEW
16.108.10 - Preparation and Submission
An improvement plan shall be prepared and stamped by a Registered Civil
Engineer certifying compliance with City specifications. Two (2) sets of the plan
shall be submitted to the City for review. An improvements plan shall be
accompanied by areview fee as per this Section.
A. Review Fee
Plan review fees are calculated as a percentage of the estimated total
cost of improvements and are set by the "Schedule of Development
and Business Fees" adopted by Resolution of the Council. This
schedule is included herein for the purposes of information, but is
deemed to be separate from and independent of this Code.
B. Engineering Agreement
A copy of an agreement or contract between the applicant and
Registered Civil Engineer for:

1. Surveying sufficient to prepare construction plans.

2. Preparation of construction plans and specifications.

3. Construction staking, and adequate inspection.

4 Construction notes sufficient to develop accurate as-built
plans.

5. Drawing of accurate as-built plans and submission of
reproducible mylars for finals to the City.

6. Certificate stating that construction was completed in

accordance with required plans and specifications.

ANALYSIS: The development will require new public and an Engineering Public
Improvement Plan is required.

FINDING: This standard is met as conditioned below.
RECOMMENDED CONDITION OF APPROVAL ES8: Prior to Approval of the
Engineering Public Improvement Plans, an Engineering Compliance Agreement shall be

obtained from the City of Sherwood Engineering Department.

16.108.40 - Acceptance of Improvements
A. Final Inspection
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At such time as all public improvements, except those specifically
approved for later installation, have been completed, the applicant
shall notify the City of the readiness for final inspection.

B. Notification of Acceptance
The City shall give written notice of acceptance of the improvements
upon finding that the applicant has met the requirements of this
Chapter and the specifications of all approved plans.

C. Maintenance Bond
Prior to City acceptance of public improvements, the applicant shall
provide the City a maintenance bond computed at ten percent (10%)
of the full value of the improvements, for the purpose of correcting
any defective work or maintenance that becomes apparent or arises
within two (2) years after final acceptance of the public
improvements.

ANALYSIS: The City will complete the final inspection of public improvements upon
notification by the applicant. A maintenance bond is required at ten percent (10%) of the
full value of the improvements.

FINDING: This standard is met as conditioned below.

RECOMMENDED CONDITION OF APPROVAL G6: Prior to acceptance of the public
improvements, the applicant shall provide a maintenance bond at 10% of the full value
of the improvements, for the purpose of correcting any defective work or maintenance
that becomes apparent or arises within two (2) years after final acceptance of the public
improvements.

Chapter 16.110 — SANITARY SEWERS

16.110.010 - Required Improvements

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

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

1. When sewer facilities will, without further construction,
directly serve property outside a proposed development,
gradual reimbursement may be used to equitably distribute the
cost of that over-sized system.

2. Reimbursement shall be in an amount estimated by the City to
be a proportionate share of the cost for each connection made
to the sewer by property owners outside of the development,
for a period of ten (10) years from the time of installation of the
sewers. The boundary of the reimbursement area and the
method of determining proportionate shares shall be
determined by the City. Reimbursement shall only be made as
additional connections are made and shall be collected as a
surcharge in addition to normal connection charges.

16.110.030 - Service Availability

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

ANALYSIS: Per the City Engineer’'s comments, the submitted plans show the proposed
public sanitary sewer main system connecting to the existing sanitary sewer main
system constructed as part of the adjacent Middlebrook subdivision. The construction
of the Middlebrook public sanitary sewer must be completed, inspected, approved and
accepted by the City before the proposed development may connect to the existing
public system. Until such time as the City gives final acceptance of the public sanitary
sewer being constructed with the Middlebrook Subdivision, the proposed Riverside
Subdivision shall maintain a 10-foot physical separation between the two systems.

A regional sanitary sewer trunk line extension (Brookman Sanitary Sewer Trunk Line
Extension Project) is currently being designed by Clean Water Services (CWS). The
alignment of the proposed trunk line is shown on the submitted plans under the
Community Trail of Tract B.

To allow for further extension of the Brookman Sanitary Sewer Trunk Extension Project
the applicant will be conditioned to dedicate a 20-foot wide public sanitary sewer
easement across the entirety of the applicants property in alignment with the proposed
Brookman Sanitary Sewer Trunk Extension Project as defined by CWS.

FINDING: This standard is met as conditioned below.
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RECOMMENDED CONDITION OF APPROVAL E9: Prior to Final Approval of
Engineering Plans applicant shall provide a letter from CWS indicating that the
alignment of the easement for the future Brookman Sanitary Sewer Trunk Extension
is in conformance with approved CWS design.

RECOMMENDED CONDITION OF APPROVAL G7: Prior to Final Acceptance of
Constructed Public Improvements, connection to that portion of the adjacent
Middlebrook Subdivision system, will not be permitted until such time as that sanitary
sewer main line has been constructed, received final inspection approval, and accepted
as public infrastructure by the City. Until that time, a minimum 10-foot physical
separation between the Riverside at Cedar Creek site development public sanitary
infrastructure improvements and the adjacent Middlebrook Subdivision public sanitary
infrastructure improvements shall be maintained.

RECOMMENDED CONDITION OF APPROVAL G8: Prior to Final Acceptance of
Constructed Public Improvements, all private sanitary laterals shall be installed in
compliance with the current Oregon Plumbing Specialty Code.

RECOMMENDED CONDITION OF APPROVAL G9: Prior to Final Acceptance of
Constructed Public Improvements, any public sanitary sewer to be located on private
property shall have a recorded public sanitary sewer easement encompassing the
related public sanitary sewer improvement meeting Sherwood Engineering standards.

RECOMMENDED CONDITION OF APPROVAL G10: Prior to Final Acceptance of
Constructed Public Improvements, a 20-foot wide public sanitary sewer easement
across the entirety of the applicants property in alignment with the proposed Brookman
Sanitary Sewer Trunk Line Extension project as specified by CWS, shall be dedicated to
the City.

Chapter 16.112— WATER SUPPLY

16.112.010 Required Improvements

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

16.112.20 - Design Standards
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A. Capacity

Water lines providing potable water supply shall be sized,

constructed, located and installed at standards consistent with this

Code, the Water System Master Plan, the City's Design and

Construction Manual, and with other applicable City standards and

specifications, in order to adequately serve the proposed

development and allow for future extensions.
B. Fire Protection

All new development shall comply with the fire protection

requirements of Chapter 16.116, the applicable portions of Chapter 7

of the Community Development Plan, and the Fire District.

C. Over-Sizing

1. When water mains will, without further construction, directly
serve property outside a proposed development, gradual
reimbursement may be used to equitably distribute the cost of
that over-sized system.

2. Reimbursement shall be in an amount estimated by the City to
be the proportionate share of the cost of each connection
made to the water mains by property owners outside the
development, for a period of ten (10) years from the time of
installation of the mains. The boundary of the reimbursement
area and the method of determining proportionate shares shall
be determined by the City. Reimbursement shall only be made
as additional connections are made and shall be collected as a
surcharge in addition to normal connection charges.

3. When over-sizing is required in accordance with the Water
System Master Plan, it shall be installed per the Water System
Master Plan. Compensation for over-sizing may be provided
through direct reimbursement, from the City, after mainlines
have been accepted. Reimbursement of this nature would be
utilized when the cost of over-sizing is for system wide
improvements.

16.112.030 - Service Availability

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

FINDING: Per the Engineers’ Comments, the proposed development submittal indicates

the extension of the public water system previously construction by the Middlebrook
Subdivision. The project will extend an 8-inch public water main along SW Wapato
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Lake Drive, and provide a looped system between SW Wapato Lake Drive and SW
Trillium Lane

The City of Sherwood Water System Master Plan shows the need for construction of
12-inch waterline within Brookman Road. The public water line will extend the proposed
water main constructed with the Middlebrook Subdivision, across the entire SW
Brookman Road frontage of the Reserve at Cedar Creek subdivision. Because the line
is sized larger than the residential standard of 8-inches, the construction cost of this line
will be eligible for water system SDC credits on that portion greater than 8-inches.

RECOMMENDED CONDITION OF APPROVAL E10: Prior to Final Approval of
Engineering Plans, the Engineering Department shall provide review and approval of
related public water improvement plans and reports. Public water system plans shall
meet City standards. All public water pipe shall have joint restraints.

RECOMMENDED CONDITION OF APPROVAL E11: Prior to Final Approval of
Engineering Plans, the applicant shall obtain any necessary Right-of-Way Permits
and/or Utility Facilities Permits from WACO for constructing public improvements within
the SW Brookman Road right-of-way.

RECOMMENDED CONDITION OF APPROVAL E12: Prior to Final Approval of
Engineering Plans, applicant shall obtain and provide letter from Sherwood Public
Works Department, that existing public water system has the capacity and pressure to
provide appropriate public water and fire service to the proposed development.

RECOMMENDED CONDITION OF APPROVAL G11: Prior to Final Acceptance of
Constructed Public Improvements, connection to that portion of the public water system
being constructed by the adjacent Middlebrook Subdivision, will not be permitted until
such time as that portion of the public water system is constructed, has received final
inspection approval, and is accepted as public infrastructure by the City. Until that time,
a minimum 10-foot physical separation between the proposed site development public
water system and the Middlebrook Subdivision public water systems, shall be
maintained.

RECOMMENDED CONDITION OF APPROVAL E11: Prior to Final Acceptance of
Constructed Public Improvements, the installation of the 12-inch waterline running down
SW Brookman Road, shall extend the entire length of the property frontage right-of-way
line. The oversizing cost of construction (greater than 8”) shall be eligible for water
system SDC credits.
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RECOMMENDED CONDITION OF APPROVAL H6: Prior to Issuance of Occupancy of
any residential lot structures, all service laterals shall be installed in compliance with the
current Oregon Plumbing Specialty Code.

Chapter 16.114 - STORM WATER

16.114.010 - Required Improvements

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

(Note: Section 16.114.015, Street Systems Improvement Fees (SIF) was repealed
by Ordinance 91-922 § 19) to be removed from the SZCDC and permanently
located in the Municipal Code).

16.114.20 - Design Standards

A. Capacity
Storm water drainage systems shall be sized, constructed, located,
and installed at standards consistent with this Code, the Storm
Drainage Master Plan Map, attached as Exhibit E, Chapter 7 of the
Community Development Plan, other applicable City standards, the
Clean Water Services Design and Construction standards R&O 04-9
or its replacement, and hydrologic data and improvement plans
submitted by the developer.

B. On-Site Source Control
Storm water detention and groundwater recharge improvements,
including but not limited to such facilities as dry wells, detention
ponds, and roof top ponds shall be constructed according to Clean
Water Services Design and Construction Standards.

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

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

ANALYSIS: Per the City Engineers’ comments, A preliminary stormwater drainage
report prepared by PDG, dated February 8, 2020 has been submitted. Within the
preliminary drainage report the following important items are noted:

1) Cedar Creek runs through the site commencing at a culvert crossing of
Brookman Road located approximately 250-feet west of the east property line,
then meandering north and east to the east property line.

2) There are no identified downstream conveyance system deficiencies within 1/4
mile of the site, hence no on-site detention is required.

3) The proposed system storm water drainage system is required to meet current
CWS regulations for hydromodification.

4) A single regional storm water treatment facility is proposed for the subdivision.

5) The total lot area is approximately 10.47 acre. The total disturbed area is more
than half the total area (estimated at > 5 acres), therefore a NPDES 1200C
permit is required.

The applicant has also submitted a Service Provider Letter issued by CWS (File No. 20-
000663), dated May 11, 2020. The SPL lists 24 specific conditions which are to be
completed and adhered to as part of the proposed development. CWS also responded
to the land use notice for the project and submitted a memorandum with general
comments and conditions. The subject site is located outside of CWS jurisdictional
boundaries and annexation to the service district is required.

FINDING: These criteria is met as conditioned below

RECOMMENDED CONDITION OF APPROVAL B17: Prior to Final Plat Approval, the
stormwater treatment facilities (Tract E) shall be shown as being located in individual
tracts of land dedicated to the City of Sherwood.

RECOMMENDED CONDITION OF APPROVAL B18: Prior to Final Plat Approval, an
easement over the vegetated corridors tracts of land granting access to CWS shall be
recorded with the plat.
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RECOMMENDED CONDITION OF APPROVAL E13: Prior to Final Engineering Plan
Approval, submitted site development plans shall provide for compliance with all 24
requirements and conditions stated in the CWS issued Service Provider Letter (File No.
20-000663).

RECOMMENDED CONDITION OF APPROVAL E14: Prior to Final Engineering Plan
Approval, submitted site development stormwater improvement plans shall provide for
City access to stormwater outfall/outlet structures for maintenance purposes.

RECOMMENDED CONDITION OF APPROVAL E15: Prior to Final Engineering Plan
Approval, a Final Stormwater Drainage Report shall be provided to City Engineering for
review and approval.

RECOMMENDED CONDITION OF APPROVAL E16: Prior to Final Engineering Plan
Approval, a Stormwater Connection Permit shall be obtained from CWS.

RECOMMENDED CONDITION OF APPROVAL E17: Prior to Final Engineering Plan
Approval, applicant shall obtain an NPDES 1200C permit from CWS and submit it to the
City Engineering Department for their records.

RECOMMENDED CONDITION OF APPROVAL G13: Prior to Final Acceptance of
Constructed Public Improvements, the proposed development shall provide stormwater
improvements as needed to serve new street and lot improvements meeting CWS and
City of Sherwood standards.

RECOMMENDED CONDITION OF APPROVAL G14: Prior to Final Acceptance of
Constructed Public Improvements, any public stormwater system that is located on
private property shall have a recorded public stormwater easement encompassing the
related public stormwater sewer improvement meeting Sherwood Engineering
standards.

RECOMMENDED CONDITION OF APPROVAL H7: Prior to Grant of Occupancy for
any building, the proposed development shall provide storm sewer improvements as
needed to serve new street improvements and service all parcels within the subject
development meeting CWS and City standards.
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RECOMMENDED CONDITION OF APPROVAL G15: Prior to Final Acceptance of
Constructed Public Improvements, all private stormwater laterals shall be installed in
compliance with the current Oregon Plumbing Specialty Code.

RECOMMENDED CONDITION OF APPROVAL G16: Prior to Final Acceptance of
Public Improvements, all vegetated corridors shall be dedicated to the City in recorded
tracts of land.

RECOMMENDED CONDITION OF APPROVAL D2: Prior to site grading, comply will all
requirements of the CWS Memorandum dated July 17, 2020, including obtaining a
Storm Water Connection Authorization Permit.

RECOMMENDED CONDITION OF APPROVAL B19: Prior to final plat approval,
comply will all requirements of the CWS Memorandum dated July 17, 2020, including
obtaining a Storm Water Connection Authorization Permit.

RECOMMENDED CONDITION OF APPROVAL B21: Prior to final plat approval, the
parcel shall annex into the Clean Water Services district boundary.

Chapter 16.116 - FIRE PROTECTION

16.116.10 Required Improvements

When land is developed so that any commercial or industrial structure is further

than two hundred and fifty (250) feet or any residential structure is further than

five hundred (500) feet from an adequate water supply for fire protection, as

determined by the Fire District, the developer shall provide fire protection

facilities necessary to provide adequate water supply and fire safety.

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

Standards published by the Insurance Services Office, entitled
"Guide for Determination of Required Fire Flows" shall determine the
capacity of facilities required to furnish an adequate fire flow. Fire
protection facilities shall be adequate to convey quantities of water,
as determined by ISO standards, to any outlet in the system, at no
less than twenty (20) pounds per square inch residual pressure.
Water supply for fire protection purposes shall be restricted to that
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16.116.30
A.

available from the City water system. The location of hydrants shall
be taken into account in determining whether an adequate water
supply exists.

Access to Facilities

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

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

- Miscellaneous Requirements

Timing of Installation

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

Maintenance of Facilities

All on-site fire protection facilities, shall be maintained in good
working order. The Fire District may conduct periodic tests and
inspection of fire protection and may order the necessary repairs or
changes be made within ten (10) days.

Modification of Facilities

On-site fire protection facilities, may be altered or repaired with the
consent of the Fire District; provided that such alteration or repairs
shall be carried out in conformity with the provisions of this Chapter.

ANALYSIS: The proposal is for a residential subdivision and the applicant is required to
install fire protection facilities that meet the standards of Tualatin Valley Fire & Rescue
(TVF&R). TVF&R provided comments during the completeneness review process which
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are dated April 24, 2020 (Exhibit B5). The comments list the applicable fire code
standards and highlight specific requirements including:

- The construction Type VB requires a minimum flow of 1,000 GPM

- Documentation of a fire flow test is required

- The proposed hydrant locations do not meet spacing standards and an additional
hydrant is required near Lots 18 or 19

The applicant has provided revised plans that show a new hydrant is proposed along
the north side of Wapato Lake Drive near hydrant 16. A condition of approval is
recommended below which requires compliance with the Fire Marshall’s letter.

FINDING: These criteria are met as conditioned below.

RECOMMENDED CONDITION OF APPROVAL F6: Prior to issuance of building
permits, provide documentation of a fire flow test that meets flow requirements for the
development type.

RECOMMENDED CONDITION OF APPROVAL F7: Prior to issuance of building
permits, submit documentation from TVF&R that indicates the requirements of the Fire
Marshall’s letter dated April 24, 2020 and other applicable requirements of the fire code
have been satisfied.

Chapter 16.118 - PUBLIC AND PRIVATE UTILITIES

16.118.010 Purpose

Public telecommunication conduits as well as conduits for franchise utilities
including, but not limited to, electric power, telephone, natural gas, lighting, and
cable television shall be installed to serve all newly created lots and
developments in Sherwood.

16.118.20 Standard

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

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

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

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

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

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

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

ANALYSIS: A minimum 8-foot wide public utility easement shall be provided on private
property along all public street frontages.

FINDING: This standard is met as conditioned below.

RECOMMENDED CONDITION OF APPROVAL B22: Prior to Final Approval of Plat,
applicant shall show a minimum 8-foot wide public utility easement (PUE) on private
property along all public street frontages.

16.118.030 - Underground Facilities

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

ANALYSIS: Sherwood Broadband utilities are required to be installed along the subject
properties frontage per requirements set forth in City Ordinance 2005-017 and City
Resolution 2005-074.

FINDING: These standards are met as conditioned below.

RECOMMENDED CONDITION OF APPROVAL H8: Prior to Grant of Occupancy for

the building, Sherwood Broadband utilities (vaults and conduit) shall be installed along
the subject properties frontage per requirements set forth in City Ordinance 2005-017
and City Resolution 2005-074.
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16.118.040 - Exceptions

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

16.118.050 - Private Streets

The construction of new private streets, serving single-family residential
developments shall be prohibited unless it provides principal access to two or
fewer residential lots or parcels i.e. flag lots. Provisions shall be made to assure
private responsibility for future access and maintenance through recorded
easements. Unless otherwise specifically authorized, a private street shall comply
with the same standards as a public street identified in the Community
Development Code and the Transportation System Plan. A private street shall be
distinguished from public streets and reservations or restrictions relating to the
private street shall be described in land division documents and deed records. A
private street shall also be signed differently from public streets and include the
words "Private Street".

ANALYSIS: The application proposes two private streets, identified as Tracts C and D.
As discussed above, staff recommends removal of the Tract D from the plat as it is not
necessary to provide adequate lot depth.

FINDING: These criteria is met as conditioned below.

RECOMMENDED CONDITION OF APPROVAL B23: Prior to Final Approval of Plat, all
proposed private streets shall comply with all the standards stated in SZCDC 8§
16.118.50 (Private Streets).

RECOMMENDED CONDITION OF APPROVAL G17: Prior to Final Acceptance of
Constructed Public Improvements, all private street shall comply with all the standards
stated in SZCDC § 16.118.050 (Private Streets).
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V. CONDITIONS OF APPROVAL

Based upon review of the applicant’s submittal information, review of the code, agency
comments and consideration of the applicant’s submittal, staff finds that the proposed site
plan does not fully comply with the standards but can be conditioned to comply.
Therefore, staff recommends approval of LU 2020-005 SUB Riverside at Cedar
Creek subject to the following conditions of approval:

A. GENERAL CONDITIONS

1.

10.

Compliance with the Conditions of Approval is the responsibility of the developer
or its successor in interest.

Development and construction on the site shall conform substantially to the
preliminary plat plans submitted by Pioneer Design Group, dated June 2020,
except as modified in the conditions below, (and shall conform specifically to final
construction plans reviewed and approved by the City Engineer, the Building
Official, Clean Water Services, and Tualatin Valley Fire and Rescue, and
Washington County). All plans shall comply with the applicable building, planning,
engineering and fire protection codes of the City of Sherwood.

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

The preliminary plat approval is valid for two years from the date of the Notice of
Decision. The final plat shall be approved by the City within two years of Notice of
Decision, unless an extension is granted by the City prior to the two-year deadline.
Placement of construction trailers or temporary storage containers on the subject
property shall require a Temporary Use Permit per Section 16.86 of the SZCDC.
This approval does not negate the need to obtain permits, as appropriate from
other local, state or federal agencies, even if not specifically required by this
decision.

All fences within the subdivision shall meet the requirements in Sherwood Zoning
and Community Development Code Chapter 16.58.020.

Decks, fences, sheds, building additions and other site improvements shall not be
located within any easement unless otherwise determined by the City of Sherwood.
Restrict and maintain on-site landscaping, utilities, and any other obstructions in
the sight distance triangles to provide adequate sight distance at access locations.
Prior to Building Permit application submittal, obtain address(es) for the site or
parcels.

Tree protection during development is required in accordance with the Tree
Protection Standards described in the Arborist Report (Exhibit A8 — pages 5-7)
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11.

12.

13.

The developer shall comply with conditions described in the CWS Memorandum
dated July 17, 2020 and all applicable CWS Design and Construction Standards
(R&O 19-5).

WACO Transportation Development Tax (TDT) credit eligible offsets will be
based on requirements and limitations established by WACO Ordinance Mo.
691A, as modified by Ordinances 729, 741, 746-A, 751 and 793-A, and as
described in WACQO’s Countywide Transportation Development Tax Procedures
Manual, dated July 2019. City Transportation SDC credit eligible off-sets will be
based on requirements and limitations established by City of Sherwood Municipal
Code Chapter 15.16 — System Development Charges and Chapter 15.20 — Park
and Recreation System Development Charges on New Development.

Per SZCDC § 16.118, all new utilities shall be placed underground unless
covered by exceptions noted under Section 16.118.040, and as approved by the
City Engineer.

B. PRIOR TO FINAL SUBDIVISION PLAT APPROVAL

1.

Prior to final plat approval, remove Tract D from the plat and adjust the lot shape
and dimensions accordingly.

Prior to Final Approval of Plat, show clear vision easements on all corner lots
fronting public streets. The clear vision easement shall be to the City of
Sherwood and conform with SZCDC § 16.58.010.

Prior to final plat approval, revise the Preliminary Street Tree & Open Space
Planting Plan (Exhibit A15 — Sheet L1) to provide landscaping in accordance with
the clear vision requirements of SZCDC § 16.58.010(C).

Prior to final plat approval, provide a Covenants, Conditions, & Restrictions
(CC&R) document that describes the reservations, restrictions, and maintenance
responsibilities for Tract C. The final CC&Rs shall be recorded with the final plat.
Prior to final plat approval, provide a draft statutory warranty deed to the City that
dedicates Tract B Open Space to the City of Sherwood. The final tract shall not
include the pocket park at the northeast corner of the site. The final deed shall be
recorded with the final plat.

Prior to Final Plat Approval, submit revised plans that provide the location and
guantity of landscaped open space areas in accordance with SZCDC §
16.92.020. This condition does not apply to landscaping required by CWS
standards.

Prior to final plat approval, submit a draft deed to the City dedicating Tract A
Open Space to the future HOA. The deed shall be recorded with the final plat.
Prior to final plat approval, submit draft CC&Rs to the City that describe how
Tract A will be maintained by the future HOA. The final CC&Rs shall be recorded
with the final plat.
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9. Prior to final plat approval, provide a separate tract for the pocket park at the
northeast corner of Tract B. Submit a draft deed that dedicates the new tract to
the HOA. The deed shall be recorded with the final plat.

10. Prior to final plat approval, submit draft CC&Rs to the City that describe howthe
pocket park (to be located in a new tract) will be maintained by the future HOA.
The final CC&Rs shall be recorded with the final plat.

11. Prior to final plat approval, submit draft CC&Rs to the City that describe how the
community trail will be maintained by the future HOA. The final CC&Rs shall be
recorded with the final plat.

12. Prior to final plat approval, provide draft deeds to the City that dedicate Tracts F
& G to the future HOA. The final deed shall be recorded with the final plat.

13. Prior to final plat approval, provide draft CC&Rs that specify the HOA is
responsible for the perpetual maintenance of Tracts F & G. The final CC&Rs
shall be recorded with the final plat.

14. Prior to final plat approval, a detailed street tree plan that complies with the size
and spacing standards of SZCDC § 16.142.060 shall be submitted to the City.

15. Prior to Final Approval of Plat, applicant shall show a 33-foot wide right-of-way
dedication to WACO along the SW Brookman Road frontage, meeting WACO'’s
standards for half of a 5-lane arterial right-of-way section width of 53-feet as
measured from the existing right-of-way centerline.

16. Prior to final plat approval, the following shall be shown on the plat and recorded
with Washington County Survey Division:

o Dedication of additional 33 feet right-of-way to provide 53 feet from the
centerline of SW Brookman Road, including an 8 foot PUE.

17. Prior to Final Plat Approval, the stormwater treatment facilities (Tract E) shall be
shown as being located in individual tracts of land dedicated to the City of
Sherwood.

18. Prior to Final Plat Approval, an easement over the vegetated corridors tracts of
land granting access to CWS shall be recorded with the plat.

19. Prior to final plat approval, comply will all requirements of the CWS Memorandum
dated July 17, 2020, including obtaining a Storm Water Connection Authorization
Permit.

20. Prior to final plat approval, the parcel shall annex into the Metro Service District.

21. Prior to final plat approval, the parcel shall annex into the Clean Water Services
district boundary.

22. Prior to Final Approval of Plat, applicant shall show a minimum 8-foot wide public
utility easement (PUE) on private property along all public streetfrontages.

23. Prior to Final Approval of Plat, all proposed private streets shall comply with all
the standards stated in SZCDC § 16.118.050 (Private Streets).

C. PRIOR TO ISSUANCE OF A CITY OF SHERWOOD ENGINEERING
COMPLIANCE AGREEMENT

1. Prior to Issuance of an Engineering Compliance Agreement, final engineering
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plan approval by the Engineering Department is required, performance and
payment bonds and insurance riders must be submitted to the City.

D. PRIOR TO ISSUANCE OF A SITE GRADING PERMIT

1. Prior to issuance of site grading from the City of Sherwood, the applicant shall
obtain a Washington County facility permit for construction of the following public
improvements on SW Brookman Rd:

A. Submit the following to Washington County Public Assurance Staff (503-
846-3843):

1.
2.

Completed "Design Option" form (original signed copy).
$10,000.00 Administration Deposit.

NOTE: The Administration Deposit is a cost-recovery account used
to pay for County services provided to the developer, including plan
review and approval, field inspections, as-built approval, and
project administration. The Administration Deposit amount noted
above is an estimate of what it will cost to provide these services. If,
during the project, the Administration Deposit account is falls below
County approved level, additional funds will be requested to cover
the estimated time left on the project (at then-current rates per the
adopted Washington County Fee Schedule). If there are any
unspent funds at project close out, they will be refunded to the
applicant. Any point of contact with County staff can be a
chargeable cost. If project plans are not complete or do not comply
with County standards and codes, costs will be higher. There is a
charge to cover the cost of every field inspection. Costs for
enforcement actions will also be charged to the applicant.

Copy of the City’s Notice of Decision (NOD) and the County’s letter
dated July 16, 2020.

Engineering plans and Geotech/Pavement report via ProjectDox for
construction of the following public improvements to County
standards:

a. Closure of all existing access from the subject tax lot to SW
Brookman Road.
b. Pavement widening taper to match Middlebrook Subdivision

to the west and the Reserve @ Cedar Creek to the east per
the County Engineer.

C. All work within the ROW of SW Brookman Road, including
the Community Trail to County Standards.

2. Prior to site grading, comply will all requirements of the CWS Memorandum
dated July 17, 2020, including obtaining a Storm Water Connection Authorization

Permit.
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E. PRIOR TO APPROVAL OF THE ENGINEERING PUBLIC IMPROVEMENT PLANS

1.

Prior to Final Approval of Engineering Plans, a Flood Plain Certificate for the site
flood plain elevation shall be submitted to the City for its records.
Prior to Final Approval of Engineering Plans, a finalized NPDES 1200-C Permit
issued by CWS shall be submitted to the City for its records.
Prior to Engineering Approval of the Public Improvement Plans, the applicant
shall submit a final Tree Preservation and Removal Plan that reflect any changes
required in the Notice of Decision.
Prior to Final Engineering Plan Approval, obtain and submit to Engineer a
concurrence letter from DSL for the wetlands on the site or submit documentation
from DSL that concurrence is not required.
Prior to Issuance of the Engineering Compliance Agreement, the following
payments shall be made to the City, and distributed into the appropriate fund
accounts (either WACO TDT or City transportation SDC) as determined by the
applicant.
1. Brookman Road frontage right-of-way land dedication.

a. WACO is requiring a 33-foot wide right-of-way dedication along the

frontage of SW Brookman Road.

b. WACO Tax Assessors Market Land Valuation of $434,520.00 per acre
shall be used to evaluate right-of-way dedication land value. This
returns a valuation for the right-of-way dedication of $23,520.38.

c. Right-of-Way land valuation shall be credit eligible against either WACO
TDT fees (100%), or the City transportation SDC fees (100%), or a
combination of the two fees that does not exceed $23,520.38.

2. SW Sunset Boulevard/SW Woodhaven Drive TIA mitigation item.#1

a. A proportionate share cost of $7,897.92 for a signalized intersection
improvements.

b. Mitigation item #1 is credit eligible at 100% for WACO TDT fees, or
100% City transportation SDC fees, or a combination of the two fees not
to exceed $7,897.92.

3. SW Sunset Boulevard/SW Timbrel Lane TIA mitigation item #2

a. A proportionate share cost of $5,887.85 for a mini-roundabout
intersection improvement

b. Mitigation item #1 is credit eligible at 100% for WACO TDT fees, or
100% City transportation SDC fees, or a combination of the two fees not
to exceed $5,887.65

4. SW Ladd Hill Road/SW Main Street/SW Sunset Boulevard mitigation item
#3

a. A proportionate share cost of $7,812.50 for a signalized intersection
improvement
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b. Mitigation item #3 is credit eligible at 100% for WACO TDT fees, or
100% City transportation SDC fees, or a combination of the two fees not
to exceed $7,812.50

5. SW Baker Road/SW Murdock Road/SW Sunset Boulevard mitigation item #4

a. A proportionate share cost of $26,627.22 for addition of turn lane
intersection improvements

b. Mitigation item #4 is credit eligible at 100% for WACO TDT fees, or
100% City transportation SDC fees, or a combination of the two fees not
to exceed $26,627.22

6. SW Brookman Road/Hwy 99W mitigation item #5

a. ODOT requires a proportionate share fee in-lieu-of construction
payment of $21,131.32 for a signalized intersection improvement.

b. Mitigation item #5 is not credit eligible for either WACO TDT or City
transportation SDC as mitigation item #5 is an ODOT safety
improvement requirement for an ODOT owned facility.

7. SW Brookman Road Frontage Improvements Fee In-Lieu-Of Construction
Payment

a. A fee in-lieu-of construction payment of $242,384.14 shall be made
for frontage improvements along SW Brookman Road.

b. The fee in-lieu-of construction payment shall be credit eligible at
100% for WACO TDT fees, 100% City transportation SDC fees, or a
combination of the two fees not to exceed $242,384.14.

6. Prior to Final Approval of Engineering Plans, the street lighting design shall
include a photometric analysis report for review and approval by City
Engineering. City lighting standards require Westbrooke fixtures on all internal
streets to the subdivision. Street lighting for SW Brookman Road frontage shall
conform to WACO standards.

7. Prior to Final Approval of Engineering Plans, applicant shall submit a separate
design modification request for each non-conforming public infrastructure design
element, to the City Engineer for review and approval.

8. Prior to Approval of the Engineering Public Improvement Plans, an Engineering
Compliance Agreement shall be obtained from the City of Sherwood Engineering
Department.

9. Prior to Final Approval of Engineering Plans applicant shall provide a letter from
CWS indicating that the alignment of the future easement for the Brookman
Sanitary Sewer Trunk Extension is in conformance with approved CWS design.

10. Prior to Final Approval of Engineering Plans, the Engineering Department shall
provide review and approval of related public water improvement plans and
reports. Public water system plans shall meet City standards. All public water
pipe shall have joint restraints.

11. Prior to Final Approval of Engineering Plans, the applicant shall obtain any
necessary Right-of-Way Permits and/or Utility Facilities Permits from WACO for
constructing public improvements within the SW Brookman Road right-of-way.

12. Prior to Final Approval of Engineering Plans, applicant shall obtain and provide
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letter from Sherwood Public Works Department, that existing public water system
has the capacity and pressure to provide appropriate public water and fire
service to the proposed development.

13. Prior to Final Engineering Plan Approval, submitted site development plans shall
provide for compliance with all 24 requirements and conditions stated in the CWS
issued Service Provider Letter (File No. 20-000663).

14. Prior to Final Engineering Plan Approval, submitted site development stormwater
improvement plans shall provide for City access to stormwater outfall/outlet
structures for maintenance purposes.

15. Prior to Final Engineering Plan Approval, a Final Stormwater Drainage Report
shall be provided to City Engineering for review and approval.

16. Prior to Final Engineering Plan Approval, a Stormwater Connection Permit shall
be obtained from CWS.

17. Prior to Final Engineering Plan Approval, applicant shall obtain an NPDES
1200C permit from CWS and submit it to the City Engineering Department for
their records.

E. PRIOR TO ISSUANE OF BUILDING PERMITS

1. Prior to issuance of building permits for Lot 25, a plot plan shall be submitted that
identifies the lot line abutting the public street as the front lot line. The plot plan
shall show the front, rear, and side setbacks meet the requirements of the MDRL
zone, unless a variance is approved that allows otherwise.

2. Prior to issuance of building permits for Lot 28, submit elevation plans that
demonstrate the public street facing fagcade meets or exceeds the level of
architectural detail provided in the “Enhanced Elevation” drawing shown in
Exhibit C1. The actual architectural features provided may differ from the
elevation shown in the exhibit but shall be provided at the quantity shown in the
plans.

3. Prior to issuance of building permits, submit plot plans and building plans
showing the structures meet the development standards requirements of the
MDRL zone.

4. Prior to issuance of building permits for Lot 8, a 20 ft. wide rear yard setback
shall be shown on the plot plan.

5. Prior to issuance of building permits for Lot 12, a rear yard setback shall be
shown on the plot plan in conformance with the requirements for “irregular and
triangular lots” as described in SZCDC § 16.10.020.

6. Prior to issuance of building permits, provide documentation of a fire flow test
that meets flow requirements for the development type.

7. Prior to issuance of building permits, submit documentation from TVF&R that
indicates the requirements of the Fire Marshall’s letter dated April 24, 2020 and
other applicable requirements of the fire code have been satisfied.

8. Prior to Issuance of Building Permits, the applicant shall submit for and obtain
a credit voucher for mitigation items payments and fee in-lieu-of construction

payment required in Condition items 1 through 7 above.
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G. PRIORTO ACCEPTANCE OF CONSTRUCTED PUBLICIMPROVEMENTS

1.

Prior to Acceptance of the Public Improvements, landscaping for the open space
areas shall be installed to nursey standards and in accordance with the approved
landscaping plans.

Prior to Acceptance of the Public Improvements, all common landscaped areas
must have an irrigation system in accordance with SZCDC § 16.92.040(C).

Prior to Final Acceptance of Constructed Public Improvements, all conditions of
the CWS Service Provider Letter (CWS File No. 20-000663) shall have been
constructed and received final inspection approval by the City, in conformance
with the conditions and requirements of the SPL.

Prior to Final Acceptance of Constructed Public Improvements, connection of the
development area to the public transportation improvements being constructed
by the adjacent Middlebrook Subdivision, will not be permitted until such time as
the public transportation improvements being constructed by the Middlebrook
Subdivision have been constructed, have received final inspection approval, and
have been accepted as public infrastructure by the City. Until that time, a
minimum 10-foot physical separation between the Riverside at Cedar Creek site
development public transportation infrastructure improvements and the adjacent
Middlebrook Subdivision public transportation infrastructure improvements shall
be maintained.

Prior to Final Acceptance of Constructed Public Improvements, all conditions and
requirements listing in a letter submitted by WACO, dated July 16, 2020 shall be
complied with.

Prior to acceptance of the public improvements, the applicant shall provide a
maintenance bond at 10% of the full value of the improvements, for the purpose
of correcting any defective work or maintenance that becomes apparent or arises
within two (2) years after final acceptance of the publicimprovements.

Prior to Final Acceptance of Constructed Public Improvements, connection to
that portion of the adjacent Middlebrook Subdivision system, will not be permitted
until such time as that sanitary sewer main line has been constructed, received
final inspection approval, and accepted as public infrastructure by the City. Until
that time, a minimum 10-foot physical separation between the Riverside at Cedar
Creek site development public sanitary infrastructure improvements and the
adjacent Middlebrook Subdivision public sanitary infrastructure improvements
shall be maintained.

Prior to Final Acceptance of Constructed Public Improvements, all private
sanitary laterals shall be installed in compliance with the current Oregon
Plumbing Specialty Code.

Prior to Final Acceptance of Constructed Public Improvements, any public
sanitary sewer to be located on private property shall have a recorded public
sanitary sewer easement encompassing the related public sanitary sewer
improvement meeting Sherwood Engineering standards
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10. Prior to Final Acceptance of Constructed Public Improvements, a 20-foot wide
public sanitary sewer easement across the entirety of the applicants property in
alignment with the proposed Brookman Sanitary Sewer Trunk Line Extension
project as specified by CWS, shall be dedicated to the City.

11. Prior to Final Acceptance of Constructed Public Improvements, connection to
that portion of the public water system being constructed by the adjacent
Middlebrook Subdivision, will not be permitted until such time as that portion of
the public water system is constructed, has received final inspection approval,
and is accepted as public infrastructure by the City. Until that time, a minimum
10-foot physical separation between the proposed site development public water
system and the Middlebrook Subdivision public water systems, shall be
maintained.

12. Prior to Final Acceptance of Constructed Public Improvements, the installation of
the 12-inch waterline running down SW Brookman Road, shall extend the entire
length of the property frontage right-of-way line. The oversizing cost of
construction (greater than 8”) shall be eligible for water system SDC credits.

13. Prior to Final Acceptance of Constructed Public Improvements, the proposed
development shall provide stormwater improvements as needed to serve new
street and lot improvements meeting CWS and City of Sherwood standards.

14. Prior to Final Acceptance of Constructed Public Improvements, any public
stormwater system that is located on private property shall have a recorded
public stormwater easement encompassing the related public stormwater sewer
improvement meeting Sherwood Engineering standards.

15. Prior to Final Acceptance of Constructed Public Improvements, all private
stormwater laterals shall be installed in compliance with the current Oregon
Plumbing Specialty Code.

16. Prior to Final Acceptance of Public Improvements, all vegetated corridors shall
be dedicated to the City in recorded tracts of land.

17. Prior to Final Acceptance of Constructed Public Improvements, all private street
shall comply with all the standards stated in SZCDC § 16.118.050 (Private
Streets).

H. PRIOR TO OCCUPANCY OF STRUCTURES

1. Prior to occupancy of structures, one off-street parking space per dwelling unit
shall be provided.

2. Prior to the issuance of building permits, the final design of each driveway shall
be reviewed and approved by the City of Sherwood.

3. Prior to Grant of Occupancy, for each residential structure constructed within the
subdivision and abutting the Flood Plain corridor, a completed FEMA Elevation
Certificate Form shall be submitted to the City for its records.

4. Prior to Final Grant of Occupancy, all TDT and SDC credit requests on credit
eligible public improvements must be submitted in accordance with WACO
Ordinance Mo. 691A, as modified by Ordinances 729, 741, 746-A, 751 and 793-
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A, and City of Sherwood Municipal Code Chapter 15.16 — System Development
Charges and Chapter 15.20 — Park and Recreation System Development
Charges on New Development, and conform and comply with the standards and
requirements stated therein.
5. Prior to occupancy permits, the following requirements shall be met:
A. The road improvements required in condition 1.A.4. above shall be completed
and approved by Washington County.
B. Pay a fee in-lieu of constructing 5 lanes (half width) on SW Brookman Road
to the City in compliance with the Notice of Decision
6. Prior to Issuance of Occupancy of any residential lot structures, all service
laterals shall be installed in compliance with the current Oregon Plumbing
Specialty Code.
7. Prior to Grant of Occupancy for any building, the proposed development shall
provide storm sewer improvements as needed to serve new street improvements
and service all parcels within the subject.

8. Prior to Grant of Occupancy for the building, Sherwood Broadband utilities
(vaults and conduit) shall be installed along the subject properties frontage per
requirements set forth in City Ordinance 2005-017 and City Resolution2005-074.

V. EXHIBITS

A. Applicant Submittal (complete application materials available inthe
project file at City Hall)
1. Application Form
2 Compliance Narrative
3 Pre-application Notes
4. Neighborhood Meeting Materials
5. CWS Service Provider Letter
6 Biologists Supplemental Memo
7 Biologists Site Assessment
8. Arborist Memo and Revised Report
9. Geotechnical Report

10. Preliminary Storm Drainage Report
11. Transportation Impact Analysis
12. Plat Name Reservation

13. Title Report
14. Net Developable Area Exhibit
15. Plan Set

B. Agency Comments

1. City of Sherwood Engineering Comments and Proportionality
Analysis
2. Washington County Land Use & Transportation
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10.
11.

Oregon Department of Transportation Region 1
Oregon Department of Transportation Region 2
Tualatin Valley Fire & Rescue

Clean Water Services Memorandum

Oregon Department of State Lands

Pride Disposal

Portland General Electric

Oregon Department of Transportation Sign Program
Tualatin River National Wildlife Refuge

C. Additional Information

1

2.
3.
4.

LU 2020-005 Staff Report

Enhanced Street Side Building Elevation
FEMA FIRM Map

Metro Maps with Regionally Significant Habitat
Middlebrook Preliminary Street Plan
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DocuSign Envelope ID: 7501162D-6850-49A6-A225-E29DCE053C46

Case No.
\ Fee
\ Receipt #
/ ' =>> Date
1tyof TYPE
erwo ood
T Nfez‘i‘;r;y o City of Sherwood
ome of the Thalatin River National Wildlife Refige . " .
Application for Land Use Action
Type of Land Use Action Requested: (check all that apply)
[] Annexation [] Conditional Use
[] Plan Amendment (Proposed Zone ) [] Partition (# of lots )
[] Planned Unit Development [X] Subdivision (# of lots 28 Lots)
(] Site Plan (square footage of building and parking area) [[] other:

[ variance (list standards to be varied in description)

By submitting this form the Owner, or Owner’s authorized agent/ representative, acknowledges
and agrees that City of Sherwood employees, and appointed or elected City Officials, have
authority to enter the project site at all reasonable times for the purpose of inspecting project
site conditions and gathering information related specifically to the project site.

Note: See City of Sherwood cutrent Fee Schedule, which includes the “Publication/Distribution of
Notice” fee, at www.sherwoodoregon.gov. Click on Government/Finance/Fee Schedule.

Owner/Applicant Information:

Applicant;_Riverside Homes, Attn: Niki Munson Phone: 503-645-0986
Applicant Address: 17933 NW Evergreen Place, Ste 300, Bvrtn. Email;: NMunson@riversidehome.com
Ownet: Richard L. & Linda R. Scott Phone:

Owner Address: 17433 SW Brookman Road, Sherwood Email;
Contact for Additional Information: Matt Sprague 503-643-8286, Pioneer Design Group

Property Information:
Street Location: 17433 SW Brookman Road, Sherwood, OR 97140

Tax Lot and Map No: _Tax Lot 104, Map 3S1 06

Existing Structures/Use: _One Home
Existing Plan/Zone Designation: MDRL - Medium Density Residential Low

Size of Property(ies) 10.47 Acres

Proposed Action:
Purpose and Description of Proposed Action:
28-Lot Single Family Residential Subdivision

Proposed Use: __Subdivision

Proposed No. of Phases (one year each):

Continued on Reverse
Updated September 2016



Exhibit A1

LAND USE APPLICATION FORM

Authorizing Signatures:

I am the owner/authorized agent of the owner empowered to submit this application and affirm
that the information submitted with this application is correct to the best of my knowledge.

I further acknowledge that I have read the applicable standards for review of the land use action I
am requesting and understand that [ must demonstrate to the City review authorities compliance

prroval of my request.
e S/2//20

pra‘[ure Date
@f/t/m/{ﬁ / /Q % 526 22D
BT oo A /8% /2020

The following materials must be submitted with your application or it will not be accepted
at the counter. Once taken at the counter, the City has up to 30 days to review the materials
submitted to determine if we have everything we need to complete the review. Applicant can
verify submittal includes specific materials necessary for the application per checklist.

[M] 3 Copies of Application Form* completely filled out and signed by the property owner (or
person with authority to make decisions on the property.

[H] Copy of Deed to verify ownership, easements, etc.

[H] At least 3 folded sets of plans*

[H] At least 3 copies of narrative addressing application criteria*

[H] Fee (along with calculations utilized to determine fee if applicable)

[H] Neighborhood Meeting Verification including affidavit, sign-in sheet and meeting summary
(required for Type III, IV and V projects)

* Note that the required numbers of copies identified on the checklist are required for
completeness; however, upon initial submittal applicants are encouraged to submit only 3 copies
for completeness review. Prior to completeness, the required number of copies identified on the
checklist and one full electronic copy will be required to be submitted.

Land Use Application Form
Updated September 2016



LAND USE APPLICATION
CITY OF SHERWOOD, OREGON

RIVERSIDE AT
CEDAR CREEK
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A 28-Lot Subdivision of Tax Lot 104, Tax Map 3S1 06,

Revised June 15, 2020

OWNER TAX LOT 104:
Richard and Linda Scott
17433 SW Brookman Road
Sherwood, OR 97140

APPLICANT:

Riverside Homes

17933 NW Evergreen Place
Beaverton, OR 97006

APPLICANT’S REPRESENTATIVE:
Pioneer Design Group

9020 Washington Square Road, Suite 170
Portland, OR 97223

Contact: Matthew L. Sprague

Phone: 503-643-8286

Email: msprague@pd-grp.com

| =

PIODNEER DESIGN GROUP

9020 SW Washington Sguare Rd
Suite 170

Portland, Oregon 97223

p 503.643.8286

f B44.75.4743
www.pd-grp.com



FACT SHEET

Project Name:

Proposed Action:
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Riverside at Cedar Creek

A 28-Lot Single Family Residential Subdivision

Tax Map/Lot: 35106 104

Site Size: 10.47 Acres

Addresses: 17433 SW Brookman Road, Sherwood, OR 97140

Location: On the north side of SW Brookman Road, approximately 50 feet
east of its intersection with SW Oberst Road

Zoning: MDRL — Medium Density Residential Low

Owner Tax Lot 104:
Richard and Linda Scott
17433 SW Brookman Road
Sherwood, OR 97140

Applicant:

Riverside Homes

17933 NW Evergreen Place
Beaverton, OR 97006

Contact: Niki Munson

Phone: 503-645-0986

Email: NMunson@riversidehome.com

Applicant’s Representatives:
Planning/Surveying/Engineering/Landscape

Pioneer Design Group

9020 Washington Square Road, Suite 170
Portland, OR 97223

Contact: Matthew L. Sprague

Phone: 503-643-8286

Email: msprague@pd-grp.com

Riverside at Cedar Creek — A 28-Lot Subdivision
Tax Lot 104, Map 35106

Revised June 15, 2020

PDG 131-025

Biologist
Environmental Science & Assessment

107 SE Washington Street, Suite 249
Portland, OR 97214

Contact: Jack Dalton

Phone: 503-478-0424

Email: jack@esapdx.com

Page |2
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GENERAL INFORMATION

The applicant requests preliminary approval of a 28-Lot Single-Family Detached Residential
Subdivision "Riverside at Cedar Creek”. The subject site, specifically identified as Tax Lot 104
of Tax Map 3S106, is 10.47 acres in size. An existing residence and associated out buildings are
located in the northwest quadrant of the site, with a driveway culvert crossing of the Cedar Creek
drainage to access the dwelling from SW Brookman Road to the south.

The site is within the Brookman Road Concept Plan area, which was adopted by the Sherwood
City Council in 2009, and is zoned Medium Density Residential Low (MDRL) by the City of
Sherwood. The MDRL Zone allows for single family detached residential lots as a permitted use,
with a 5,000 square foot minimum lot size.

The northern part of the site will support the 28 lots, which will be accessed from the northeast
and west via public streets within the proposed Middlebrook Subdivision (SUB 18-02). The City
of Sherwood Planning Commission held a hearing for SUB 18-02 on July 9, 2019 and approved
the application with conditions based on the findings of fact and conditions contained in the
record including testimony received, staff report and Exhibits A-J. The decision approving SUB
18-02 was rendered on July 15, 2019, with the appeal period ending July 29, 2019.

VICINITY & SITE INFORMATION

Site Location: On the north side of SW Brookman Road, approximately 50 feet east of its
intersection with SW Oberst Road.

Existing Uses: The site is located within the Brookman Addition community in the south end of
Sherwood, Oregon. The site is a large acreage parcel with a residential subdivision to the north,
Hazelnut orchard to the south, and Cedar Creek riparian corridor to the east. The site includes a
single-family home and several outbuildings and structures. A packed dirt driveway extends into
the site from SW Brookman Road at the southwest corner. The driveway splits into two dirt
roads: one extends to the residence and the other extends into the open grass area near the
outbuildings in the northwest site corner. The southern and eastern areas of the site are forested
with a riparian forested community along Cedar Creek, which flows through the southwestern
corner of the site. There are multiple wetland areas within the Cedar Creek floodplain.

Topography: The site topography slopes from the northwest site corner southeast towards the
Cedar Creek riparian corridor. The topography at the northwest corner is generally flat within the
maintained grass areas but begins to slope 14-30% down through the riparian corridor
approaching Cedar Creek. There is a high point in the southeast site corner, where topography
slopes northwest approaching Cedar Creek with 21-28% slopes.

Vegetation: The site is bare ground and mowed grass in the northwest half of the site surrounding
the residence and outbuildings. The remainder of the site is a mix of riparian and wetland
communities. The riparian areas include mature Douglas fir (Pseudotsuga menziesii), Douglas
Hawthorn (Crataegus douglasii), Oregon ash (Fraxinus latifolia), and Big Leaf Maple (Acer
macrophyllum) with a canopy cover of up to 90 percent throughout. Understory plants include
mainly native species such as Western Beaked Hazelnut (Corylus cornuta), Vine Maple (Acer

Riverside at Cedar Creek — A 28-Lot Subdivision

Tax Lot 104, Map 35106

Revised June 15, 2020
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circinatum), Snowberry (Symphoricarpos albus), Serviceberry (Amelanchier alnifolia), Osoberry
(Oemleria cerasiformis) and Swordfern (Polystichum munitum).

Surrounding Land Uses: SW Brookman Road runs along the site’s southern boundary, and forms the
edge of the Urban Growth Boundary. South of SW Brookman Road, a mixture of County resource
and rural residential zoning districts prevail, typically consisting of rural uses and single-family
dwellings on large lots. To the east and west of the site, land is located within the Brookman Road
Concept Plan area, and will ultimately be developed to similar residential densities as the subject
property. To the north and west, the proposed Middlebrook Subdivision was recently approved by
the City for 145 new residential units, as previously described. To the east, the Reserve at Cedar
Creek development is currently under review, and proposes 59 single family residential dwellings.

Transportation: Transportation facilities for automobile, transit, pedestrians, and bicyclists
continue to develop in the local area. The site is within the TriMet service district boundaries;
however, the closest bus routes are #93 and 94 (Tigard/Sherwood, Pacific Highway/Sherwood)
on SW Main Street, located approximately 1.2 miles to the north west of the site by road. It is
noted that this is a greenfield development, and it is expected that access to transit facilities will
increase over time, with new bus routes or stops, and the addition of community trails allowing
greater pedestrian access to SW Brookman Road.

PROJECT DESCRIPTION

The proposed project is a residential subdivision creating 28 Lots for single-family detached homes.
A tract of approximately 203,158 square feet (4.66 acres) (Tract B) containing Cedar Creek and its
associated flood plain and vegetated corridor is to be preserved as open space that will be privately
owned, unless it is dedicated to Clean Water Services or another appropriate jurisdiction. The
smallest lot in the subdivision is 4,722 square feet (Lot 27), while the largest lot is approximately
8,135 square feet (Lot 23). The average lot size is approximately 5,914 square feet, however the
applicant is requesting the ability to reduce minimum lot areas to 4,500 square feet as necessary and
lot widths at the building line to 45 feet, while maintaining the 5,000 square foot average lot size.

The design for the site includes the improvement of SW Brookman Road to a County arterial
standard with a ¥% street improvement along the site frontage; the through connection of the
proposed SW Wapato Lake Drive within the Middlebrook Subdivision from the west to the
northeast. In addition, two short private streets will each serve 1 Lot (Tracts C and D), and will
be constructed to City private street standards. SW Brookman Road is to be improved to the
County A2 standard for a 5-lane arterial, with a requested right-of-way width of width of 53 feet
to centerline. The paved surface will include a 37-foot half street, 10-foot-wide sidewalks behind
planter strips, curb and gutter, street trees, and illumination.

The local street within the development (SW Wapato Lake Drive) proposed to meet the City
local street standards, with 52 feet of right-of-way and a 28-foot paved surface, curb and gutter,
6-foot-wide sidewalks, planter strips, street trees, and illumination.

The applicant proposes a single water quality facility, designed and constructed as a detention
pond, and located on the north side of Cedar Creek (Tract E). Drainage from the site will be

Riverside at Cedar Creek — A 28-Lot Subdivision
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directed to this facility via catch basins, manholes and pipes and then released into the adjoining
Cedar Creek drainageway. SW Wapato Lake Drive will serve to provide access to the facility.

The Cedar Creek channel flows from a culvert under SW Brookman Road at the southeastern
edge of site in an “S” shape: curving northeast, northwest, then east and extending offsite along
the southeastern property boundary. The constructed channel conveys flow from wetland A in
the southwest corner to Cedar Creek about 20-feet north of the Brookman Road culvert.
Additionally, seasonal inundation from Cedar Creek backs up into the constructed channel.

The riparian forested community bordering both sides of Cedar Creek extends approximately
100-feet on both sides. The stream channel is 6 to 8 feet wide at the Ordinary High Water (OHW)
line and is bordered by wetland areas intermingled with riparian areas. The vegetative community
is forested wetland and riparian habitat comprised of species already identified above.

1. Applicable Review Criteria

CITY OF SHERWOOD COMMUNITY DEVELOPMENT CODE

Title 16 -ZONING AND COMMUNITY DEVELOPMENT CODE
Division I1. - LAND USE AND DEVELOPMENT
Chapter 16.12 - RESIDENTIAL LAND USE DISTRICTS

The residential districts are intended to promote the livability, stability and
improvement of the City's neighborhoods.

16.12.010 - Purpose and Density Requirements
C. Medium Density Residential (MDRL)

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

RESPONSE: The entire development site is zoned Medium Density Residential Low (MDRL)
within the Brookman Road Concept Plan. The proposed subdivision, “Riverside at Cedar Creek”,
includes a total of 28 Lots for single-family detached residential units. While the gross site area
equals approximately 10.37 acres (451,691 square feet), when removing approximately 6.54 acres
(284,772 square feet) of streets, public use areas, and environmentally constrained areas, the net
development area of the site is 3.83 acres (166,919 square feet). Minimum and Maximum
densities based on the net site area are calculated as follows:

Minimum Density = 3.83 acres x 5.6 units/acre = 21.45 = 21 units.
Maximum Density = 3.83 acres x 8 units/acre = 30.64 = 33 units.

Riverside at Cedar Creek — A 28-Lot Subdivision
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Accordingly, the proposed 28 Lot subdivision falls within the minimum and maximum density
requirements for the site.

16.12.020 - Allowed Residential Land Uses
A. Residential Land Uses
The table below identifies the land uses that are allowed in the

Residential Districts. The specific land use categories are
described and defined in Chapter 16.10.

USES | MDRL

RESIDENTIAL
Single-Family Attached or Detached Dwellings P

RESPONSE: The application proposes the creation of 28 Lots for the construction of detached
single-family residential dwelling units. Detached single-family dwellings are a permitted use in
the MDRL district. Therefore, this criterion is met.

B. Any use not otherwise listed that can be shown to be consistent or
associated with the permitted uses or conditionally permitted uses
identified in the residential zones or contribute to the achievement
of the objectives of the residential zones will be allowed or
conditionally permitted using the procedure under Chapter 16.88
(Interpretation of Similar Uses).

C. Any use that is not permitted or conditionally permitted under this zone
that cannot be found to be consistent with the allowed or conditional
uses identified as in B. is prohibited in the residential zone using the
procedure under Chapter 16.88 (Interpretation of Similar Uses).

RESPONSE: The application includes only the above listed permitted uses. Therefore, these
criteria do not apply.

16.12.030 - Residential Land Use Development Standards
A. Generally

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

Riverside at Cedar Creek — A 28-Lot Subdivision
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B. Development Standards
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Except as modified under Chapter 16.68 (Infill Development), Section
16.144.030 (Wetland, Habitat and Natural Areas) Chapter 16.44
(Townhomes), or as otherwise provided, required minimum lot areas,
dimensions and setbacks shall be provided in the following table.

C. Development Standards per Residential Zone

RESPONSE: The following development standards are applicable to single-family detached
dwelling units in the MDRL zone:

DEVELOPMENT STANDARD BY MDRL
RESIDENTIAL ZONE
Minimum Lot areas: (in square ft.)
Single-Family Detached 5,000
Minimum Lot width at front property 25
line: (in feet)
Minimum Lot width at building line! (in
feet)
Single-Family 50
Lot Depth 80
Maximum Height 2 (in feet) 300r2
stories

Setbacks (in feet)
Front yard * 14
Face of garage 20
Interior side yard
Single-family detached 5
Corner lot street side
Single-family or Two family 15
Rear Yard 20

RESPONSE: As proposed, each of the lots meets the required dimensional standards listed
above with the exception of minimum lot size, including both lot area and minimum lot width at
the building line. In accordance with Section 16.144.030.B.1., the applicant is requesting an
exception to these dimensional standards, to the maximum permitted 10% reduction.
Accordingly, the minimum lot size allowed is 4,500 square feet, with a minimum lot width at the
building line of 45 feet. Please see the response to Section 16.144.030.B.1. for findings related
to the exception criteria.

The Preliminary Plat submitted with the application demonstrates that each lot is capable of
supporting a detached single-family dwelling unit meeting all minimum setback requirements, at
the time of building permit review. Therefore, these criteria are met.

Riverside at Cedar Creek — A 28-Lot Subdivision
Tax Lot 104, Map 35106
Revised June 15, 2020
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16.12.040 - Community Design

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

RESPONSE: This written narrative demonstrates that the proposed 28-Lot subdivision meets
the applicable community design standards of Division V. — Community Design, and Division
VIII. — Environmental Resources. There are no identified historic resources on the site, therefore
Division IX.- Historic Resources does not apply to this application.

16.12.050 - Flood Plain
Except as otherwise provided, Section 16.134.020 shall apply.

RESPONSE: The site is bisected by Cedar Creek, which runs from west to east across the site,
and its associated 100-year flood plain. Therefore, Section 16.134.020 is applicable to this
application, and addressed later in this written narrative.

Division IV. - PLANNING PROCEDURES
Chapter 16.84 - VARIANCES
16.84.020 — Applicability
A. Exceptions and Modifications versus Variances

A code standard or approval criterion may be modified without approval of a
variance if the applicable code section expressly allows exceptions or
modifications. If the code provision does not expressly provide for exceptions
or modifications then a variance is required to modify that code section and
the provisions of Chapter 16.84 apply.

RESPONSE: As described above, the applicant is requesting an exception to minimum lot size,
including both lot area and minimum lot width at the building line, to the maximum permitted
10% reduction. As stated above, a code standard or approval criterion may be modified without
approval of a variance if the applicable code section expressly allows exceptions or
modifications. Section 16.144.030 expressly allows such exceptions without the need for a
variance, where it states that “The flexibility of standards is only applicable when reviewed and
approved as part of a land use application and shall require no additional fee or permit provided
Criteria is addressed.” The applicable standards are addressed as part of this land use
application in response to Section 16.144.030, and therefore no further permit or fee is required
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Division V. - COMMUNITY DESIGN
Chapter 16.92 - LANDSCAPING
16.92.030 - Site Area Landscaping and Perimeter Screening Standards
D. Visual Corridors

Except as allowed by subsection 6. above, new developments shall
be required to establish landscaped visual corridors along
Highway 99W and other arterial and collector streets, consistent
with the Natural Resources and Recreation Plan Map, Appendix C
of the Community Development Plan, Part 11, and the provisions of
Chapter 16.142 (Parks, Trees, and Open Space). Properties within
the Old Town Overlay are exempt from this standard.

16.142.040 - Visual Corridors
A. Corridors Required

New developments located outside of the Old Town Overlay with
frontage on Highway 99W, or arterial or collector streets
designated on Figure 8-1 of the Transportation System Plan shall
be required to establish a landscaped visual corridor according to
the following standards:

Highway 99W: 25 feet
Arterial: 15 feet
Collector: 10 feet

In residential developments where fences are typically desired
adjoining the above described major street the corridor may be
placed in the road right-of-way between the property line and the
sidewalk. In all other developments, the visual corridor shall be on
private property adjacent to the right-of-way.

RESPONSE: SW Brookman Road is classified as an Arterial street; therefore a 15-foot wide
landscaped visual corridor is required. As shown on the preliminary plat, a 15-foot wide visual
corridor is provided along the SW Brookman Road frontage, except where the delineated resources
associated with Cedar Creek extend to the Right-of-Way of SW Brookman Road, and the visual
corridor is already located within an open space tract exceeding 15 feet in width. This visual
corridor is identified as Tracts F and G on the Preliminary Plat. Therefore, this criterion is met.

B. Landscape Materials

The required visual corridor areas shall be planted as specified by
the review authority to provide a continuous visual and/or
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acoustical buffer between major streets and developed uses.
Except as provided for above, fences and walls shall not be
substituted for landscaping within the visual corridor. Uniformly
planted, drought resistant street trees and ground cover, as
specified in Section 16.142.060, shall be planted in the corridor by
the developer. The improvements shall be included in the
compliance agreement. In no case shall trees be removed from the
required visual corridor.

RESPONSE: As illustrated on the Preliminary Street Tree and Open Space Planting Plan
(Sheets L1 and L2), street trees meeting City requirements and extensive ground cover
landscaping are provided within the visual corridor areas, including in areas where roadside
LIDA facilities are provided in the corridor. Therefore, this criterion is met.

C. Establishment and Maintenance

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

RESPONSE: The Applicant is aware and understands that the City may require dedication of
the development rights or restrictive covenants to be recorded for the visual corridor area. This
criterion can be met, as determined appropriate by the City through the land use review.

D. Required Yard

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

RESPONSE: The visual corridor area is not in a required yard, and no buildings are proposed
to be sited in the corridor. Therefore, this criterion is met.

Chapter 16.94 - OFF-STREET PARKING AND LOADING
16.94.010 - General Requirements
A. Off-Street Parking Required

No site shall be used for the parking of vehicles until plans are
approved providing for off-street parking and loading space as
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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 the need for off-street parking or loading
requirements shall be unlawful 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.

RESPONSE: No parking in violation of this Section will occur prior to the development of the
site. All parking on-site will comply with the requirements for site development permits for the
site, and ultimately with the residential parking requirements as detailed below.

B. Deferral of Improvements

Off-street parking and loading spaces shall be completed prior to
the issuance of occupancy permits, unless the City determines that
weather conditions, lack of available surfacing materials, or other
circumstances beyond the control of the applicant make
completion impossible. In such circumstances, security equal to
one hundred twenty five (125) percent of the cost of the parking
and loading area is provided the City. "Security" may consist of a
performance 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
one (1) year, the security may be used by the City to complete the
installation.

RESPONSE: Off-street residential parking will be available within garages and driveways, as
described below. These spaces will be available prior to or concurrent with the issuance of
occupancy permits for each individual dwelling. This criterion is met.

C. Options for Reducing the Required Parking Spaces

1. Two (2) or more uses or, structures on multiple parcels of land
may utilize jointly 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.

a. Within commercial, institutional and public, or industrial
zones, shared parking may be provided on lots that are
within five hundred (500) feet of the property line of the use
to be served.

Riverside at Cedar Creek — A 28-Lot Subdivision
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b. Shared parking is allowed if the application can show that
the combined peak use is available by a parking study that
demonstrates:

(1) There is a sufficient number of parking spaces to
accommodate the requirements of the individual
businesses; or

(2) That the peak hours of operation of such
establishments do not overlap, and

(3) That an exclusive permanent easement over a delineated
area has been granted for parking space use.

RESPONSE: The applicant is not requesting shared parking or a reduction in required parking
spaces. This criterion is not applicable.

2. Mixed use projects are developments where a variety of uses
occupies a development project or complex. For example, an
eating establishment, professional office building and movie
theater are all components of a mixed use site. It does not
include a secondary use within a primary use such as an
administrative office associated with a retail establishment. In
mixed-use projects, the required minimum vehicle parking
shall be determined using the following formula:

a. Primary use: i.e. that with the largest proportion of total
floor area within the development at one hundred (100)
percent of the minimum vehicle parking required for that
use.

b. Secondary Use: i.e. that with the second largest percentage
of total floor area within the development, at ninety (90)
percent of the vehicle parking required for that use.

c. Subsequent use or uses, at eighty (80) percent of the vehicle
parking required for that use.

RESPONSE: The application is not for a mixed-use development. This criterion is not applicable.
D. Prohibited Uses

Required parking, loading and maneuvering areas shall not be
used for long-term 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 served.

Riverside at Cedar Creek — A 28-Lot Subdivision
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RESPONSE: Off-street parking within the development will be reserved for typical residential
uses. Compliance with this standard over time will be the responsibility of individual
homeowners. This criterion will be met.

E. Location
1. Residential off-street parking spaces:

a. Shall be located on the same lot or development as the
residential use.

b. Shall not include garages or enclosed buildings with the
exception of a parking structure in multifamily
developments where three (3) or more spaces are not
individually enclosed. (Example: Underground or multi-
level parking structures).

RESPONSE: In addition to private garage spaces, of which each home is anticipated to contain
a minimum of 2 spaces, each dwelling will provide a minimum of one off-street parking space
within a driveway, as required per Table 1 below. This criterion is met.

2. For other uses, required off-street parking spaces may include
adjacent on-street parking spaces, nearby public parking and
shared parking located within five hundred (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 entrance, following
a sidewalk or other pedestrian route. The right to use private off-
site parking must be evidenced by a recorded deed, lease,
easement, or similar written notarized letter or instrument.

RESPONSE: The application is for a residential development. This criterion is not applicable.

3. 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 the side or rear of buildings where feasible.

a. All new development with forty (40) employees or more
shall include preferential spaces for carpool/vanpool
designation. Carpool and vanpool parking spaces shall be
located closer to the main employee entrance than all other
parking spaces with the exception of ADA parking spaces.
Carpool/vanpool spaces shall be clearly marked as
reserved for carpool/vanpool only.

Riverside at Cedar Creek — A 28-Lot Subdivision
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b. Existing development may redevelop portions of designated
parking areas for multi-modal facilities (transit shelters, park
and ride, and bicycle parking), subject to meeting all other
applicable standards, including minimum space standards.

RESPONSE: As described above, the applicant proposes off-street parking for each individual
lot/dwelling within private garage spaces and driveways, consistent with the requirements of this
Section, as they apply to single-family detached residential development. This criterion is met.

F. Marking

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

RESPONSE: All off-street parking within the development is for single-family detached
residential dwellings, and therefore no off-street marking is proposed or required. Any surface
markings within the site will be restricted to that required as part of the proposed public street
improvements. This criterion is met.

G. Surface and Drainage

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

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

RESPONSE: Each residential dwelling will include a garage with a concrete floor with a
typical slope of approximately 2% towards the opening. Driveways will be paved to slope
towards the street, away from the garage entrance where it will be collected and diverted into the
proposed stormwater management systems within the development, as reviewed and approved
by Clean Water Services and the City Engineer or Building Official. This criterion is met.

H. Repairs

Parking and loading areas shall be kept clean and in good repair.
Breaks in paved surfaces shall be repaired. Broken or splintered
wheel stops shall be replaced. Painted parking space boundaries
and directional symbols shall be maintained in a readable condition.

Riverside at Cedar Creek — A 28-Lot Subdivision
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RESPONSE: Following construction and final occupancy of each dwelling, maintenance of off-
street parking areas will become the responsibility of each individual homeowner. This criterion
will be met.

I. 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 single and two-family dwellings, and manufactured
homes on residential lots. The plan shall show but not be limited to:

1. Delineation of individual parking and loading spaces and
dimensions.

2. Circulation areas necessary to serve parking and loading
spaces.

3. Location of accesses to streets, alleys and properties to be
served, and any curb cuts.

4. Landscaping as required by Chapter 16.92.

5. Grading and drainage facilities.

6. Signing and bumper guard specifications.

7. Bicycle parking facilities as specified in Section 16.94.020.C.

8. Parking lots more than one (1) acre in size shall provide street-
like features including curbs, sidewalks, and street trees or
planting strips.

RESPONSE: The subject application is for a subdivision for single family detached residential
development. Accordingly, a parking and loading plan is not required, as identified above. These
criteria are not applicable.

J. 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 will forward
a recommendation to the City Council for a decision.

RESPONSE: The applicant is not aware of any such request establish a parking district within
or surrounding the development.
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K. Structured parking and on-street parking are exempt from the
parking space maximums in Section 16.94.020.A.
(Ord. No. 2014-012, § 3, 7-17-2014; Ord. No. 2012-008, § 2, 7-17-
2012; Ord. No. 2010-015, § 2, 10-5-2010; Ord. 2006-021; 2000-
2001, 8§ 3; Ord. 2000-2001, § 3; Ord. 86-851, § 3)

RESPONSE: Single-family detached residential dwellings are excluded from the minimum and
maximum parking standards, as shown in Table 1. No structured parking is proposed.

16.94.020 - Off-Street Parking Standards
A. Generally

Where square feet are specified, the area measured shall be the
gross building floor area primary to the functioning of the
proposed use. Where employees are specified, persons counted
shall be those working on the premises, including proprietors,
during the largest shift at peak season. Fractional space
requirements shall be counted as a whole space. The Review
Authority may determine alternate off - street parking and loading
requirements for a use not specifically listed in this Section based
upon the requirements of comparable uses.

Table 1: Minimum and Maximum Parking Standards
(Metro spaces are based on 1 per 1,000 sq ft of gross leasable area)

:\a/l ;?ml;m Maximum Permitted | Maximum Permitted

P 1 H 2
Standard Parking Zone A Parking Zone B
Single, two-family and 1 per dwelling

: None None
manufactured home on lot 2 |unit

% If the street on which the house has direct access does not permit on-street parking or
is less than twenty-eight (28) feet wide, two (2) off-street parking spaces are required per
single-family residential unit. (includes single-family detached or attached, two-family
dwelling or a manufactured home on an individual lot) If the abutting street is twenty-
eight (28) feet or wider, one (1) standard (9 ft. x 20 ft.) parking space is required.

RESPONSE: As described previously, in addition to private garage spaces, of which each home
is anticipated to contain a minimum of 2 spaces, each dwelling will provide a minimum of one
off-street parking space within a driveway, as required per Table 1 above. Single-family
detached residential dwellings are excluded from the minimum and maximum parking standards,
as shown in Table 1. This criterion is met.

B. Dimensional and General Configuration Standards

Riverside at Cedar Creek — A 28-Lot Subdivision
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1. Dimensions For the purpose of this Chapter, a "parking space"
means a stall nine (9) feet in width and twenty (20) feet in
length. Up to twenty five (25) percent 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.

2. Layout

Parking space configuration, stall and access aisle size shall be of
sufficient width for all vehicle turning and maneuvering. Groups of
more than four (4) parking spaces shall be served by a driveway so
as to minimize backing movements or other maneuvering within a
street, other than an alley. All parking areas shall meet the
minimum standards shown in the following table and diagram.

PARKING STALL DIAGRAM
l ONE-WAY DRIVING AISLE SHOWN
4 & A £ 4 / Bumper overhang to be
Incorporated Into stall length
when no wheel stop s Installed
(dllowed for interior stalls)

A = Parking angle

B = Stall width

C = Stall depth (no bumper
overhong)

D = Alsle width between satall lines

E = Stall width paradllel to alsle

F = Module width {no bumper
overhang)

G = Bumper overhang

H = Bumper overhang
(perpendicular to alele)

J = Module width {overhangs
Inciuded)

Typlcol wheel stop
a8 required

Table 2: Minimum Parking Dimension Requirements
One-Way Driving Aisle (Dimensions in Feet)

A B C D E F G H J
450 8.0/16.5/13.0/11.3 46.0 /3.0 /2.5/51.0
9.0/18.512.0/12.7 49.0 3.0 /2.5/54.0
. 8.0/17.0/18.0/9.2 52.0/3.0/2.5/57.0
9.0/19.5/16.0 10.4 55.0 3.0/2.560.0
. 8.0/16.526.0 /8.3 59.0/3.0/3.0/65.0
9.0/19.0/23.0 9.3 61.0 3.0/3.0 67.0
Riverside at Cedar Creek — A 28-Lot Subdivision
Tax Lot 104, Map 35106
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00 8.0/18.0/26.0 /8.0 |56.0/3.0/3.062.0
9.0/20.0 24.0 9.0 58.0/3.0/3.0 64.0

Table 3: Two-Way Driving Aisle

A B C

45

(Dimensions in Feet)

D E F G HJ

. 8.0/16.5/24.0 11.3 57.0 3.0 /2.5 62.0

9.0 /18.5/24.0 12.7 |61.0 3.0 /2.5 66.0

60

. 8.0/17.0/24.0 9.2 58.0 3.0 2.5 63.0

9.0/19.5/24.0 /10.4 63.0/3.0/2.5/68.0

75

. 8.0/16.5/26.0 8.3 59.0 3.0/3.0 65.0

9.0/19.0/24.0 9.3 62.0/3.0/3.0/68.0

90

. 8.0/18.0/26.0 8.0 56.03.0/3.0 62.0

9.0/20.0/24.0 9.0 |58.0/3.0/3.0 64.0

3. Wheel Stops

a.

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 the above diagram.

Wheel stops adjacent to landscaping, bio-swales or water
quality facilities shall be designed to allow storm water runoff.

The paved portion of the parking stall length may be reduced
by three (3) feet if replaced with three (3) feet of low lying
landscape or hardscape in lieu of a wheel stop; however, a
curb is still required. In other words, the traditional three-
foot vehicle overhang from a wheel stop may be low-lying
landscaping rather than an impervious surface.

4. Service Drives

Service drives 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 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.

Riverside at Cedar Creek — A 28-Lot Subdivision
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5. Credit for On-Street Parking

a. On-Street Parking Credit. The amount of off-street parking
required shall be reduced by one (1) off-street parking space
for every on-street parking space adjacent to the
development. On-street parking shall follow the established
configuration of existing on-street parking, except that
angled parking may be allowed for some streets, where
permitted by City standards.

b. The following constitutes an on-street parking space:

D)
)
3)
(4)
(5)

(6)

Parallel parking, each twenty-four (24) feet of
uninterrupted curb;

Forty-five (45)/sixty (60) degree diagonal, each with
ten (10) feet of curb;

Ninety (90) degree (perpendicular) parking, each
with eight (8) feet of curb;

Curb space must be connected to the lot which
contains the use;

Parking spaces that would not obstruct a required
clear vision area, nor any other parking that violates
any law or street standard; and;

On-street parking spaces credited for a specific use
may not be used exclusively by that use, but shall be
available for general public use at all times. No signs
or actions limiting general public use of on-street
spaces is permitted.

RESPONSE: The subject application is for a subdivision for single family detached residential
development., and does not contain any shared, marked, or public off-street parking areas. These

criteria are not applicable.

Riverside at Cedar Creek — A 28-Lot Subdivision
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6. Reduction in Required Parking Spaces

Developments utilizing Engineered storm water bio-swales or
those adjacent to environmentally constrained or sensitive
areas may reduce the amount of required parking spaces by ten
(10) percent when twenty-five (25) through forty-nine (49)
parking spaces are required, fifteen (15) percent when fifty
(50) and seventy-four (74) parking spaces are required and
twenty (20) percent when more than seventy-five (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.
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7. Parking Location and Shared Parking

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.

RESPONSE: The applicant is not requesting shared parking or a reduction in required parking
spaces. This criterion is not applicable.

C. Bicycle Parking Facilities

1. General Provisions

a.

Applicability. Bicycle parking spaces shall be provided for
new development, changes of use, and major renovations,
defined as construction valued at twenty-five (25) percent or
more of the assessed value of the existing structure.

Types of Spaces. Bicycle parking facilities shall be provided
in terms of short-term bicycle parking and long-term bicycle
parking. Short-term bicycle parking is intended to
encourage customers and other visitors to use bicycles by
providing a convenient and readily accessible place to park
bicycles. Long-term bicycle parking provides employees,
students, residents, commuters, and others who generally
stay at a site for at least several hours a weather-protected
place to park bicycles.

Minimum Number of Spaces. The required total minimum
number of bicycle parking spaces for each use category is
shown in Table 4, Minimum Required Bicycle Parking
Spaces.

Minimum Number of Long-term Spaces. If a development is
required to provide eight (8) or more required bicycle
parking spaces in Table 4, at least twenty-five (25) percent
shall be provided as long-term bicycle with a minimum of
one (1) long-term bicycle parking space.

Multiple Uses. When there are two or more primary uses on
a site, the required bicycle parking for the site is the sum of
the required bicycle parking for the individual primary uses.

2. Location and Design.

a. General Provisions

Riverside at Cedar Creek — A 28-Lot Subdivision
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Each space must be at least two (2) feet by six (6) feet
in area, be accessible without moving another bicycle,
and provide enough space between the rack and any
obstructions to use the space properly.

There must be an aisle at least five (5) feet wide behind
all required bicycle parking to allow room for bicycle
maneuvering. Where the bicycle parking is adjacent to
a sidewalk, the maneuvering area may extend into the
right-of-way.

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

Reserved Areas. Areas set aside for bicycle parking
shall be clearly marked and reserved for bicycle
parking only.

Bicycle parking in the Old Town Overlay District can
be located on the sidewalk within the right-of-way. A
standard inverted "U shaped” or staple design is
appropriate. Alternative, creative designs are strongly
encouraged.

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.

b. Short-term Bicycle Parking

1)
@)

Provide lockers or racks that meet the standards of this
section.

Locate inside or outside the building within thirty (30)
feet of the main entrance to the building or at least as
close as the nearest vehicle parking space, whichever
is closer.

c. Long-term Bicycle Parking

1)

)

(3)

Provide racks, storage rooms, or lockers in areas that
are secure or monitored (e.g., visible to employees or
customers or monitored by security guards).

Locate the outside bicycle parking spaces within one
hundred (100) feet of the entrance that will be accessed
by the intended users.

All of the spaces shall be covered.

d. Covered Parking (Weather Protection)

(1)

Riverside at Cedar Creek — A 28-Lot Subdivision
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When required, covered bicycle parking shall be
provided in one (1) of the following ways: inside
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buildings, under roof overhangs or awnings, in bicycle
lockers, or within or under other structures.

(2) Where required covered bicycle parking is not within
a building or locker, the cover must be permanent and
designed to protect the bicycle from rainfall and
provide seven-foot minimum overhead clearance.

(3) Where required bicycle parking is provided in lockers,
the lockers shall be securely anchored.

Table 4: Minimum Required Bicycle Parking Spaces

Use Categories Minimum Required Spaces
Residential Categories

Multi-dwelling — 2 or 1 per 10 auto spaces.

Household living All other residential structure types — None

(Ord. No. 2018-007, § 2, 10-2-2018; Ord. No. 2015-003, § 2, 3-17-2015; Ord. No. 2014-012, §
3, 7-17-2014; Ord. No. 2012-008, § 2, 7-17-2012; Ord. No. 2010-015, § 2, 10-5-2010; Ord.
2006-021; 2005-009 § 8; Ord. 2000-2001 § 3; Ord. 86-851 § 3)

RESPONSE: The subject application is for a subdivision for single family detached residential
development., and as such is not required to provide specified bicycle parking pursuant to Table
4. These criteria are not applicable. However, it is noted that each dwelling will include an
attached garage, which typically provides the opportunity for residential bicycle parking.

16.94.030 - Off-Street Loading Standards
A. Minimum Standards

1. Adriveway 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.

2. 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.

3. Multiple uses on the same parcel or adjacent parcels may
utilize the same loading area if it is shown in the development
application that the uses will not have substantially
overlapping delivery times.
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4. The following additional minimum loading space is required
for buildings in excess of twenty thousand (20,000) square feet
of gross floor area:

a. Twenty thousand (20,000) to fifty (50,000) sq. ft. - five
hundred (500) sqg. ft.

b. Fifty (50,000) sq. ft. or more - seven hundred fifty (750) sq. ft.
B. 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.

C. Exceptions and Adjustments.

The review authority, through Site Plan Review, may approve
loading areas within a street right-of-way in the Old Town Overlay
District when all of the following conditions are met:

1. Short in duration (i.e., less than one (1) hour);

2. Infrequent (less than three (3) operations occur daily between
5:00 a.m. and 12:00 a.m. or all operations occur between 12:00
a.m. and 5:00 a.m. at a location that is not adjacent to a
residential zone);

3. Does not unreasonably obstruct traffic; [or] Does not obstruct
traffic during peak traffic hours;

4. Does not obstruct a primary emergency response route; and

5. Is acceptable to the applicable roadway authority.
(Ord. No. 2014-012, § 3, 7-17-2014; Ord. No. 2012-008, § 2, 7-
17-2012; Ord. No. 2010-015, § 2, 10-5-2010; Ord. No. 2009-
005, 8§ 2, 6-2-2009; Ord. 86-851, § 3)

RESPONSE: The subject application is for a subdivision for single family detached residential
development. The site does not include a school or other public meeting place, non-residential
uses, or buildings in excess of twenty thousand (20,000) square feet of gross floor area.
However, it is noted that each dwelling will include an attached garage, which typically provides
the opportunity for residential bicycle parking.
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Chapter 16.96 - ON-SITE CIRCULATION
16.96.010 - On-Site Pedestrian and Bicycle Circulation
A. Purpose

On-site facilities shall be provided that accommodate safe and
convenient pedestrian access within new subdivisions, multi-family
developments, planned unit developments, shopping centers and
commercial districts, and connecting to adjacent residential areas and
neighborhood activity centers within one-half mile of the development.

Neighborhood activity centers include but are not limited to existing or
planned schools, parks, shopping areas, transit stops or employment
centers. All new development, (except single-family detached housing),
shall provide a continuous system of private pathways/ sidewalks.

RESPONSE: As shown on the Preliminary Plat, Preliminary Street Tree and Open Space
Planting Plan (Sheet L1), and the submitted plan set, designated pedestrian pathways are provided
adjacent to the natural resource areas and throughout the subdivision, including a Community Trail
connecting the Middlebrook Subdivision to the west and north and the Reserve at Cedar Creek
Subdivision to the east, and SW Brookman Road. Sidewalks meeting city standards will be built
adjacent to both sides of the extension of SW Wapato Lake Drive. Therefore, this criterion is met.

B. Maintenance

No building permit or other City permit shall be issued until plans
for ingress, egress and circulation have been approved by the City.
Any change increasing any ingress, egress or circulation
requirements, shall be a violation of this Code unless additional
facilities are provided in accordance with this Chapter.

RESPONSE: The Applicant understands that no building permits or other City permits will be
issued until the plans for ingress, egress, and circulation have been approved by the City. This
criterion can be met.

C. Joint Access

Two (2) or more uses, structures, or parcels of land may utilize the
same ingress and egress when the combined ingress and egress of
all uses, structures, or parcels of land satisfied the other
requirements of this Code, provided that satisfactory legal
evidence is presented to the City in the form of deeds, easements,
leases, or contracts to clearly establish the joint use.

RESPONSE: Joint access is not required or proposed as part of this development. Therefore,
this criterion is not applicable.
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D. Connection to Streets

1. Except for joint access per this Section, all ingress and egress
to a use or parcel shall connect directly to a public street,
excepting alleyways with paved sidewalk.

RESPONSE: With the exception of Lots 25 and 28, individual ingress and egress connections
for all proposed lots are available directly to public streets within the development, as shown on
the Preliminary Plat. Lots 25 and 28, which each have significant public street frontage, will
access the extension of SW Wapato Lake Drive over individual private street tracts, meeting the
intent of this section. Therefore, this criterion is met.

2. Required private sidewalks shall extend from the ground floor
entrances or the ground floor landing of stairs, ramps or
elevators to the public sidewalk or curb of the public street
which provides required ingress and egress.

RESPONSE: Private sidewalks will extend from the primary ground floor entrance of each
dwelling to the nearest public street sidewalk. These private sidewalks will be planned and installed
as part of the individual home construction on each lot. Therefore, this criterion will be met.

E. Maintenance of Required Improvements

Required ingress, egress and circulation improvements shall be
kept clean and in good repair.

RESPONSE: Following construction, required ingress, egress and circulation improvements
will be maintained and kept clean and in good repair by the individual homeowner adjacent to
such improvement, or other legal entity legally responsible for maintenance and upkeep of said
improvements such as a Home Owners Association. This criterion will be met.

F. Access to Major Roadways

Points of ingress or egress to and from Highway 99W and arterials
designated on the Transportation Plan Map, attached as Appendix C of
the Community Development Plan, Part 11, shall be limited as follows:

1. Single and two-family uses and manufactured homes on
individual residential lots developed after the effective date of
this Code shall not be granted permanent driveway ingress or
egress from Highway 99W and arterial roadways. If alternative
public access is not available at the time of development,
provisions shall be made for temporary access which shall be
discontinued upon the availability of alternative access.

2. Other private ingress or egress from Highway 99W and
arterial roadways shall be minimized. Where alternatives to
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Highway 99W or arterials exist or are proposed, any new or
altered uses developed after the effective date of this Code
shall be required to use the alternative ingress and egress.

3. All site plans for new development submitted to the City for
approval after the effective date of this Code shall show ingress
and egress from existing or planned local or collector streets,
consistent with the Transportation Plan Map and Section VI of
the Community Development Plan.

RESPONSE: SW Brookman Road is classified as an Arterial street on the Washington County
Transportation System Plan and the City of Sherwood Transportation System Plan. As such,
single-family uses are not permitted permanent driveway ingress or egress from SW Brookman
Road. This application includes ingress and egress to the single-family lots from the proposed
extension of SW Wapato Lake Drive, a local public street. Therefore, this criterion is met.

G. Service Drives
Service drives shall be provided pursuant to Section 16.94.030.

RESPONSE: The subject application does not include service drives. Therefore, this criterion is
not applicable.

16.96.020 - Minimum Residential standards

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

A. Driveways

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

RESPONSE: Each lot within the subdivision is planned to have a single driveway, each of
which will be improved with hard surface pavement. Each of the driveways will be greater than
10 feet in width to provide off-street parking for each lot, and will be constructed with a grade of
less than 14%. The criterion will be met.

B. Sidewalks, Pathways and Curbs

1. Single, Two-Family, and Manufactured Home on Individual
Residential Lot: No on-site sidewalks and curbs are required
when not part of a proposed partition or subdivision.
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RESPONSE: As illustrated on the Preliminary Street Tree and Open Space Planting Plan (Sheet
L1), a curb, sidewalk and planter strip are planned to be installed along the street frontage of
each lot in the subdivision, where they abut a public street. This criterion will be met.

16.96.030 - Minimum Non-Residential Standards

RESPONSE: The application does not include commercial or industrial uses. The Section does
not apply.

16.96.040 - On-Site Vehicle Circulation
A. Maintenance

No building permit or other City permit shall be issued until plans
for ingress, egress and circulation have been approved by the City.
Any change increasing any ingress, egress or circulation
requirements, shall be a violation of this Code unless additional
facilities are provided in accordance with this Chapter.

RESPONSE: The Applicant is aware that no building permit or other City permit will be issued
until the plans for ingress, egress, and circulation have been approved by the City. This criterion
can be met.

B. Joint Access [See also Chapter 16.108]

Two (2) or more uses, structures, or parcels of land are strongly
encouraged to utilize jointly the same ingress and egress when the
combined ingress and egress of all uses, structures, or parcels of
land satisfy the other requirements of this Code, provided that
satisfactory legal evidence is presented to the City in the form of
deeds, easements, leases, or contracts to clearly establish the joint
use. In some cases, the City may require a joint access to improve
safety, vision clearance, site distance, and comply with access
spacing standards for the applicable street classification.

RESPONSE: Joint access is not required or proposed as part of this development. Therefore,
this criterion is not applicable.

C. Connection to Streets

1. Except for joint access per this Section, all ingress and egress
to a use or parcel shall connect directly to a public street,
excepting alleyways.

RESPONSE: With the exception of Lots 25 and 28, individual ingress and egress connections for
all proposed lots are available directly to public streets within the development, as shown on the
Preliminary Plat. Lots 25 and 28, which each have significant public street frontage, will access the
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extension of SW Wapato Lake Drive over individual private street tracts, meeting the intent of this
section. Therefore, this criterion is met.

2. Required private sidewalks shall extend from the ground floor
entrances or the ground floor landing of stairs, ramps or
elevators to the public sidewalk or curb of the public street
which provides required ingress and egress.

RESPONSE: Private sidewalks will extend from the primary ground floor entrance of each
dwelling to the nearest public street sidewalk. These private sidewalks will be planned and installed
as part of the individual home construction on each lot. Therefore, this criterion will be met.

D. Maintenance of Required Improvements

Required ingress, egress and circulation improvements shall be
kept clean and in good repair.

RESPONSE: Following construction, required ingress, egress and circulation improvements
will be maintained and kept clean and in good repair by the individual homeowner adjacent to
such improvement, or other legal entity legally responsible for maintenance and upkeep of said
improvements such as a Home Owners Association. This criterion will be met.

E. Service Drives
Service drives shall be provided pursuant to Section 16.94.030.

RESPONSE: This proposed development does not include service drives. This criterion is not
applicable to this application.

Division VI. - PUBLIC INFRASTRUCTURE
Chapter 16.106 - TRANSPORTATION FACILITIES
16.106.010 - Generally

A. Creation

Public streets shall be created in accordance with provisions of
this Chapter. Except as otherwise provided, all street
improvements and rights-of-way shall conform to standards for
the City's functional street classification, as shown on the
Transportation System Plan (TSP) Map (Figure 15) and other
applicable City standards. The following table depicts the
guidelines for the street characteristics.
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Type of Street| Right | Number | Minimum On Bike | Sidewalk| Landscape| Median
of of Lane Street | Lane | Width Strip Width
Way | Lanes Width | Parking | Width (exclusive
Width Width of Curb)
Arterial 60-102 2-5 12° Limited | 6 feet 6-8’ 5 14’ if
required
Local 52’ 2 14 8’ on None 6’ 5’ with 1’ None
(<1000 vpd) one side buffer
only

RESPONSE: SW Brookman Road is under the jurisdiction of Washington County. The
proposed improvements to SW Brookman Road have been designed to Washington County
arterial standards. The new local streets are designed according to City standards, as described
above. Therefore, these criteria are met.

B. Street Naming

1.

All streets created by subdivision or partition will be named
prior to submission of the final plat.

Any street created by a public dedication shall be named
prior to or upon acceptance of the deed of dedication.

An action to name an unnamed street in the City may be
initiated by the Council or by a person filing a petition as
described in this Section.

All streets named shall conform to the general requirements
as outlined in this Section.

At the request of the owner(s), the City may approve a
private street name and address. Private streets are subject
to the same street name standards as are public streets. All
private street signs will be provided at the owner(s) expense.

RESPONSE: The street within the proposed plat will be an extension of an already approved
named street, being SW Wapato Lake Drive, and this name is shown on the proposed plat.
These criteria are met.

C. Street Name Standards

1.

All streets named or renamed shall comply with the
following criteria:

a. Major streets and highways shall maintain a common
name or number for the entire alignment.

b. Whenever practicable, names as specified in this Section
shall be utilized or retained.
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Hyphenated or exceptionally long names shall be avoided.
Similar names such as Farview and Fairview or Salzman
and Saltzman shall be avoided.

Consideration shall be given to the continuation of the
name of a street in another jurisdiction when it is
extended into the City.

2. The following classifications (suffixes) shall be utilized in the
assignment of all street names:

a.

b.

®

«©« —h

oo

Boulevards: North/south arterials providing through

traffic movement across the community.

Roads: East/west arterials providing through traffic
movement across the community.

Avenues:  Continuous, north/south collectors or
extensions thereof.

Streets: Continuous, east-west collectors or extensions thereof.
Drives: Curvilinear collectors (less than 180 degrees) at

least 1,000 feet in length or more.

Lanes: Short east/west local streets under 1,000 feet in length.
Terraces: short north/south local streets under 1,000 feet

in length.

Court: All east/west cul-de-sacs.

Place: All north/south cul-de-sacs.

Ways: All looped local streets (exceeding 180 degrees).
Parkway: A broad landscaped collector or arterial.

3. Except as provided for by this section, no street shall be
given a name that is the same as, similar to, or pronounced
the same as any other street in the City unless that street is
an extension of an already named street.

4. All proposed street names shall be approved, prior to use, by
the City.

D. Preferred Street Names

Whenever practicable, historical names will be considered in the
naming or renaming of public roads. Historical factors to be
considered shall include, but not be limited to the following:

a.
b.
C.

d.
e.

Original holders of Donation Land Claims in Sherwood.
Early homesteaders or settlers of Sherwood.

Heirs of original settlers or long-time (50 or more years)
residents of Sherwood.

Explorers of or having to do with Sherwood.

Indian tribes of Washington County.
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f. Early leaders and pioneers of eminence.
g. Names related to Sherwood's flora and fauna.
h. Names associated with the Robin Hood legend.

RESPONSE: The street within the proposed plat will be an extension of an already approved
named street, being SW Wapato Lake Drive, and this name is shown on the proposed plat.
These criteria are met. Therefore, these criteria are met.

16.106.020 - Required Improvements
A. Generally

Except as otherwise provided, all developments containing or
abutting an existing or proposed street, that is either unimproved
or substandard in right-of-way width or improvement, shall
dedicate the necessary right-of-way prior to the issuance of
building permits and/or complete acceptable improvements prior
to issuance of occupancy permits. Right-of-way requirements are
based on functional classification of the street network as
established in the Transportation System Plan, Figure 15.

RESPONSE: SW Brookman Road is under the jurisdiction of Washington County. The
proposed improvements to SW Brookman Road have been designed to Washington County
arterial standards, including dedication of 33-feet of additional right-of-way along the site
frontage to provide 53 feet of right-of-way to centerline. The new local street is designed
according to City standards, and will be extended consistent with the applicable local street
standards. Therefore, these criteria are met.

B. Existing Streets

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

RESPONSE: SW Brookman Road is under the jurisdiction of Washington County. The proposed
improvements to SW Brookman Road have been designed to Washington County arterial standards,
including dedication of 33-feet of additional right-of-way along the site frontage to provide 53 feet
of right-of-way to centerline. Existing pavement along the site frontage is approximately 9 feet to
centerline, and the street will be widened an additional 28 feet to create 37 feet of paving to
centerline. The new local street extension is designed according to City standards, with a 52-foot
total right-of-way width and 28 feet of paved surface. Therefore, these criteria are met.

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

2. Half Streets: When a half street is created, a minimum of 22
feet of driving surface shall be provided by the developer.

RESPONSE: The local street extension of SW Wapato Lake Drive is planned to be constructed
to City standards with a total pavement width of 28 feet, which is less than 40 feet, but more than
the minimum required 22 feet of driving surface. Therefore, these criteria are met.

D. Extent of Improvements

1. Streets required pursuant to this Chapter shall be dedicated and
improved consistent with Chapter 6 of the Community Development
Plan, the TSP and applicable City specifications included in the
City of Sherwood Construction Standards. Streets shall include
curbs, sidewalks, catch basins, street lights, and street trees.
Improvements shall also include any bikeways designated on the
Transportation System Plan map. Applicant may be required to
dedicate land for required public improvements only when the
exaction is directly related to and roughly proportional to the
impact of the development, pursuant to Section 16.106.090.

RESPONSE: Proposed right-of-way dedication and street improvements are shown within the
submitted plan set, in particular Sheets P7, P8 and P9, and include curbs, sidewalks behind
planter strips, drainage, street lights, and street trees. Frontage improvements to SW Brookman
Road are shown and will be provided in accordance with Washington County standards.
Therefore, these criteria are met.

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

a. A partial improvement is not feasible due to the inability to
achieve proper design standards;

b. A partial improvement may create a potential safety hazard
to motorists or pedestrians.

c. Due to the nature of existing development on adjacent
properties it is unlikely that street improvements would be
extended in the foreseeable future and the improvement
associated with the project under review does not, by itself,
provide a significant improvement to street safety or capacity;

d. The improvement would be in conflict with an adopted
capital improvement plan;
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e. The improvement is associated with an approved land
partition on property zoned residential use and the
proposed land partition does not create any new streets; or

f. Additional planning work is required to define the
appropriate design standards for the street and the
application is for a project that would contribute only a
minor portion of the anticipated future traffic on the street.

RESPONSE: Washington County Land Use & Transportation Engineering and Construction
Services staff have not indicated at this time that a fee in-lieu of frontage improvements may be
required along SW Brookman Road. However, the applicant will provide fee-in-lieu or physical
improvements as required. Therefore, this criterion can be met.

E. Transportation Facilities Modifications

1. A modification to a standard contained within this Chapter and
Section 16.58.010 and the standard cross sections contained in
Chapter 8 of the adopted TSP may be granted in accordance
with the procedures and criteria set out in this section.

RESPONSE: The applicant is not requesting a modification to a standard within this Chapter,
Section 16.58.010, or the standard cross sections contained in Chapter 8 of the adopted TSP.
This section is not applicable to this application.

16.106.030 - Location
A. Generally

The location, width and grade of streets shall be considered in
their relation to existing and planned streets, topographical
conditions, and proposed land uses. The proposed street system
shall provide adequate, convenient and safe traffic and
pedestrian circulation, and intersection angles, grades, tangents,
and curves shall be adequate for expected traffic volumes. Street
alignments shall be consistent with solar access requirements as
per Chapter 16.156, and topographical considerations.

RESPONSE: The proposed development and associated street improvements have been
designed and located to provide City standard access to each of the planned lots; to meet arterial
standards; and to extend existing street stubs through the site in a logical manner. The existing
streets (SW Brookman Road, SW Wapato Lake Drive, SW Trillium Road) dictate to a large
degree the circulation system within the site, including intersection angles, grades, tangents, and
curves, and therefore lot orientation. Adequate, convenient and safe pedestrian circulation is
provided through public sidewalks and publicly accessible trails within the development. Street
alignments are consistent with the solar access requirements of Chapter 16.156 as discussed
below. The criterion is met.
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B. Street Connectivity and Future Street Systems

1. Future Street Systems. The arrangement of public streets shall
provide for the continuation and establishment of future street
systems as shown on the Local Street Connectivity Map contained
in the adopted Transportation System Plan (Figure 16).

RESPONSE: The Local Street Connectivity Map (Figure 18) of the City of Sherwood
Transportation System Plan shows conceptual street connections, including those along SW
Brookman Road. Footnotes for Figure 18 identify that the alignments shown are approximate and
may vary, and it is considered that the street connection of SW White Oak Terrace within the
approved Middlebrook Subdivision effectively serves as the connection indicated in Figure 18,
particularly given arterial access spacing restrictions on SW Brookman Road. Further, an
additional north-south connection through the site is not practicable due to the location of
significant natural resources bisecting the site. Therefore, this criterion is met.

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

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

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

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

d. Driveways that are more than 24 feet in width shall align
with existing streets or planned streets as shown in the
Local Street Connectivity Map in the adopted
Transportation System Plan (Figure 17), except where
prevented by topography, rail lines, freeways, pre-
existing development, or leases, easements, or covenants.
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RESPONSE: The submitted plan set demonstrates compliance with the Local Street
Connectivity Map (Figure 18) of the City of Sherwood Transportation System Plan. Access to
SW Brookman Road is located generally as indicated on Figure 18 through SW White Oak
Terrace (Middlebrook Subdivision), and existing streets will be extended through (SW Wapato
Lake Drive) and/or across the frontage of the site (SW Trillium Road). These criteria are met.

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

RESPONSE: One new interior block is created as part of this development, being SW Wapato
Lake Drive between SW Trillium Lane in the north and SW White Oak Terrace in the west. As
measured along the nearside right-of-way line, the proposed block length is approximately 745
feet. However, it is noted that due to the location of significant natural resources on the property,
the block face generally forms the continuous hypotenuse of a triangular block as created and
anticipated as part of the Middlebrook Subdivision approval. If measuring block length along
the predominantly east-west versus north-south sections, block lengths measure approximately
506 feet and 239 feet respectively, in compliance with the requirements of this section. There are
no blocks a created along SW Brookman Road due to the location of significant natural
resources and arterial access spacing restrictions. This criterion is met.

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

RESPONSE: This project does not involve a street crossing of Cedar Creek, the significant
natural water resource on the site. This criterion does not apply.

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

RESPONSE: A vehicular block cannot be formed to the south to connect SW Wapato Lake
Drive to SW Brookman Road due to the location of Cedar Creek and its associated Flood Plain,
however a pedestrian and bicycle connection has been provided between the two separate
portions of the site via an existing driveway crossing at the south eastern corner of the site.
Therefore, this criterion has been met.
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6. Pedestrian and Bicycle Connectivity. Paved bike and
pedestrian accessways consistent with cross section
standards in Figure 8-6 of the TSP shall be provided on
public easements or right- of-way when full street
connections are not possible, with spacing between
connections of no more than 300 feet. Multi-use paths shall
be built according to the Pedestrian and Bike Master Plans
in the adopted TSP.

RESPONSE: An extensive network of pedestrian paths in pedestrian access easements are
provided throughout the site, with design and construction to meet the requirements above. Both
north-south and east-west connections are provided. This criterion is met.

7. Exceptions. Streets, bike, and pedestrian connections need not
be constructed when any of the following conditions exists:

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

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

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

RESPONSE: Street connections cannot be created between the northern portion of the site and
SW Brookman Road, due to the location of Cedar Creek and its associated flood plains
bifurcating the site into northern and southern sections. Street connections are made to the east of
the site through the Middlebrook Subdivision. In lieu of providing street connections between
the northern portions of the development and SW Brookman Road, an extensive network of
pedestrian paths in pedestrian access easements are provided throughout the site, with both
north-south and east-west connections provided. Therefore, these criteria are met.

C. Underground Utilities

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

RESPONSE: Public and private utilities are proposed to be located underground with the
construction of streets and accessways through the site. This requirement is satisfied.
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D. Additional Setbacks

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

Classification Additional Setback
Arterial 37 feet
5. Local 26 feet

RESPONSE: Dedication of 33 feet of right-of-way to Washington County arterial standards
along SW Brookman Road is shown on the submitted plan set, creating a right-of-way meeting or
exceeding the required standard. There are no other existing abutting streets, with the exception of
the stub of SW Wapato Lake Drive to the west and the % section of SW Trillium Road along the
northern property frontage, both from the Middlebrook subdivision, and which will both be
improved with the required 52 feet of right-of-way for a full local street section. Therefore, this
criterion is met.

16.106.040 - Design

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

A. Reserve Strips

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

RESPONSE: No reserve strips or street plugs are proposed as part of this application.
Therefore, this criterion is met.

B. Alignment

All proposed streets shall, as far as practicable, be in alignment with
existing streets. In no case shall the staggering of streets create a
"T" intersection or a dangerous condition. Street offsets of less than
one hundred (100) feet are not allowed.
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RESPONSE: As shown on the submitted plan set, there are no specific public street
intersections created which would create offsets, therefore this criterion is met. Both street
intersections created are located as proposed through the approved Middlebrook Subdivision.

C. Future Extension

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

A durable sign must be installed at the applicant's expense. The sign
is required to notify the public of the intent to construct future
streets. The sign must read as follows: "This road will be extended
with future development. For more information contact the City of
Sherwood Engineering Department.”

RESPONSE: The site is not located such that additional or future access to adjoining properties
is required. To the west, the development proposes to extend the approved stub of SW Wapato
Lake Drive from the Middlebrook Subdivision; to the north, the approved % section of SW
Trillium Road will be expanded to its full section; to the east no connections are provided or
required to the Reserve at Cedar Creek development due to the location of significant natural
resources, with the exception of a pedestrian trail to link to a proposed trail within that
development; and to the south of the site is the SW Brookman Road right-of-way, which will be
improved to a County arterial standard. This criterion is satisfied.

D. Intersection Angles

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

RESPONSE: At the west end of the site, SW Wapato Lake Drive will be extended from an
existing street stub, and will therefore meet this requirement. At the north east corner, SW
Wapato Lake Drive will intersect with SW Trillium Road as aligned with the northern portion of
SW Wapato Lake Drive. Due to the location of significant natural resources and efficient use of
the site, the angle of this intersection will be less than 90 degrees, intersection SW Trillium Road
as close to 90 degrees as practicable. Additional right-of-way and corner radius are provided to
ease right in turns from east bound SW Trillium Road. Therefore, these criteria are met.

E. Cul-de-sacs

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

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

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

RESPONSE: No cul-de-sacs are proposed with this development. Therefore, this criterion is
not applicable

F. Grades and Curves

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

RESPONSE: All street grades within the development have been designed in accordance with
the applicable City standards. This criterion is met.

G. Streets Adjacent to Railroads

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

RESPONSE: The site does not abut a railroad, and therefore no streets are located adjacent to
the railroad. Accordingly, this criterion does not apply.

H. Buffering of Major Streets

Where a development abuts Highway 99W, or an existing or proposed
principal arterial, arterial or collector street, or neighborhood route,
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adequate protection for residential properties must be provided,
through and local traffic be separated, and traffic conflicts minimized.
In addition, visual corridors pursuant to Section 16.142.040, and all
applicable access provisions of Chapter 16.96, are to be met.
Buffering may be achieved by: parallel access streets, lots of extra
depth abutting the major street with frontage along another street, or
other treatment suitable to meet the objectives of this Code.

RESPONSE: The subject site abuts SW Brookman Road, a county Arterial street. All lots
within the development are buffered from SW Brookman Road by the 15-foot landscaped visual
corridor required along SW Brookman Road by Section 16.142.040, and/or approximately 180
feet of resource area located within Tract B. As such, this criterion is met.

I. Median Islands

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

RESPONSE: Frontage improvements along SW Brookman Road are not proposed to include a
median, and County staff have not indicated that a median island would be required as part of
this development. Accordingly, this criterion is not applicable at this time.

J. Transit Facilities

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

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

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

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

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

5. Provide lighting at a transit stop (if not already existing to
transit agency standards).
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RESPONSE: It is noted that the Transit System and Potential Enhancements plan (Figure 14) of
the City of Sherwood Transportation System Plan (TSP) identifies SW Brookman Road as a route
for “Potential Local Enhancements.” However, SW Brookman Road is not identified as an existing
or proposed transit route within either the City of Sherwood TSP or the Washington County TSP.
Figure 14 does contain a note which states, “Transit projects in this TSP include enhancement to
local and regional transit service to be identified through a refinement plan. While specific transit
service enhancement locations have not been identified, for the purposes of providing information
for other planning efforts, this map indicates corridors that could be selected for future
enhancements through further planning studies. This information is subject to change pending
future planning efforts.” It is further noted that the Washington County TSP designates SW
Brookman Road and surrounds as a “TSP Refinement Area”. Therefore, SW Brookman Road is
not considered an existing or proposed transit route, and therefore these criteria do not apply.

K. Traffic Controls

1. Pursuant to Section 16.106.080, or as otherwise required by
the City Engineer, an application must include a traffic
impact analysis to determine the number and types of traffic
controls necessary to accommodate anticipated traffic flow.

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

RESPONSE: A Transportation Impact Analysis (TIA) has been submitted with this application,
prepared by Lancaster Mobley, and dated April 8, 2020. The City of Sherwood Municipal Code
Section 16.106.080 requires analysis of all intersections where fifty (50) or more peak hour
vehicle trips can be expected to result from the development. The 12 intersections (10 existing
and 2 future) included in the TIA are identical to the Middlebrook and Reserve at Cedar Creek
Subdivision studies for consistency; however, none of the studied intersections are projected to
experience 50 or more peak hour vehicle trips resulting from this development.

The TIA summarized the following with regard to intersection impacts:

All study intersections are projected to operate acceptably per their respectively jurisdictional
standards by year 2024 with buildout of the proposed subdivision. No operational mitigation is
necessary as part of the proposed Cedar Creek Subdivision.

The Reserve at Cedar Creek Transportation Impact Analysis (TI1A) — Sherwood, Oregon, dated
September 19th, 2019, identified four intersections as currently exceeding acceptable
jurisdictional standards. Based on the projected site trip impacts to these intersections, a total
proportionate share fee to mitigate impacts of $48,207.49 was calculated.
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L. Traffic Calming

1. The following roadway design features, including internal

2.

circulation drives, may be required by the City in new
construction in areas where traffic calming needs are
anticipated:

Curb extensions (bulb-outs).

Traffic diverters/circles.

Alternative paving and painting patterns.

Raised crosswalks, speed humps, and pedestrian refuges.
Other methods demonstrated as effective through peer
reviewed Engineering studies.

P00 o

With approval of the City Engineer, traffic calming measures
such as speed humps and additional stop signs can be
applied to mitigate traffic operations and/or safety problems
on existing streets. They should not be applied with new
street construction unless approved by the City Engineer and
Tualatin Valley Fire & Rescue.

RESPONSE: No specific or new traffic calming measures have been identified as required or
proposed for this development. Therefore, these criteria do not apply.

M. Vehicular Access Management

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

1.

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

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

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

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

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

2. Roadway Access

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

a. Local Streets:

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

b. Neighborhood Routes:

Minimum spacing between driveways (Point "C" to
Point "C") shall be fifty (50) feet with the exception of
single family residential lots in a recorded subdivision.
Such lots shall not be subject to a minimum spacing
requirement between driveways (Point "C" to Point
"C"). In all instances, access points near an
intersection with a Neighborhood Route, Collector or
Arterial shall be located beyond the influence of
standing queues of the intersection in accordance with
AASHTO standards. This requirement may result in
access spacing greater than fifty (50) feet.

c. Collectors:

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

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

d. Arterials and Highway 99W - Points of ingress or
egress to and from Highway 99W and arterials
designated on the Transportation Plan Map,
attached as Figure 1 of the Community Development
Plan, Part 11, shall be limited as follows:

(1) Single and two-family uses and manufactured
homes on individual residential lots developed
after the effective date of this Code shall not
be granted permanent driveway ingress or
egress from Highway 99W or arterials. If
alternative public access is not available at
the time of development, provisions shall be
made for temporary access which shall be
discontinued upon the availability of
alternative access.

(2) Other private ingress or egress from Highway
99W and arterial roadways shall be minimized.
Where alternatives to Highway 99W or
arterials exist or are proposed, any new or
altered uses developed after the effective date
of this Code shall be required to use the
alternative ingress and egress. Alternatives
include shared or crossover access agreement
between properties, consolidated access points,
or frontage or backage roads. When
alternatives do not exist, access shall comply
with the following standards:
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(@) Access to Highway 99W shall be
consistent with ODOT standards and
policies per OAR 734, Division 51, as
follows: Direct access to an arterial or
principal arterial will be permitted
provided that Point A" of such access is
more than six hundred (600) feet from any
intersection Point 'A’ or other access to
that arterial (Point 'C").

(3) The access to Highway 99W will be considered
temporary until an alternative access to public
right-of-ways is created. When the alternative
access is available the temporary access to
Highway 99W shall be closed.

(4) All site plans for new development submitted
to the City for approval after the effective date
of this Code shall show ingress and egress
from existing or planned local, neighborhood
route or collector streets, including frontage
or backage roads, consistent with the
Transportation Plan Map and Chapter 6 of
the Community Development Plan.

3. Exceptions to Access Criteria for City-Owned Streets

a. Alternate points of access may be allowed if an access
management plan which maintains the classified function
and integrity of the applicable facility is submitted to and
approved by the City Engineer as the access management
plan must be included as part of the land use submittal or
an application for modification as described in §
16.106.020 E. (Transportation Facilities Modifications).

b. Access in the Old Town (OT) Overlay Zone

Access points in the OT Overlay Zone shown in an adopted plan
such as the Transportation System Plan, are not subject to the
access spacing standards and do not need a variance. However,
the applicant shall submit a partial access management plan for
approval by the City Engineer. The approved plan shall be
implemented as a condition of development approval.

RESPONSE: The submitted plans for the application demonstrate that the vehicular access
management standards above are met. Both street access points, including the east and west ends
of the extension of SW Wapato Lake Drive, meet the required City access spacing standards, and
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are located generally as shown on plans submitted and approved with the Middlebrook
Subdivision. The development will access SW Brookman Road via SW White Oak Terrace,
which was also proposed and approved through the Middlebrook Subdivision. The site does not
access Highway 99W and is not located in the Old Town Overlay District. Therefore, the
applicable criteria are met.

N. Private Streets

1. The construction of a private street serving a single-family
residential development is prohibited unless it provides principal
access to two or fewer residential lots or parcels (i.e. flag lots).

2. Provisions shall be made to assure private responsibility for
future access and maintenance through recorded easements.
Unless otherwise specifically authorized, a private street
shall comply with the same standards as a public street
identified in the Community Development Code and the
Transportation System Plan.

3. A private street shall be distinguished from public streets and
reservations or restrictions relating to the private street shall
be described in land division documents and deed records.

4. A private street shall also be signed differently from public
streets and include the words "Private Street".

RESPONSE: The application includes two private streets, located in each of Tracts C and D.
Each private street will serve one single-family dwelling, and will be maintained, identified and
recorded as required above. Therefore, these criteria are met.

16.106.060 - Sidewalks
A. Required Improvements

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

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

3. In the case of approved cul-de-sacs serving less than fifteen
(15) dwelling units, sidewalks on one side only may be
approved by the City Manager or designee.
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RESPONSE: As shown on the submitted plan set, sidewalks meeting city local street standards
will be provided along both sides of the extension of SW Wapato Lake Drive, and along the site
frontage with SW Trillium Road. A 10-foot wide sidewalk will be provided along the subject
site’s frontage of SW Brookman Road. Sidewalks are also proposed within all pedestrian access
easements. Accordingly, these criteria are met.

B. Design Standards
1. Arterial and Collector Streets

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

2. Local Streets

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

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

RESPONSE: SW Brookman Road is classified as a County Arterial street. A 10-foot wide
paved sidewalk is proposed along the subject site’s frontage on SW Brookman Road, with six-
foot wide sidewalks provided along all local streets per City standards. Handicapped ramps will
be provided as required by code. These criteria, as applicable, are met.

C. Pedestrian and Bicycle Paths

Provide bike and pedestrian connections on public easements or
right-of-way when full street connections are not possible, with
spacing between connections of no more than 330 feet except where
prevented by topography, barriers such as railroads or highways, or
environmental constraints such as rivers and streams.

RESPONSE: As shown on the submitted plan set, bicycle and pedestrian connections are provided
along the northern edge of the resource area, with connections to the east to the Reserve at Cedar
Creek development; to the south across the existing driveway crossing to SW Brookman Road; and to
the north and west to the proposed SW Wapato Lake Drive extension. Further, a pedestrian and
bicycle easement are provided to connect SW Trillium Lane and SW Wapato Lake Drive, located
between Lots 6 and 7, and 14 and 15. Accordingly, it is considered that the applicant has made every
effort to provide pedestrian and bicycle connections wherever possible. Therefore, the criterion is met.

16.106.070 - Bike Lanes

If shown in Figure 13 of the Transportation System Plan, bicycle lanes shall
be installed in public rights-of-way, in accordance with City specifications.
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Bike lanes shall be installed on both sides of designated roads, should be
separated from the road by a twelve-inch stripe or other means approved by
Engineering Staff, and should be a minimum of five (5) feet wide.

RESPONSE: Figure 13 of the City of Sherwood Transportation System Plan (TSP), identifies
that bicycle lanes are required along SW Brookman Road. SW Brookman Road is under the
jurisdiction of Washington County. The planned right-of-way dedication and improvements are
in accordance with Washington County arterial standards, and will and provide adequate area for
a bike lane within the proposed street section. Accordingly, this criterion is met.

16.106.080 - Traffic Impact Analysis (TIA)
A. Purpose

The purpose of this section is to implement Sections 660012-
0045(2)(b) and -0045(2)(e) of the State Transportation Planning
Rule (TPR), which require the City to adopt performance
standards and a process to apply conditions to land use
proposals in order to minimize impacts on and protect
transportation facilities. This section establishes requirements
for when a traffic impact analysis (TI1A) must be prepared and
submitted; the analysis methods and content involved in a TIA;
criteria used to review the TIA; and authority to attach
conditions of approval to minimize the impacts of the proposal
on transportation facilities.

This section refers to the TSP for performance standards for transportation facilities as well as
for projects that may need to be constructed as mitigation measures for a proposal's projected
impacts. This section also relies on the City's Engineering Design Manual to provide street
design standards and construction specifications for improvements and projects that may be
constructed as part of the proposal and mitigation measures approved for the proposal.

B. Applicability

A traffic impact analysis (T1A) shall be required to be submitted to the
City with a land use application at the request of the City Engineer or
if the proposal is expected to involve one (1) or more of the following:

1. An amendment to the Sherwood Comprehensive Plan or zoning map.
2. A new direct property approach road to Highway 99W is proposed.

3. The proposed development generates fifty (50) or more PM peak-
hour trips on Highway 99W, or one hundred (100) PM peak-
hour trips on the local transportation system.

Riverside at Cedar Creek — A 28-Lot Subdivision

Tax Lot 104, Map 35106

Revised June 15, 2020

PDG 131-025 Page |48



Exhibit A2

4. An increase in use of any adjacent street or direct property
approach road to Highway 99W by ten (10) vehicles or more per
day that exceed the twenty thousand-pound gross vehicle weight.

5. The location of an existing or proposed access driveway does not
meet minimum spacing or sight distance requirements, or is
located where vehicles entering or leaving the property are
restricted, or such vehicles are likely to queue or hesitate at an
approach or access connection, thereby creating a safety hazard.

6. A change in internal traffic patterns that may cause safety
problems, such as back up onto the highway or traffic crashes in
the approach area.

RESPONSE: A Transportation Impact Analysis (TIA) has been submitted with this application,
prepared by Lancaster Mobley, and dated April 8, 2020. The TIA addresses the requirements of
City of Sherwood Municipal Code Section 16.106.080 as well as applicable Washington County
and ODOT review requirements. The study methodology, assumptions and scope were
determined based on a review of existing travel patterns, the City of Sherwood’s Development
Code, and TIA prepared as part of the recently approved Middlebrook Residential Subdivision
and the Reserve at Cedar Creek application. The study intersections and requirements are the
same as was required for the Middlebrook Residential Subdivision, and the Reserve at Cedar
Creek application. This requirement is met.

G. Conditions of Approval

The City may deny, approve, or approve a development proposal with
conditions needed to meet operations and safety standards and
provide the necessary right-of-way and improvements to ensure
consistency with the future planned transportation system.
Improvements required as a condition of development approval, when
not voluntarily provided by the applicant, shall be roughly
proportional to the impact of the development on transportation
facilities, pursuant to Section 16.106.090. Findings in the development
approval shall indicate how the required improvements are directly
related to and are roughly proportional to the impact of development.

RESPONSE: The Applicant understands that the City may deny, approve, or approve a
development proposal with conditions. Any such conditions the City wishes to impose are
required to be based upon an essential nexus and roughly proportional to an identified
development impact on transportation facilities.
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16.106.090 - Rough Proportionality
A. Purpose

The purpose of this section is to ensure that required transportation
facility improvements are roughly proportional to the potential
impacts of the proposed development. The rough proportionality
requirements of this section apply to both frontage and non-frontage
improvements. A proportionality analysis will be conducted by the
City Engineer for any proposed development that triggers
transportation facility improvements pursuant to this chapter. The
City Engineer will take into consideration any benefits that are
estimated to accrue to the development property as a result of any
required transportation facility improvements. A proportionality
determination can be appealed pursuant to Chapter 16.76. The
following general provisions apply whenever a proportionality
analysis is conducted.

B. Mitigation of impacts due to increased demand for
transportation facilities associated with the proposed
development shall be provided in rough proportion to the
transportation impacts of the proposed development. When
applicable, anticipated impacts will be determined by the TIA in
accordance with Section 16.106.080. When no TIA is required,
anticipated impacts will be determined by the City Engineer.

C. The following shall be considered when determining
proportional improvements:

1. Condition and capacity of existing facilities within the impact
area in relation to City standards. The impact area is
generally defined as the area within a one-half-mile radius of
the proposed development. If a TIA is required, the impact
area is the TIA study area.

2. Existing vehicle, bicycle, pedestrian, and transit use within
the impact area.

3. The effect of increased demand on transportation facilities
and other approved, but not yet constructed, development
projects within the impact area that is associated with the
proposed development.

4. Applicable TSP goals, policies, and plans.

5. Whether any route affected by increased transportation
demand within the impact area is listed in any City program
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including school trip safety; neighborhood traffic
management; capital improvement; system development
improvement, or others.

6. Accident history within the impact area.

7. Potential increased safety risks to transportation facility
users, including pedestrians and cyclists.

8. Potential benefit the development property will receive as a
result of the construction of any required transportation
facility improvements.

9. Other considerations as may be identified in the review
process pursuant to Chapter 16.72.

RESPONSE: It is understood that the City will make appropriate proportionality findings in
line with the above requirements for conditions of approval applied in the City’s decision for this
application.

Chapter 16.110 - SANITARY SEWERS
16.110.010 - Required Improvements

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

RESPONSE: The project will include necessary public sanitary sewer infrastructure as shown
on the preliminary utility plans. The applicant is aware that Clean Water Services is currently
working to design and construct a trunk sewer main that will serve the Brookman Addition
Concept Plan area, including this project area and the neighboring Middlebrook Subdivision.
Improvements will be designed and constructed in accordance with applicable City, Clean Water
Services, and State standards. These criteria are met.

16.110.020 - Design Standards
A. Capacity

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

1. When sewer facilities will, without further construction,
directly serve property outside a proposed development,
gradual reimbursement may be used to equitably distribute
the cost of that over-sized system.

2. Reimbursement shall be in an amount estimated by the City
to be a proportionate share of the cost for each connection
made to the sewer by property owners outside of the
development, for a period of ten (10) years from the time of
installation of the sewers. The boundary of the
reimbursement area and the method of determining
proportionate shares shall be determined by the City.
Reimbursement shall only be made as additional connections
are made and shall be collected as a surcharge in addition to
normal connection charges.

RESPONSE: Clean Water Services is currently working to design and construct a trunk sewer
main that will serve the Brookman Addition Concept Plan area, including this project area and
the neighboring Middlebrook and Reserve at Cedar Creek Subdivisions. On site sanitary sewer
infrastructure will be sized properly and oversized as necessary to serve potential future growth.
The applicant will work with the City and Clean Water Services to identify the appropriate
design solutions, and to determine appropriate reimbursement/SDC credits for any over-sized
sanitary sewer system infrastructure where applicable. These criteria are met.

16.110.030 - Service Availability

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

RESPONSE: The applicant acknowledges that certification by the City as described above is
required prior to approval of construction plans and issuance of building permits. The criterion
will be met.

Chapter 16.112 - WATER SUPPLY
16.112.010 - Required Improvements

Water lines and fire hydrants conforming to City and Fire District standards
shall be installed to serve all building sites in a proposed development. All
waterlines shall be connected to existing water mains or shall construct new
mains appropriately sized and located in accordance with the Water System
Master Plan.
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RESPONSE: The applicant will extend and loop water service through the site including water
lines, hydrants, and connections, as shown on the submitted Preliminary Composite Utility Plan
(Sheet P10). These improvements are shown to be extended from the proposed Middlebrook
subdivision, and have been appropriately sized and designed to meet all applicable standards.
Therefore, the criterion is met.

16.112.020 - Design Standards
A. Capacity

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

B. Fire Protection

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

C. Over-Sizing

1. When water mains will, without further construction, directly
serve property outside a proposed development, gradual
reimbursement may be used to equitably distribute the cost of
that over-sized system.

2. Reimbursement shall be in an amount estimated by the City
to be the proportionate share of the cost of each connection
made to the water mains by property owners outside the
development, for a period of ten (10) years from the time of
installation of the mains. The boundary of the reimbursement
area and the method of determining proportionate shares
shall be determined by the City. Reimbursement shall only be
made as additional connections are made and shall be
collected as a surcharge in addition to normal connection
charges.

3. When over-sizing is required in accordance with the Water
System Master Plan, it shall be installed per the Water
System Master Plan. Compensation for over-sizing may be
provided through direct reimbursement, from the City, after
mainlines have been accepted. Reimbursement of this nature
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would be utilized when the cost of over-sizing is for system
wide improvements.

RESPONSE: All components of the proposed water system will be sized properly and oversized
where necessary to serve potential future growth within the area, including extension of a public
water line within the SW Brookman Road RoW frontage. The Applicant will work with the City
to determine reimbursement/SDC credits as applicable for any oversized water supply
infrastructure. The criteria are met.

16.112.030 - Service Availability

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

RESPONSE: The applicant acknowledges that certification by the City as described above is
required prior to approval of construction plans and issuance of building permits. Therefore, this
criterion will be met.

Chapter 16.114 - STORMWATER
16.114.010 - Required Improvements

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

RESPONSE: All components of the proposed stormwater facility, as shown on the preliminary
plan set and identified as Tract E, have been appropriately sized and designed in accordance with
all applicable City, State, DEQ and CWS standards. See also the Preliminary Storm Drainage
Report submitted with this application. Therefore, this criterion is met.

16.114.020 - Design Standards
A. Capacity

Storm water drainage systems shall be sized, constructed, located,
and installed at standards consistent with this Code, the Storm
Drainage Master Plan Map, attached as Exhibit E, Chapter 7 of the
Community Development Plan, other applicable City standards, the
Clean Water Services Design and Construction standards R&O 04-9
or its replacement, and hydrologic data and improvement plans
submitted by the developer.
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B. On-Site Source Control

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

C. Conveyance System

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

RESPONSE: The proposed stormwater drainage system has been sized and designed in
accordance with applicable City, State, DEQ and CWS standards. As shown in the attached
Preliminary Storm Drainage Report, stormwater treatment will be provided on-site within Tract
E using water quality swales, prior to being released to the adjacent Cedar Creek. Therefore,
these criteria will be met.

16.114.030 - Service Availability

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

RESPONSE: The applicant acknowledges that certification by the City as described above is
required prior to approval of construction plans and issuance of building permits. As illustrated
by the submitted plans and Preliminary Storm Drainage Report, these criteria will be met.

Chapter 16.116 - FIRE PROTECTION
16.116.010 - Required Improvements

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

RESPONSE: Proposed fire protection facilities are included on the Preliminary Composite
Utility Plan (Sheet P10). These improvements are appropriately sized and designed in
accordance with applicable Oregon Fire Code, City of Sherwood building standards, and
Tualatin Valley Fire and Rescue standards. Therefore, this criterion is met.

16.116.020 - Standards
A. Capacity

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

B. Fire Flow

Standards published by the Insurance Services Office, entitled "Guide
for Determination of Required Fire Flows™ shall determine the
capacity of facilities required to furnish an adequate fire flow. Fire
protection facilities shall be adequate to convey quantities of water, as
determined by 1SO standards, to any outlet in the system, at no less
than twenty (20) pounds per square inch residual pressure. Water
supply for fire protection purposes shall be restricted to that available
from the City water system. The location of hydrants shall be taken
into account in determining whether an adequate water supply exists.

C. Access to Facilities

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

D. Hydrants

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

RESPONSE: As described above, proposed fire protection facilities will be sized properly,
constructed, located, and installed consistent with applicable Oregon Fire Code, City of Sherwood
building standards, and Tualatin Valley Fire and Rescue standards. Therefore, this criterion is met.

16.116.030 - Miscellaneous Requirements
A. Timing of Installation

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

B. Maintenance of Facilities

All on-site fire protection facilities, shall be maintained in good
working order. The Fire District may conduct periodic tests and
inspection of fire protection and may order the necessary repairs or
changes be made within ten (10) days.

C. Modification of Facilities

On-site fire protection facilities, may be altered or repaired with the
consent of the Fire District; provided that such alteration or repairs
shall be carried out in conformity with the provisions of this Chapter.

RESPONSE: The applicant acknowledges the above in that Tualatin Valley Fire and Rescue
may require installation of proposed fire protection facilities prior to or at the time of
construction, may conduct inspections of fire protection facilities, and may consent to
modification of fire protection facilities. These criteria are considered to be met.

Chapter 16.118 - PUBLIC AND PRIVATE UTILITIES
16.118.010 - Purpose

Public telecommunication conduits as well as conduits for franchise utilities
including, but not limited to, electric power, telephone, natural gas, lighting,
and cable television shall be installed to serve all newly created lots and
developments in Sherwood.
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16.118.020 - Standard

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

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

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

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

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

F. Exceptions: Installation shall not be required if the development does
not require any other street improvements. In those instances, the
developer shall pay a fee in lieu that will finance installation when street
or utility improvements in that location occur.

RESPONSE: As illustrated on the submitted Preliminary Plat, all proposed lots are encumbered
by an 8-foot wide public utility easement along the adjacent street frontage, where these lots abut
a local public street. These easements provide sufficient area for franchise utility installation, and
meet the requirements specified above. Therefore, this criterion can be met.

16.118.030 - Underground Facilities

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

16.118.040 - Exceptions

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

RESPONSE: All new utility facilities are planned to be placed underground. It is noted that
should a fee in lieu be required for construction of SW Brookman Road, overhead utilities may
remain in place until such time as a County Capital Improvement Project completes required
right-of-way improvements to ultimate line and grade, if deemed acceptable by the City.
Therefore, these criteria can be met.

16.118.050 - Private Streets

The construction of new private streets, serving single family residential
developments shall be prohibited unless it provides principal access to two
or fewer residential lots or parcels i.e. flag lots. Provisions shall be made to
assure private responsibility for future access and maintenance through
recorded easements. Unless otherwise specifically authorized, a private
street shall comply with the same standards as a public street identified in
the Community Development Code and the Transportation System Plan. A
private street shall be distinguished from public streets and reservations or
restrictions relating to the private street shall be described in land division
documents and deed records. A private street shall also be signed differently
from public streets and include the words "Private Street".

RESPONSE: The application includes two private streets, with one located in each of Tracts C
and D. Each private street will serve one single-family dwellings, and will be maintained,
identified and recorded as required above. Therefore, these criteria are met.

Chapter 16.120 - SUBDIVISIONS
16.120.010 - Purpose

Subdivision regulations are intended to promote the public health, safety
and general welfare; lessen traffic congestion; provide adequate light and
air; prevent overcrowding of land; and facilitate adequate water supply,
sewage and drainage.

16.120.020 - General Subdivision Provisions

A. Approval of a subdivision occurs through a two-step process: the
preliminary plat and the final plat.

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

RESPONSE: This application fulfills the requirement for the approval of the preliminary plat
step of the two-step process. Following approval of the preliminary plat application, and
subsequent engineering approvals as applicable, the applicant will submit a separate application
for final plat approval that will demonstrate compliance with the conditions of approval from the
preliminary plat approval. Therefore, these criteria can be met.

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

RESPONSE The applicable subdivision and partition regulations contained in ORS Chapter 92
are implemented through the City’s Municipal Code, and compliance with all applicable
requirements is identified in this narrative. Therefore, this criterion is met.

C. Future re-division

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

D. Future Partitioning

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

RESPONSE: No lots of a size or shape which would facilitate future re-division or future
partitioning will be created through this development. These criteria are not applicable.

E. Lot averaging

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

1. The average lot area for all lots is not less than allowed by
the underlying zoning district.

2. No lot created under this provision shall be less than 90 % of
the minimum lot size allowed in the underlying zoning district.
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3. The maximum lot size cannot be greater than 10 % of the
minimum lot size.

RESPONSE: As previously described, each of the lots meets the required dimensional standards of
the MDRL Zone, with the exception that a small number of the lots (Lots 2, 9, 10, 13, 26, and 27) do
not meet the minimum lot size, including both lot area and minimum lot width at the building line. In
accordance with Section 16.144.030.B.1., the applicant is requesting an exception to these dimensional
standards for those lots which do not meet the minimum requirement, to the maximum permitted 10%
reduction, to allow for some level of flexibility in Final Plat design. However, the minimum lot size
proposed is only approximately 6% below the minimum lot size at 4,722 square feet (Lot 27), with a
minimum lot width at the building line of 45 feet (multiple lots). Please see the response to Section
16.144.030.B.1. for findings related to the exception criteria.

As the applicant is demonstrating compliance with the requirements of Section 16.144.030.B.1.,
the applicant is not utilizing the lot averaging standards of this Section.

F. Required Setbacks

All required building setback lines as established by this Code, shall
be shown in the preliminary subdivision plat.

RESPONSE: Proposed building envelopes are shown on Sheet P4, Conceptual Building Setback
Plan, of the submitted plan set. All of the 28 proposed lots are capable of supporting a detached
single-family dwelling meeting the setbacks of the MDRL Zone. Therefore, this criterion is met.

G. Property Sales

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

RESPONSE: The applicant acknowledges that individual lots may not be disposed of,
transferred, or sold until the preliminary and final plat applications are approved and the final
subdivision plat is recorded. This criterion will be met.

16.120.030 - Approval Procedure-Preliminary Plat
A. Approval Authority

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

a. A subdivision application for 4-10 lots will follow a Type
Il review process.

b. A subdivision application for 11-50 lots will follow a
Type 11 review process.
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c. A subdivision application for over 50 lots will follow a
Type IV review process.

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

RESPONSE: The proposed subdivision includes 28 residential lots, and will therefore follow a
Type I1 review process. The applicant acknowledges the requirement that approval from the
City is required prior to recordation of the final plat with Washington County. These criteria are
considered to be met.

B. Phased Development

1. The Approval Authority may approve a time schedule for
developing a subdivision in phases, but in no case shall the
actual construction time period for any phase be greater than
two years without reapplying for a preliminary plat.

2. The criteria for approving a phased subdivision review
proposal are:

a. The public facilities shall be scheduled to be constructed
in conjunction with or prior to each phase to ensure
provision of public facilities prior to building occupancy;

b. The development and occupancy of any phase shall not
be dependent on the use of temporary public facilities:

(1) For purposes of this subsection, a temporary public
facility is an interim facility not constructed to the
applicable City or district standard; and

(2) The phased development shall not result in requiring
the City or other property owners to construct public
facilities that were required as a part of the approval
of the preliminary plat.

3. The application for phased development approval shall be
reviewed concurrently with the preliminary plat application
and the decision may be appealed in the same manner as the
preliminary plat.

RESPONSE: The applicant is not requesting approval of the development in phases. These
criteria are not applicable.
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16.120.040 - Approval Criteria: Preliminary Plat

No preliminary plat shall be approved unless:

A

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

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

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

. Adequate water, sanitary sewer, and other public facilities exist

to support the use of land proposed in the plat.

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

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

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

. The plat clearly shows the proposed lot numbers, setbacks,

dedications and easements.

A minimum of five percent (5%) open space has been provided
per Section 16.44.010.B.8 (Townhome-Standards) or Section
16.142.030 (Parks, Open Spaces and Trees-Single Family
Residential Subdivisions), if applicable.

RESPONSE: This written narrative includes responses to the applicable criteria listed above,
demonstrating compliance with this section. Compliance is further demonstrated by the
submitted preliminary plan set, and the relevant attachments including the storm drainage report,
arborist report, biologists report, and geotechnical report, upon which these compliance
statements are based. Accordingly, these standards are considered to be met.
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Chapter 16.128 - LAND DIVISION DESIGN STANDARDS
16.128.010 - Blocks
A. Connectivity
1. Block Size

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

RESPONSE: As described throughout this written narrative, blocks and overall street layouts
have been designed to create convenient access and circulation, while creating lots suitable for
the construction of single-family detached dwelling units which meet the intent and purpose of
the MDRL Zone. This criterion is considered to be met.

2. Block Length

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

RESPONSE: As previously described, only one new interior block is created as part of this
development, being SW Wapato Lake Drive between SW Trillium Lane in the north and SW White
Oak Terrace in the west. As measured along the nearside right-of-way line, the proposed block
length is approximately 745 feet. However, it is noted that due to the location of significant natural
resources on the property, the block face generally forms the continuous hypotenuse of a triangular
block as created and anticipated as part of the Middlebrook Subdivision approval. If measuring
block length along the predominantly east-west versus north-south sections, block lengths measure
approximately 506 feet and 239 feet respectively, in compliance with the requirements of this
section. Similarly, the development constitutes the completion of the existing block created by the
Middlebrook Subdivision located along SW Trillium Lane. Again, given the nature of the
development, and the approved configuration dictated by the Middlebrook Subdivision, it is not
considered practical to create a mid-block vehicular connection south of SW Trillium Lane.
However, as noted in response to Section 16.128.20 below, a pedestrian connection matching that
approved on the north side of SW Trillium Lane with the Middlebrook Subdivision is provided here,
extending south between SW Trillium Lane and SW Wapato Lake Drive. The existing southern
block of SW Wapato Lake Drive meets the block length standards as described above, while access
to the public trail system is conveniently provided at the intersection of SW Wapato Lake Drive and
SW Trillium Street. This meets the requirement that block lengths “Generally”, shall not exceed
five-hundred thirty There are no blocks a created along SW Brookman Road due to the location of
significant natural resources and arterial access spacing restrictions. This criterion is met.
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3. Pedestrian and Bicycle Connectivity. Paved bike and
pedestrian accessways shall be provided on public
easements or right-of-way consistent with Figure 7.401.

RESPONSE: The subject site contains an extensive network of trails, providing connections to
the north, east, south, and west as demonstrated on the submitted preliminary plan set. These
accessways will be located within public pedestrian easements, to ensure public access. This
criterion is met.

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

RESPONSE: All new public utility mains required to serve the proposed development will be
located within the rights-of-way adjacent to individual lots. An 8-foot-wide public utility
easement is provided along the frontage of the lots to accommodate necessary franchise utilities.
Further, a public utility easement is located over Tracts B and E, as well as over Tracts C and D,
where appropriate for public utilities. Final easement locations will be determined in
conjunction with the appropriate service providers based on the approved engineering designs
and construction of the sewer trunk lines. Therefore, this criterion is met.

C. Drainages

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

RESPONSE: Tract B within the development and as shown on the preliminary plan set submitted
with the application contains the Cedar Creek drainage and its associated riparian areas and
floodplain. It is anticipated that the Tract in its entirety will include stormwater drainage easements
to Clean Water Services, in order to ensure accesses for public utility needs. It is anticipated that
these easements will be required as a Condition of Approval. This criterion will be met.

16.128.020 - Pedestrian and Bicycle Ways

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

RESPONSE: As described above, the proposed subdivision provides extensive pedestrian and
bicycle circulation throughout the site, with sidewalks created on SW Trillium Lane and the
extension of SW Wapato Lake Drive, and a community trail located along the north side of the
Cedar Creek significant natural resource area. Connections to the Community Trail are provided
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at the east and west ends of SW Wapato Lake Drive, with a direct connection to SW Brookman
Road provided in the southwest corner of the site. To the east, the Community Trail will connect
directly to the Community Trail provided within the Reserve at Cedar Creek subdivision, which
in turn links to an extensive network of trails and sidewalks. Each of these trails will be located
with public pedestrian and bicycle access easements, as required.

Additionally, as shown on the plan set submitted with this application, a pedestrian and bicycle
accessway is provided between Lots 6/7 and 14/15 to connect SW Trillium Lane to SW Wapato
Lake Drive, and reduce the block length for pedestrians and bicyclists per the requirements of
this Section. The Middlebrook Subdivision was approved to provide a 15 ft. wide pedestrian
access easement between its Lots 122/123 and 134/135 north of SW Trillium Lane, and this
pedestrian easement will provide a continuous connection south to SW Wapato Lake Drive, and
ultimately beyond to SW Brookman Road via the proposed Community Trail. Therefore, this
criterion is met.

16.128.030 - Lots
A. Size and Shape

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

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

RESPONSE: As discussed previously, and shown within the submitted preliminary plan set,
lot dimension and orientation are proposed consistent with the requirements of the MDRL Zone,
with the allowance for a 10% reduction in lot size (lot area and width at the building line),
consistent with the exception criteria of Section 16.144.030.B.1. All lots within the subdivision
are to be served by public sewer and water supply. These criteria are met.

B. Access

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

RESPONSE: As shown on the preliminary plan set and described in this written narrative, all
lots abut a public street. Therefore, this criterion is satisfied.

C. Double Frontage

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

RESPONSE: The proposed subdivision does not include any double frontage or reversed
frontage lots. Therefore, this criterion does not apply.

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

RESPONSE: To the extent practicable, all side lot lines are perpendicular or radial to the
fronting street, with the exception of Lots 25 and 28, which have street side lot lines, with access
from small private street tracts running from the frontage street. These lots are oriented in this
fashion due to the location of significant natural resources on the site, which compresses the lots
at these locations such that appropriate lot depth can only be achieved through the use of a street
side yard. Therefore, these criteria are met to the extent practicable.

E. Grading

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

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

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

RESPONSE: Proposed site grading is shown on the submitted Preliminary Grading and
Erosion Control Plan Sheet P6. All site grading has been designed to comply with the above
standards relating to cut and fill slopes, as will be demonstrated through the Grading Permit
process. These criteria will be met.

Division VI11I. - ENVIRONMENTAL RESOURCES
Chapter 16.134 - FLOODPLAIN (FP) OVERLAY
16.134.010 - Generally

Special resource zones are established to provide for preservation,
protection, and management of unique natural and environmental resources
in the City that are deemed to require additional standards beyond those
contained elsewhere in this Code. Special resource zones may be
implemented as underlying or overlay zones depending on patterns of
property ownership and the nature of the resource. A property or properties
may be within more than one resource zone. In addition, the City may
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identify special resource areas and apply a PUD overlay zone in advance of
any development in order to further protect said resources.

The areas of special flood hazard identified by the Federal Insurance
Administration in a scientific and engineering report entitled, "The Flood
Insurance Study for Washington County, Oregon and Incorporated Areas,"
(flood insurance study) dated November 4, 2016, with accompanying Flood
Insurance Maps are hereby adopted by reference and declared to be a part
of this ordinance. The Flood Insurance Study is on file with the Sherwood
City Engineer at Sherwood City Hall.

16.134.020 - Purpose

The purpose of this ordinance is to promote the public health, safety, and
general welfare, and to minimize public and private losses due to flood
conditions in specific areas by complying with the provisions of this chapter.

A. The FP zoning district is an overlay district that controls and
regulates flood hazard areas in order to protect the public
health, safety and general welfare; to reduce potential flood
damage losses; and to protect floodways and natural
drainageways from encroachment by uses which may adversely
affect water quality and water flow and subsequent upstream or
downstream flood levels. The FP zone shall be applied to all
areas within the base flood, and shall supplement the regulations
of the underlying zoning district.

B. FP zoning districts are areas within the base flood as identified
by the Federal Emergency Management Agency (FEMA) in a
Flood Insurance Study (FIS) and in Flood Insurance Rate Maps
(FIRM) published for the City and surrounding areas, or as
otherwise identified in accordance with Section 16.134.020C.
These FEMA documents are adopted by reference as part of this
Code, and are on file at the City.

C. When base flood elevation data is not available from the FIS or
FIRM, the City shall obtain, review, and reasonably utilize any
base flood elevation and floodway data available from a federal,
state, or other source, and standards developed by the FEMA, in
order to administer the provisions of this Code.

RESPONSE: The site topography slopes from the north and south ends towards the interior of
the site along the Cedar Creek riparian corridor, which flows from west to east near the south
eastern corner of the site, and which separates the proposed development area in the north from
SW Brookman Road to the south. The forested slopes from Cedar Creek and the small tributary
in the south end range from 20 percent to 42 percent. The topography at the north end is
generally flat within the pasture areas with a small depression in the northwest corner. The site
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currently drains to Cedar Creek running through the center of the project which conveys storm
water easterly and then north eventually releasing into the Tualatin River. The base flood
elevation of Cedar Creek as it enters the south west corner of the site adjacent to SW Brookman
Road is approximately 178.7 feet above MSL. The lowest elevation on the site is approximately
170 feet, at the northeastern corner. Therefore, these criteria are applicable.

16.134.030 — Greenways

The FP zoning districts overlaying the Rock Creek and Cedar Creek
floodplains are designated greenways in accordance with Chapter 5 of the
Community Development Plan. All development in these two floodplains
shall be governed by the policies in Division V, Chapter 16.142 of this Code,
in addition to the requirements of this Section and the Clean Water Services
Design and Construction Standards R&O 07-20, or its replacement.

16.134.040 - Development Review and Floodplain Administrator Duties

A. The City Engineer is the designated local Floodplain

Administrator and is responsible for maintaining local
floodplain management records for the City.

. Provided land is not required to be dedicated as per Section
16.134.030, a conditional use permit (CUP) is required before
any use, construction, fill, or alteration of a floodplain,
floodway, or watercourse, or any other development begins
within any FP zone, except as provided in Section 16.134.050.

. Application for a CUP for development in a floodplain shall
conform to the requirements of Chapter 16.82 and may include,
but is not limited to, plans and scale drawings showing the
nature, location, dimensions, and elevations of the area in
question, existing or proposed structures, fill, storage of
materials, and drainage facilities.

. The following specific information is required in a floodplain
CUP application and shall be certified and verified by a
registered civil engineer or architect. The City shall maintain
such certifications as part of the public record. All certifications
shall be based on the as-built elevations of lowest building floors.

1. Elevations in relation to the current FIRM and FIS of the
lowest floor (including basement) of all structures;

2. Elevations in relation to the current FIRM and FIS to which
any structure has been flood proofed.
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3. That the flood proofing methods for any structure meet the
requirements of this section, Floodplain Structures.

4. Description of the extent to which any watercourse will be
altered or relocated as a result of the proposed development.

5. Abase flood survey and impact study made by a registered
civil engineer.

6. Proof all necessary notifications have been sent to, and
permits have been obtained from, those federal, state, or
other local government agencies for which prior approval of
the proposed development is required.

7. Any other information required by this section, by any applicable
federal regulations, or as otherwise determined by the City to be

necessary for the full and proper review of the application.

. The floodplain administrator shall review all development

permits to determine if the proposed development is located in
the floodway. If located in the floodway, assure that the
encroachment provisions of Section 16.134.070.F are met.

. Where base flood elevation data is provided through the Flood

Insurance Study, FIRM or required under Section 16.134.020.C
the local Floodplain Administrator shall:

1. Obtain and record the actual elevation (in relation to mean
sea level) of the lowest floor (including basement) of all new
and substantially improved structures, and

2. If the structure has been floodproofed in accordance with
Sections 16.134.090.A.3 and D.1.a, then obtain the elevation
(in relation to mean sea level) to which the structure was
floodproofed, and

3. Maintain all elevation and floodproofing certificates
required under Section 16.134.040.D, and

4. Maintain for public inspection all records pertaining to the
provisions of this ordinance.

. Where elevation data is not available as per subsection D of this

section, or from other sources as per Section 16.134.020.C, a
floodplain CUP shall be reviewed using other relevant data, as
determined by the City, such as historical information, high
water marks, and other evidence of past flooding. The City may
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require utility structures and habitable building floor elevations,
and building flood proofing, to be at least two feet above the
probable base flood elevation, in such circumstances where more
definitive flood data is not available.

H. The floodplain administrator shall:

1. Notify adjacent communities, the Department of Land
Conservation and Development and other appropriate state
and federal agencies, prior to any alteration or relocation of
a watercourse, and submit evidence of such notification to
the Federal Insurance Administration as required in Section
16.134.100.C.

2. Require that maintenance is provided within the altered or
relocated portion of said watercourse so that the flood
carrying capacity is not diminished.

I.  The floodplain administrator shall make interpretations where
needed, as to exact location of the boundaries of the areas of
special flood hazards (for example, where there appears to be a
conflict between a mapped boundary and actual field
conditions). The person contesting the location of the boundary
shall be given a reasonable opportunity to appeal the
interpretation. Such appeals shall be granted consistent with the
standards of Section 60.6 of the Rules and Regulations of the
National Flood Insurance Program (44 CFR 59-76).

J. Variances to any standard within the floodplain overlay shall
comply with the provisions of the Code of Federal Regulations
(CFR) section 44 CFR 60.6(a)(1)—(7).

16.134.050 - Permitted Uses

In the FP zone the following uses are permitted outright, and do not require
a CUP, provided that floodway flow, or floodplain capacity, will not be
impeded, as determined by the City, and when greenway dedication is not
required as per Section 16.134.030.

A. Agricultural uses, provided that associated structures are not
allowed, except for temporary building and boundary fences that do
not impede the movement of floodwaters and flood-carried materials.

B. Open space, park and recreational uses, and minor associated
structures, if otherwise allowed in the underlying zoning district
that do not impede the movement of floodwaters and flood-
carried materials.
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Public streets and appurtenant structures, and above and
underground utilities, subject to the provisions of Sections
16.134.080 and 16.134.090.

Other accessory uses allowed in the underlying zoning district
that do not involve structures, and will not, in the City's
determination, materially alter the stability or storm drainage
absorption capability of the floodplain.

16.134.060 - Conditional Uses

In the FP zone the following uses are permitted as conditional uses, subject
to the provisions of this Section and Chapter 16.82, when greenway
dedication is not required as per this Section.

Greenways:

A

Any permitted or conditional use allowed in the underlying
zoning district, when located in the flood fringe only, as
specifically defined by this Code.

16.134.070 - Prohibited Uses

In the FP zone the following uses are expressly prohibited:

A

The storage or processing of materials that are buoyant,
flammable, contaminants, explosive, or otherwise potentially
injurious to human, animal or plant life.

Public and private sewerage treatment systems, including
drainfields, septic tanks and individual package treatment plants.

Any use or activity not permitted in the underlying zoning
district.

. Any use or activity that, in the City's determination, will

materially alter the stability or storm drainage absorption
capability of the floodplain.

Any use or activity that, in the City's determination, could create
an immediate or potential hazard to the public health, safety and
welfare, if located in the floodplain.

Any use, activity, or encroachment located in the floodway,
including fill, new construction, improvements to existing
developments, or other development, except as otherwise allowed
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by Section 16.134.050 and unless certification by a registered
professional engineer or architect is provided demonstrating
through hydrologic and hydraulic analyses performed in
accordance with standard engineering practice that the use,
activity, or encroachment will not result in any increase to flood
levels during the occurrence of the base flood discharge.

a. If paragraph F of this section is satisfied, all new
construction and substantial improvements shall comply with
all applicable flood hazard provisions of Sections 16.134.080
and .090, or ASCE 24, whichever is more stringent.

G. The storage of recreational vehicles. This is the most restrictive
provision wherein.

16.134.080 - Floodplain Development
A. Floodplain Alterations
1. Floodplain Survey

The floodplain, including the floodway and flood fringe areas,
shall be surveyed by a registered land surveyor or civil engineer,
and approved by the City, based on the findings of the flood
insurance study and other available data. Such delineation shall
be based on the current FIRM and FIS data and be field-located
from recognized valid benchmarks.

2. Grading Plan

Alteration of the existing topography of floodplain areas may be
made upon approval of a grading plan by the City. The plan
shall include both existing and proposed topography and a plan
for alternate drainage. Contour intervals for existing and
proposed topography shall be included and shall be not more
than one foot for ground slopes up to five percent (5%) and for
areas immediately adjacent to a stream or drainage way, two
feet for ground slopes between five and ten percent (5% to 10%),
and five feet for greater slopes.

3. Fill and Diked Lands

a. Proposed floodplain fill or diked lands may be developed
if a site plan for the area to be altered within the
floodplain is prepared and certified by a registered civil
engineer and approved by the Commission pursuant to
the applicable provisions of this Code.
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b. Vehicular access shall be provided from a street above
the elevation of the base flood to any proposed fill or dike
area if the area supports structures for human
occupancy. Unoccupied fill or dike areas shall be
provided with emergency vehicle access.

4. Alteration Site Plan

a. The certified site plan prepared by a registered civil
engineer or architect for an altered floodplain area shall
show that:

(1) Proposed improvements will not alter the flow of
surface water during flooding such as to cause a
compounding of flood hazards or changes in the
direction or velocity of floodwater flow.

(2) No structure, fill, storage, impervious surface or
other uses alone, or in combination with existing or
future uses, will materially reduce the capacity of the
floodplain or increase in flood heights.

(3) Proposed floodplain fill or diked areas will benefit
the public health, safety and welfare and incorporate
adequate erosion and storm drainage controls, such
as pumps, dams and gates.

(4) No serious environmental degradation shall occur to
the natural features and existing ecological balance
of upstream and downstream areas.

(5) On-going maintenance of altered areas is provided so
that flood-carrying capacity will not be diminished by
future erosion, settling, or other factors.

b. Applicants must obtain a conditional letter of map
revision (CLOMR) from FEMA before any encroachment,
including fill, new construction, substantial improvement,
or other development, in the regulatory floodway is
permitted. Applicants are responsible for preparing
technical data to support the CLOMR application and
paying any processing or application fees to FEMA.

RESPONSE: The applicant has obtained the base flood elevation from FEMA Maps for the site
and Cedar Creek, and has mapped the flood elevation on plans submitted with the application.
As designed, no permanent impacts to the Cedar Creek flood plain, which is proposed to be
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contained entirely within the boundaries of Tract B, are anticipated and therefore the
requirements listed above generally are not applicable to the application. Pedestrian and bicycle
trails within the flood plain will utilize existing formed hard surface areas, including the crossing
of Cedar Creek, which will utilize the existing driveway culvert crossing. Uses in the floodplain
area will be limited to the pedestrian and bicycle trail, and temporary impacts to the flood plain
for public utilities, both of which are identified as permitted uses under Section 16.134.050.B.
and C. respectively. The above criteria, as applicable, can be met.

5. Subdivisions and Partitions

All proposed subdivisions or partitions including land within an
FP zone must establish the boundaries of the base flood by
survey and dedicate said land as per Section 16.134.030. The
balance of the land and development must:

a. Be designed to include adequate drainage to reduce
exposure to flood damage, and have public sewer, gas,
electrical and other utility systems so located and
constructed to minimize potential flood damage, as
determined by the City.

b. Provide for each parcel or lot intended for structures, a
building site which is at or above the base flood
elevation, and meets all setback standards of the
underlying zoning district.

c. Where base flood elevation data is not provided, or is not
available from an authoritative source, it shall be
generated by the applicant for subdivision proposals and
other proposed developments which contain at least fifty
(50) lots or five acres, whichever is less.

RESPONSE: As stated above, the applicant has obtained the base flood elevation from FEMA
Maps for the site and Cedar Creek, and has mapped the flood elevation on plans submitted with
the application. All aspects of the subdivision have been designed to include adequate drainage
to reduce exposure to flood damage, and have public sewer, gas, electrical and other utility
systems so located and constructed to minimize potential flood damage, as will be determined by
the City and appropriate jurisdictional districts through the review of final engineering plans.
Each residential lot within the subdivision contains a building site which is above the delineated
base flood elevation, and meets all setback standards of the MDRL. These criteria will be met.

16.134.090 - Floodplain Structures

Structures in the FP zone permitted in accordance with this section, shall be
subject to the following conditions, in addition to the standards of the
underlying zoning district:
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A. Generally

1. All structures, including utility equipment, and manufactured
housing dwellings, shall be anchored to prevent lateral
movement, floatation, or collapse during flood conditions,
and shall be constructed of flood-resistant materials, to
standards approved by the City, State Structural and
Plumbing Specialty Codes and applicable building codes.

2. The lowest floor elevation of a structure designed for human
occupancy must be at least one and one-half feet above the
base flood elevation and the building site must comply with
the provisions of Section 16.134.080.A.

3. The lower portions of all structures shall be flood proofed
according to the provisions of the State Structural and
Plumbing Specialty Code to an elevation of at least one and
one-half feet above the base flood elevation.

4. The finished ground elevation of any under floor crawl space
shall be above the grade elevation of an adjacent street, or
natural or approved drainage way unless specifically
approved by the City. A positive means of drainage from the
low point of such crawl space shall be provided.

5. All new construction and substantial improvements shall be
constructed using methods and practices that minimize flood
damage.

RESPONSE: All residential structures located on the site will be situated such that all
construction is located at least one and one-half feet above the base flood elevation. Utilities and
other service structures such as outfall locations will either be elevated above the flood plain, or
will be anchored to prevent lateral movement, floatation, or collapse during flood conditions, and
will be constructed of flood-resistant materials. All on-site construction will minimize flood
damage using appropriate construction techniques. These criteria will be met.

B. Utilities

1. Electrical, heating, ventilation, plumbing and air-conditioning
equipment and other service facilities located within
structures shall be designed and/or otherwise elevated or
located so as to prevent water from entering or accumulating
within the components during conditions of flooding.

2. Electrical service equipment, or other utility structures, shall
be constructed at or above the base flood elevation. All
openings in utility structures shall be sealed and locked.
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3. Water supply and sanitary sewer systems (not prohibited
under section 16.134.070.B) shall be approved by the
Washington County Health Department, and shall be designed
to minimize or eliminate the infiltration of floodwaters into the
systems, or any discharge from systems into floodwaters.

a. On-site waste disposal systems shall be located to avoid
impairment to them or contamination from them during
flooding consistent with Washington County Health Authority
and Oregon Department of Environmental Quality.

RESPONSE: While the final design of utilities has not yet been reviewed or approved by the
appropriate jurisdictional districts at this time, it is anticipated that utilities including water and
sanitary sewer will be constructed within the area of the Cedar Creek flood plain. All water supply
and sanitary sewer systems will be designed and permitted to meet or exceed the standards of the
applicable jurisdictional district, and approved by the Washington County Health Department.
These systems will be designed to minimize or eliminate the infiltration of floodwaters into the
systems, or any discharge from systems into floodwaters. These criteria will be met.

C. Residential Structures

1. All residential structures shall have the lowest floor,
including basement, elevated to at least one and one-half feet
above the base flood elevation.

2. Fully enclosed areas below the lowest floor that are subject
to flooding are not permitted unless they are designed to
automatically equalize hydrostatic flood forces on exterior
walls by allowing for the entry and exit of floodwaters.
Designs for meeting this requirement must either be certified
by a registered engineer or architect, or must meet or exceed
the following minimum criteria:

a. A minimum of two openings having a total net area of not
less than one square inch for every square foot of
enclosed area subject to flooding shall be provided.

b. The bottom of all openings shall be no higher than one
foot above grade.

c. Openings may be equipped with screens, louvers, or
other coverings or devices, provided they permit the
automatic entry and exit of floodwaters.

3. Shall be constructed with materials resistant to flood damage.
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RESPONSE: All residential structures located on the site will be situated such that all
construction is located at least one and one-half feet above the base flood elevation. This
criterion is will be met, and will be confirmed at the time of building permit approval.

D. Non-Residential Construction

1. All commercial, industrial or other non-residential structures
shall have either the lowest floor, including basement,
elevated to the level of the base flood elevation; or, together
with attendant utility and sanitary facilities, shall:

a. Be flood proofed so that below the base flood level the
structure is watertight with walls substantially
impermeable to the passage of water.

b. Have structural components capable of resisting
hydrostatic and hydrodynamic loads and effects of
buoyancy.

c. Be certified by a Registered Professional Engineer or
Architect that the design and methods of construction are
in accordance with accepted standards of practice for
meeting all provisions of this Section. A record of such
certificates shall be maintained by the Floodplain
Administrator in accordance with Section 16.134.040.A.

d. Nonresidential structures that are elevated and not flood
proofed must meet the same standards for space below
the lowest floor as per Section 16.134.090.C.2.

RESPONSE: All structures proposed to be located on the site are for residential, rather than
commercial, industrial or other non-residential uses. This criterion is not applicable.

E. Manufactured Dwellings

1. Manufactured dwellings supported on solid foundation walls
shall be constructed with flood openings that comply with
paragraph C.2 of this section;

2. The bottom of the longitudinal chassis frame beam in A zones
(excluding coastal A zones), shall be at or above BFE;

3. The manufactured dwelling shall be anchored to prevent
flotation, collapse, and lateral movement during the base
flood. Anchoring methods may include, but are not limited to,
use of over-the-top or frame ties to ground anchors
(Reference FEMA's "Manufactured Home Installation in
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Flood Hazard Areas" guidebook for additional techniques),
and;

4. Electrical crossover connections shall be a minimum of 12
inches above BFE.

RESPONSE: No manufactured dwellings are proposed to be located on the site. This criterion
is not applicable.

F. Recreational Vehicles

Except where prohibited under Section 16.134.070.G Recreational
vehicles placed on sites are required to:

1. Be on the site for fewer than 180 consecutive days, and

2. Be fully licensed and ready for highway use, on its wheels or
jacking system, is attached to the site only by quick
disconnect type utilities and security devices, and has no
permanently attached additions; or

3. Meet the requirements of paragraph E of this section and the
elevation and anchoring requirements for manufactured
dwellings.

RESPONSE: No recreational vehicles are proposed to be located on the site. This criterion is
not applicable.

16.134.100 - Additional Requirements

A. Dimensional standards or developments in the FP zone are the
same as in the underlying zoning district, except as provided in
Section 16.134.100.

B. Approval of a site plan pursuant to Chapter 16.90 that includes
portions of the FP overlay may be conditioned by the City to
protect the best interests of the surrounding area or the
community as a whole, and to carry out the terms of the
Comprehensive Plan. These conditions may include, but are not
limited to:

1. Increasing the required lot sizes, yard dimensions, modifying
street widths, or off-street parking spaces.

2. Limiting the height, size, or location of buildings.

3. Controlling the location and number of vehicle access points.
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4. Limiting the number, size, location, or lighting of signs.

5. Requiring diking, fencing, screening, landscaping, or other
facilities to protect the proposed development, or any
adjacent or nearby property.

6. Designating sites for open space or water retention purposes.

7. Construction, implementation, and maintenance of special
drainage facilities and activities.

RESPONSE: No activities are proposed within the Cedar Creek floodplain which would
necessitate the imposition of Conditions of Approval under provisions 1. through 5. and 7 above.
The entirety of the delineated 100-year flood plain will be located within an open space tract(s),
meeting the intent of 6. above. These criteria are met or are otherwise not applicable.

C. FEMA Notification.

1. Notify FEMA within six months of project completion when a
conditional letter of map revision (CLOMR) has been
obtained from FEMA or when development altered a
watercourse, modified floodplain boundaries, or modified
base flood elevations. This notification shall be provided as a
letter of map revision (LOMR).

2. The applicant is responsible for preparing technical data to
support the LOMR application and paying any processing or
application fees to FEMA. 3. The floodplain administrator is
under no obligation to sign the Community Acknowledgement
Form, which is part of the CLOMR/LOMR application, until
the applicant demonstrates that the project will or has met
the requirements of this Code and all applicable state and
federal laws.

RESPONSE: No activities are proposed within the Cedar Creek floodplain which would
necessitate the requirement for a LOMA, CLOMR, or LOMR. This criterion is not applicable.

Chapter 16.142 - PARKS, TREES AND OPEN SPACES
16.142.010 - Purpose

This Chapter is intended to assure the provision of a system of public and
private recreation and open space areas and facilities consistent with this
Code and applicable portions of Chapter 5 of the Community Development
Plan Part 2. The standards of this section do not supersede the open space
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requirements of a Planned Unit Development, found in Chapter 16.40 -
Planned Unit Development (PUD).

RESPONSE: The subject site includes open space areas complying with the intent of this Code.
This application is not submitted as a Planned Unit Development; therefore, the open space
standards of this section apply.

16.142.030 - Single-Family or Duplex Residential Subdivisions

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

1. Required yards or setbacks.
2. Required visual corridors.
3. Required sensitive areas and buffers.

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

RESPONSE: Based on the definition of Net Developable Site within the City of Sherwood
Municipal Code, the net developable area of the site is approximately 166,919 square feet (3.83
acres), and accordingly this section requires the creation of 5% of the net buildable area, or 8,346
square feet (0.19 acres), of open space. The development, as illustrated on the Conceptual Open
Space Plan (Sheet P5), is currently shown to include approximately 32,069 square feet (19.2% of
net buildable area/0.74 acres) of additional open space outside of required yards/setbacks,
Sensitive Areas, Vegetated Corridor, Visual Corridor, and 100-Year Flood Plain. However, this
open space area is required to be reduced by 850 square feet to accommodate the requirements of
Section 16.144.030.B.1., for a total additional open space provision of 31,219 square feet (18.7%
of net buildable area/0.72 acres)

The additional 31,219 square feet of open space areas are located within Tract B, including the
pedestrian paths located adjacent to, but outside of, the natural resource areas associated with
Cedar Creek, and the pocket park area at the north east corner of the site. An additional pocket
park is located within Tract A. The open space will primarily be improved with a network of
connected pedestrian trails not otherwise required by the Code, consistent with Section
16.142.030.A., which includes walking paths as an approved improvement. In total, these areas
will provide for approximately 0.25 lineal miles of pedestrian trails, not counting sidewalks,
accessible to both residents and the wider community. The proposed pedestrian connection
between SW Trillium Lane and SW Wapato Lake Drive is not included in these numbers, as it is
otherwise required by the code to meet connectivity requirements. Due to the creek crossing
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between the northern portion of the site and SW Brookman Road, and the multiple proposed links
to properties to the north, east and west, it is anticipated that the trails will be heavily used by the
public for circulation within and through the development. Due to the trail locations, numerous
educational and recreational opportunities will also be available for passive enjoyment of Cedar
Creek and its associated riparian areas. This requirement can and will be met.

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

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

RESPONSE: The subdivision and street designs do not include boulevard treatments. This
criterion is not applicable.

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

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

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

RESPONSE: In accordance with 2. above, the open space areas and other tracts, including
Tracts B, C, D, E, and F are anticipated to be conveyed to a future homeowner’s association per
C.2. above. However, if requested by the City or other appropriate jurisdictional district, the
open spaces could potentially be publicly dedicated. Therefore, this criterion can be met.

D. The density of a single-family residential subdivision shall be
calculated based on the net buildable site prior to exclusion of
open space per this Section.
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1. Example: a 40,000 square foot net buildable site would be
required to maintain 2,000 square feet (5%) of open space
but would calculate density based on 40,000 square feet.

RESPONSE: The density of the proposed subdivision was calculated using the net buildable
site area, prior to the removal of the 19.2% open space provided. This criterion is met.

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

RESPONSE: The Brookman Addition Concept Plan does not identify a park site within or
immediately adjacent to the development site. This criterion can be met.

F. If the proposed residential subdivision does not contain or is not
adjacent to a site identified on the Parks Master Plan map or
otherwise identified for acquisition by the Parks and Recreation
Board, the applicant may elect to convey off-site park/open space.

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

RESPONSE: The applicant has not elected to convey off site park/open space. However, it is
noted that if requested by the City or other appropriate jurisdictional district, the open spaces
within the development could potentially be publicly dedicated. The above criteria do not apply.

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

RESPONSE: Eligibility for System Development Charges (SDCs) credits will be assessed if and
when open space is conveyed, using the methodology identified in the most current Parks and
Recreation System Development Charges Methodology Report. The criterion can be met as applicable.

16.142.040 - Visual Corridors

A. Corridors Required
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New developments located outside of the Old Town Overlay with
frontage on Highway 99W, or arterial or collector streets
designated on Figure 8-1 of the Transportation System Plan shall
be required to establish a landscaped visual corridor according to
the following standards:

Highway 99W: 25 feet
Arterial: 15 feet
Collector: 10 feet

In residential developments where fences are typically desired
adjoining the above described major street the corridor may be
placed in the road right-of-way between the property line and the
sidewalk. In all other developments, the visual corridor shall be on
private property adjacent to the right-of-way.

B. Landscape Materials

The required visual corridor areas shall be planted as specified by
the review authority to provide a continuous visual and/or
acoustical buffer between major streets and developed uses. Except
as provided for above, fences and walls shall not be substituted for
landscaping within the visual corridor. Uniformly planted, drought
resistant street trees and ground cover, as specified in Section
16.142.060, shall be planted in the corridor by the developer. The
improvements shall be included in the compliance agreement. In no
case shall trees be removed from the required visual corridor.

C. Establishment and Maintenance

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

D. Required Yard

Visual corridors may be established in required yards, except that
where the required visual corridor width exceeds the required yard
width, the visual corridor requirement shall take precedence. In no
case shall buildings be sited within the required visual corridor,
with the exception of front porches on townhomes, as permitted in
Section 16.44.010(E)(4)(c).
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E. Pacific Highway 99W Visual Corridor

1. Provide a landscape plan for the highway median paralleling
the subject frontage. In order to assure continuity,
appropriate plant materials and spacing, the plan shall be
coordinated with the City Planning Department and ODOT.

2.Provide a visual corridor landscape plan with a variety of
trees and shrubs. Fifty percent (50%) of the visual corridor
plant materials shall consist of groupings of at least five (5)
native evergreen trees a minimum of ten (10) feet in height
each, spaced no less than fifty (50) feet apart, if feasible.
Deciduous trees shall be a minimum of four (4) inches DBH
and twelve (12) feet high, spaced no less than twenty-five
(25) feet apart, if feasible.

RESPONSE: SW Brookman Road is classified as an Arterial street; therefore a 15-foot
landscaped visual corridor is required. As shown on the preliminary plat, a 15-foot wide visual
corridor is provided along the SW Brookman Road frontage, except where Tract B (containing
Cedar Creek and associated flood plain and riparian areas) intersects the SW Brookman Road
right-of-way. These visual corridors are identified as Tracts F and G on the Preliminary Plat, as
opposed to being provided within required yards, and are proposed to be landscaped in
accordance with the requirements of this section. Therefore, this criterion is met.

16.142.050 - Park Reservation

Areas designated on the Natural Resources and Recreation Plan Map, in
Chapter 5 of the Community Development Plan, which have not been
dedicated pursuant to Section 16.142.030 or 16.134.020, may be required to
be reserved upon the recommendation of the City Parks Board, for purchase
by the City within a period of time not to exceed three (3) years.

RESPONSE: The Community Development Plan does not include the Brookman Addition area.
However, the site is located within the adopted Brookman Addition Concept Plan Area which
illustrates the conceptual location of natural resource areas. If requested by the City or other
appropriate jurisdictional district, the open spaces within the development could however
potentially be publicly dedicated or purchased. The criterion can be met.

16.142.060 - Street Trees
A. Installation of Street Trees on New or Redeveloped Property.

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

1. Location: Trees shall be planted within the planter strip along

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

Size: Trees shall have a minimum trunk diameter of two (2)
caliper inches, which is measured six inches above the soil
line, and a minimum height of six (6) feet when planted.

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

4. Required Street Trees and Spacing:

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

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

c. A new development may exceed the forty-foot spacing
requirement under section b. above, under the following
circumstances:

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

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

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

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

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

RESPONSE: The Preliminary Street Tree and Open Space Planting Plan (Sheet L1) of the
submitted plan set shows the location, spacing, and species of street trees proposed within the
development. The Preliminary Street Tree and Open Space Planting Plan demonstrates
compliance with the above requirements. Accordingly, these criteria are met.

B. Removal and Replacement of Street Trees.

The removal of a street tree shall be limited and in most cases,
necessitated by the tree. A person may remove a street tree as
provided in this section. The person removing the tree is
responsible for all costs of removal and replacement. Street trees
less than five (5) inches DBH can be removed by right by the
property owner or his or her assigns, provided that they are
replaced. A street tree that is removed must be replaced within
six (6) months of the removal date.

1. Criteria for All Street Tree Removal for trees over five (5)
inches DBH. No street tree shall be removed unless it can be
found that the tree is:

C.
d.

Dying, becoming severely diseased, or infested or

diseased so as to threaten the health of other trees, or
Obstructing public ways or sight distance so as to cause

a safety hazard, or

Interfering with or damaging public or private utilities, or
Defined as a nuisance per City nuisance abatement ordinances.

2. Street trees between five (5) and ten (10) inches DBH may be
removed if any of the criteria in 1. above are met and a tree
removal permit is obtained.

a. The Tree Removal Permit Process is a Type | land use decision

and shall be approved subject to the following criteria:
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(1) The person requesting removal shall submit a Tree
Removal Permit application that identifies the
location of the tree, the type of tree to be removed, the
proposed replacement and how it qualifies for
removal per Section 1. above.

(2) The person shall post a sign, provided by the City,
adjacent to the tree for ten (10) calendar days prior to
removal that provides notice of the removal application
and the process to comment on the application.

(3) If an objection to the removal is submitted by the City
or to the City during the ten (10) calendar day period,
an additional evaluation of the tree will be conducted
by an arborist to determine whether the tree meets the
criteria for street tree removal in Section 1. above.
The person requesting the Tree Removal Permit shall
be responsible for providing the arborist report and
associated costs.

(4) Upon completion of the additional evaluation
substantiating that the tree warrants removal per
Section 1. above or if no objections are received
within the ten-day period, the tree removal permit
shall be approved.

(5) If additional evaluation indicates the tree does not
warrant removal, the Tree Removal Permit will be
denied.

3. Street trees over ten (10) inches DBH may be removed through
a Type | review process subject to the following criteria.

a. The applicant shall provide a letter from a certified
arborist identifying:

(1) The tree's condition,

(2) How it warrants removal using the criteria listed in
Section 1. above, and identifying any reasonable actions
that could be taken to allow the retention of the tree.

b. The applicant shall provide a statement that describes
whether and how the applicant sought assistance from
the City, HOA or neighbors to address any issues or
actions that would enable the tree to be retained.

c. The person shall post a sign, provided by the City,
adjacent to the tree for ten (10) calendar days prior to
removal that provides notice of the removal application
and the process to comment on the application.
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Review of the materials and comments from the public
confirm that the tree meets the criteria for removal in
Section 1. above.

RESPONSE: The application does not include the removal of existing street trees. The above
criteria are not applicable. However, it is noted that future homeowners will be subject to the

requirements of this section.

C. Homeowner's Association Authorization.

The Planning Commission may approve a program for the adoption,
administration and enforcement by a homeowners' association
(HOA) of regulations for the removal and replacement of street trees
within the geographic boundaries of the association.

1. An HOA that seeks to adopt and administer a street tree

program must submit an application to the City. The application

must contain substantially the following information:

a.

The HOA must be current and active. The HOA should
meet at least quarterly and the application should include
the minutes from official HOA Board meetings for a
period not less than eighteen (18) months (six (6)
quarters) prior to the date of the application.

The application must include proposed spacing standards
for street trees that are substantially similar to the
spacing standards set forth in 16.142.060.A above.

The application must include proposed street tree
removal and replacement standards that are substantially
similar to the standards set forth in 16.142.060.B above.
The application should include a copy of the HOA bylaws
as amended to allow the HOA to exercise authority over
street tree removal and replacement, or demonstrate that
such an amendment is likely within ninety (90) days of a
decision to approve the application.

The application should include the signatures of not
less than seventy-five (75) percent of the homeowners in
the HOA in support of the application.

2. An application for approval of a tree removal and
replacement program under this section shall be reviewed by
the City through the Type 1V land use process. In order to
approve the program, the City must determine:

a.

The HOA is current and active.
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b. The proposed street tree removal and replacement
standards are substantially similar to the standards set
forth in 16.142.060.B above.

c. The proposed street tree spacing standards are
substantially similar to the standards set forth in
16.142.060.A above.

d. The HOA has authority under its bylaws to adopt,
administer and enforce the program.

e. The signatures of not less than seventy-five (75) percent of
the homeowners in the HOA in support of the application.

3. A decision to approve an application under this section shall
include at least the following conditions:

a. Beginning on the first January 1 following approval and
on January 1 every two (2) years thereafter, the HOA
shall make a report to the city planning department that
provides a summary and description of action taken by
the HOA under the approved program. Failure to timely
submit the report that is not cured within sixty (60) days
shall result in the immediate termination of the program.

b. The HOA shall comply with the requirements of Section
12.20 of the Sherwood Municipal Code.

4. The City retains the right to cancel the approved program at
any time for failure to substantially comply with the approved
standards or otherwise comply with the conditions of approval.

a. If an HOA tree removal program is canceled, future tree
removals shall be subject to the provisions of section
16.142.060.

b. A decision by the City to terminate an approved street
tree program shall not affect the validity of any decisions
made by the HOA under the approved program that
become final prior to the date the program is terminated.

c. If the city amends the spacing standards or the removal and
replacement standards in this section (SZCDC 16.142.060)
the City may require that the HOA amend the corresponding
standards in the approved street tree program.

5. An approved HOA tree removal and replacement program
shall be valid for five (5) years; however the authorization
may be extended as approved by the City, through a Type Il
Land Use Review.
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RESPONSE: No street trees are proposed for removal as part of this development. In the
future, a tree removal and replacement program managed by a homeowners’ association (HOA),
may be desirable, but it is not part of this application. The street trees are planned to be in public
rights-of-way and by law become the responsibility of the future abutting property owner to
maintain, unless another legal entity such as a HOA assumes responsibility. These criteria do not
apply to this application.

D. Exemption from Replacing Street Trees.

A street tree that was planted in compliance with the Code in effect
on the date planted and no longer required by spacing standards of
section A.4. above may be removed without replacement provided:

1. Exemption is granted at the time of street tree removal permit
or authorized homeowner's association removal per Section
16.142.060.C. above.

2. The property owner provides a letter from a certified arborist
stating that the tree must be removed due to a reason
identified in the tree removal criteria listed in Section
16.142.060.B.1. above, and

3. The letter describes why the tree cannot be replaced without
causing continued or additional damage to public or private
utilities that could not be prevented through reasonable
maintenance.

E. Notwithstanding any other provision in this section, the city
manager or the manager's designee may authorize the removal
of a street tree in an emergency situation without a tree removal
permit when the tree poses an immediate threat to life, property
or utilities. A decision to remove a street tree under this section
is subject to review only as provided in ORS 34.100.

F. Trees on Private Property Causing Damage.

Any tree, woodland or any other vegetation located on private
property, regardless of species or size, that interferes with or
damages public streets or utilities, or causes an unwarranted
increase in the maintenance costs of same, may be ordered removed
or cut by the City Manager or his or her designee. Any order for the
removal or cutting of such trees, woodlands or other vegetation,
shall be made and reviewed under the applicable City nuisance
abatement ordinances.

G. Penalties. The abuse, destruction, defacing, cutting, removal,
mutilation or other misuse of any tree planted on public property
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or along a public street as per this Section, shall be subject to the
penalties defined by Section 16.02.040, and other penalties
defined by applicable ordinances and statutes, provided that
each tree so abused shall be deemed a separate offense.

RESPONSE: As a greenfield site, this development application does not include the removal
of street trees, as none currently exist. The Applicant is aware of the penalty for illegal abuse,
destruction, or removal of street trees. The criteria, as applicable, are met.

16.142.070 - Trees on Property Subject to Certain Land Use Applications
A. Generally

The purpose of this Section is to establish processes and standards
which will minimize cutting or destruction of trees and woodlands
within the City. This Section is intended to help protect the scenic
beauty of the City; to retain a livable environment through the
beneficial effect of trees on air pollution, heat and glare, sound, water
quality, and surface water and erosion control; to encourage the
retention and planting of tree species native to the Willamette Valley
and Western Oregon; to provide an attractive visual contrast to the
urban environment, and to sustain a wide variety and distribution of
viable trees and woodlands in the community over time.

B. Applicability

All applications including a Type Il - IV land use review, shall be
required to preserve trees or woodlands, as defined by this Section
to the maximum extent feasible within the context of the proposed
land use plan and relative to other codes, policies, and standards of
the City Comprehensive Plan.

RESPONSE: The proposed subdivision is being reviewed through a Type IV land use review
procedure. As such, the criteria of this section apply.

C. Inventory

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

a. Tree size (in DBH and canopy area)

b. Tree species

c. The condition of the tree with notes as applicable
explaining the assessment
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d. The location of the tree on the site

e. The location of the tree relative to the planned
improvements

f.  Assessment of whether the tree must be removed to
accommodate the development

g. Recommendations on measures that must be taken to
preserve trees during the construction that are not
proposed to be removed.

2. In addition to the general requirements of this Section, the
tree and woodland inventory's mapping and report shall also
include, but is not limited to, the specific information outlined
in the appropriate land use application materials packet.

3. Definitions for the inventory purposes of this Section

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

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

c. A large stature tree is over 20 feet tall and wide with a
minimum trunk diameter of 30 inches at DBH.

RESPONSE: The applicant has submitted an Arborist Report, including a tree and woodland
inventory, prepared by Morgan Holen & Associates, Inc, dated March 22, 2020, with this
application. As described in the Arborist Report, a Visual Tree Assessment (VTA) was
performed on the 351 individual trees surveyed across the site, looking for defect symptoms and
evaluating overall condition and vitality of individual trees. The individual surveyed trees were
evaluated in terms of species, diameter, crown radius, general condition and potential
construction impacts.
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Beyond the individual tree survey area and within the mapped vegetated corridor where no
development is proposed, existing trees were not surveyed. This area does not meet the City’s
definition of woodland because there are fewer than 50 trees per 20,000 square feet. Regardless,
the area is unaffected by the proposed development, and discussions with City staff confirmed that
the area could be described more generally without individual tree data. A summary of trees in the
unaffected area of the vegetated corridor is enclosed and no canopy credit is accounted for since
these trees are located beyond the net development site. These criteria, as applicable, are met.

D. Retention requirements

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

RESPONSE: As shown on the Existing Conditions and Demolition Plan (Sheet P2) and Tree
Preservation and Removal Plan (Sheet P3), and within the revised Arborist Report (May 27,
2020), there are 351 trees located on the subject site. Of these, 177 trees (approximately 50%)
are slated for removal, including 73 trees within proposed building lots, 52 trees within the
proposed new street and sidewalks, 15 trees within the proposed water quality facility, 27 trees
within the proposed trail alignment or along the associated retaining wall, 2 trees in proposed
open space areas that are not suitable for preservation because of poor condition or structure
(#6687 and #7240); One tree on the northern boundary (#14125) and one tree located just off-site
near the northern boundary (#14124) for proposed sidewalk construction; 2 trees are planned for
removal from the right of way in the southwest corner of the site for proposed grading and trail
construction (#6687 and #7240);and 4 trees are planned for removal from the vegetated corridor
including two decrepit Lombardy poplars (Populus nigra) (#6146 and #30210), one invasive
English hawthorn (Crataegus monogyna) (#6140), and one Douglas-fir (#6681) along the
proposed retaining wall alignment of the proposed trail.

As is typical with greenfield developments, removal of trees is necessary to accommodate the
required site improvements, including utility installation, earthwork, and grading necessary for
street construction, proper drainage, and future home construction. It is noted, however, that
Morgan Holen & Associates and Pioneer Design Group consulted on recommended adjustments,
specifically to the proposed trail alignment and retaining wall construction as feasible, which
resulted in significantly reduced tree impacts and better tree protection. Section D.2 is satisfied.
Therefore, this criterion is met.

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

Each net development site shall provide a variety of trees to
achieve a minimum total tree canopy of 40 percent. The
canopy percentage is based on the expected mature canopy
of each tree by using the equation zr 2 to calculate the
expected square footage of canopy for each tree. The
expected mature canopy is counted for each tree regardless
of an overlap of multiple tree canopies.
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The canopy requirement can be achieved by retaining
existing trees or planting new trees. Required street trees can
be used toward the total on site canopy required to meet this
standard. The expected mature canopy spread of the new
trees will be counted toward the needed canopy cover. A
certified arborist or other qualified professional shall
provide the estimated tree canopy of the proposed trees to the
planning department for review.

RESPONSE: The Preliminary Tree Preservation and Removal Plan (Sheet P3) and Preliminary
Street Tree and Open Space Planting Plan (L1), in combination with the submitted Arborist
Report, demonstrate that an approximately 47% canopy coverage of the net development site
will be provided, in excess of the 40% requirement.

As described in greater detail in the Arborist Report, and subsequent revision dated May 27,
2020, using the criteria described above and the locations of the trees relative to grading, paving,
construction, and other site improvements, site wide 177 trees will be removed and 170 trees will
be retained (another 2 trees will either likely be retained, and 2 will be used to create snags). Of
the retained trees, 13 will be located on-site outside of environmentally constrained areas, with a
total combined canopy area of 5,634 square feet (not including the tree likely retained within the
net developable area). Since retained trees receive double canopy credit, the credit from
preservation of the trees is 11,268 square feet. This represents 6.75% of the final net buildable
area of 166,919 square feet'. The minimum canopy requirement for residential development is
40%, or 66,768 square feet, for an additional 55,500 square feet (33.25%) of canopy cover
required. Pioneer Design Group’s Registered Landscape Architect developed the proposed
planting plan for new trees on-site. Sheet L2 provides the canopy credit calculation for 48
proposed street trees, which totals 62,409 square feet of canopy. Therefore, the minimum
required tree canopy is satisfied (11,268 retained + 62,409 planted = 73,677 / 166,919 =
44.14%). In addition, numerous other trees are proposed for planting in open space tracts and the
storm water facility.

The trees to be retained will be adequately protected by adhering to the recommendations in the
submitted Tree Plan. Any change to the tree protection plan will be approved by the project
arborist to ensure that the trees to be retained are adequately protected. This criterion is met.

3. Required Tree Canopy - Non-Residential and Multi-family
Developments

Each net development site shall provide a variety of trees to
achieve a minimum total tree canopy of 30 percent. The canopy
percentage is based on the expected mature canopy of each tree
by using the equation m* to calculate the expected square
footage of each tree. The expected mature canopy is counted for
each tree even if there is an overlap of multiple tree canopies.

1 Following completion of the revised arborists report, the Net Developable Area of the site was
revised down from 176,001 square feet to 166,919 square feet
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The canopy requirement can be achieved by retaining existing
trees or planting new trees. Required landscaping trees can be
used toward the total on site canopy required to meet this
standard. The expected mature canopy spread of the new trees
will be counted toward the required canopy cover. A certified
arborist or other qualified professional shall provide an
estimated tree canopy for all proposed trees to the planning
department for review as a part of the land use review process.

RESPONSE: This application involves the creation of a 28-Lot residential subdivision for
future detached single-family homes. The criteria of D.3. above do not apply.

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

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

RESPONSE: The site includes jurisdictional wetlands, flood plain, vegetated corridor, and
additional natural open spaces areas to be retained. The trees within these areas are planned to be
protected and retained within Tract B. These criteria are met.

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

RESPONSE: The site includes the Cedar Creek wetlands, flood plain, and vegetated corridor
areas. The trees within these areas are planned to be protected and retained within Tract B, as
described above. These criteria are met.

c. Necessary for soil stability and the control of erosion, for
managing and preserving surface or groundwater quantities
or quality, or for the maintenance of a natural drainageway,
as per Clean Water Services stormwater management plans
and standards of the City Comprehensive Plan, or
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RESPONSE: The applicant’s submitted geotechnical report demonstrates that additional tree
preservation is not necessary for soil stability or erosion control. The application meets all CWS
requirements for preserving surface water quality, and for protecting and maintaining the natural
drainageway of Cedar Creek. In doing so, the application also complies with the standards of the
comprehensive plan.

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

RESPONSE: The abutting properties are proposed to include compatible residential uses with
low to medium density residential zoning designations, as contained within the Brookman Area
Concept Plan. Natural areas, wetlands and greenways associated with Cedar Creek have been
provided buffers/vegetated corridors, and preserved within Tract B. Therefore, additional tree
protection is not necessary.

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

RESPONSE: The proposed subdivision preserves a substantially large area of open space along
the Cedar Creek riparian corridor, including flood plain, wetland, vegetated corridor, and
additional upland areas. The result is the preservation of a significant tree stand through the
center of the site, preserved within Tract B. There are no known historic association or species
located on the site. Wildlife habitat preservation is also provided through the preservation of
natural areas within Tract B.

5. Tree retention requirements for properties located within the
Old Town Overlay or projects subject to the infill standards
of Chapter 16.68 are only subject to retention requirements
identified in D.4. above.

RESPONSE: The subject site is not within the Old Town Overlay and is not subject to the
infill standards of Chapter 16.68. This criterion is not applicable.

6. The Notice of Decision issued for the land use applications
subject to this Section shall indicate which trees and
woodlands will be retained as per subsection D of this
Section, which may be removed or shall be retained as per
subsection D of this Section and any limitations or conditions
attached thereto.

RESPONSE: The applicant acknowledges that the Notice of Decision for the project will indicate
which trees and woodlands will be retained as per subsection D, which may be removed or shall be
retained as per subsection D of this Section and any limitations or conditions attached thereto.
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7. All trees, woodlands, and vegetation located on any private
property accepted for dedication to the City for public parks and
open space, greenways, Significant Natural Areas, wetlands,
floodplains, or for storm water management or for other
purposes, as a condition of a land use approval, shall be retained
outright, irrespective of size, species, condition or other factors.
Removal of any such trees, woodlands, and vegetation prior to
actual dedication of the property to the City shall be cause for
reconsideration of the land use plan approval.

RESPONSE: All trees described in the criterion of this section, not effected by the installation
of approved features such as trails and utilities, will be preserved in their entirety.

E. Tree Preservation Incentive

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

F. Additional Preservation Incentives

1. General Provisions. To assist in the preservation of trees,
the City may apply one or more of the following flexible
standards as part of the land use review approval. To the
extent that the standards in this section conflict with the
standards in other sections of this Title, the standards in this
section shall apply except in cases where the City
determines there would be an unreasonable risk to public
health, safety, or welfare. Flexibility shall be requested by
the applicant with justification provided within the tree
preservation and protection report as part of the land use
review process and is only applicable to trees that are
eligible for credit towards the effective tree canopy cover of
the site. A separate adjustment application as outlined in
Section 16.84.030.A is not required.

2. Flexible Development Standards. The following flexible
standards are available to applicants in order to preserve
trees on a development site. These standards cannot be
combined with any other reductions authorized by this code.

a. Lot size averaging. To preserve existing trees in the
development plan for any Land Division under Division
VII, lot size may be averaged to allow lots less than the
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minimum lot size required in the underlying zone as long
as the average lot area is not less than that allowed by
the underlying zone. No lot area shall be less than 80
percent of the minimum lot size allowed in the zone;

b. Setbacks. The following setback reductions will be
allowed for lots preserving existing trees using the
criteria in subsection (1) below. The following reductions
shall be limited to the minimum reduction necessary to
protect the tree.

(1) Reductions allowed:

(a.)Front yard - up to a 25 percent reduction of the
dimensional standard for a front yard setback
required in the base zone. Setback of garages may not
be reduced by this provision.

(b.) Interior setbacks - up to a 40 percent reduction of the
dimensional standards for an interior side and/or
rear yard setback required in the base zone.

(c.) Perimeter side and rear yard setbacks shall not be
reduced through this provision.

c. Approval criteria:

(1.)A demonstration that the reduction requested is the
least required to preserve trees; and

(2.) The reduction will result in the preservation of tree
canopy on the lot with the modified setbacks; and

(3.) The reduction will not impede adequate emergency
access to the site and structure.

3. Sidewalks. Location of a public sidewalk may be flexible in
order to preserve existing trees or to plant new large stature
street trees. This flexibility may be accomplished through a
curb-tight sidewalk or a meandering public sidewalk
easement recorded over private property and shall be
reviewed on a case by case basis in accordance with the
provisions of the Engineering Design Manual, Street and
Utility Improvement Standards. For preservation, this
flexibility shall be the minimum required to achieve the
desired effect. For planting, preference shall be given to
retaining the planter strip and separation between the curb
and sidewalk wherever practicable. If a preserved tree is to
be utilized as a street tree, it must meet the criteria found in
the Street Tree section, 16.142.060.
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4. Adjustments to Commercial and Industrial development
Standards. Adjustments to Commercial or Industrial
Development standards of up to 20 feet additional building
height are permitted provided;

a. At least 50% of a Significant Tree stand's of canopy within
a development site (and not also within the sensitive lands
or areas that areas dedicated to the City) is preserved;

b. The project arborist or qualified professional certifies the
preservation is such that the connectivity and viability of
the remaining significant tree stand is maximized;

c. Applicable buffering and screening requirements are met;

Any height adjustments comply with state building codes;

e. Significant tree stands are protected through an
instrument or action subject to approval by the City
Manager or the City manager's designee that
demonstrates it will be permanently preserved and
managed as such;

o

(1.)A conservation easement;

(2.)An open space tract;

(3.)A deed restriction; or

(4.) Through dedication and acceptance by the City.

RESPONSE: The Applicant is not pursuing the Tree Preservation Incentive to qualify for the
use of lot averaging within the development.

G. Tree Protection During Development

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

RESPONSE: The applicant has submitted a Preliminary Tree Plan including tree protection
recommendations, prepared by Morgan Holen & Associates, Inc, dated March 22, 2020, with
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this application, meeting the requirements of this section. Final plans will be submitted prior to
issuance of any construction permits for the site. This criterion is met.

H. Penalties

Violations of this Section shall be subject to the penalties defined by
Section 16.02.040, provided that each designated tree or woodland
unlawfully removed or cut shall be deemed a separate offense.

RESPONSE: The applicant recognizes the penalty for the unlawful removal of trees protected
by this ordinance.

Chapter 16.144 - WETLAND, HABITAT AND NATURAL AREAS
16.144.010 - Generally

Unless otherwise permitted, residential, commercial, industrial, and institutional
uses in the City shall comply with the following wetland, habitat and natural area
standards if applicable to the site as identified on the City's Wetland Inventory, the
Comprehensive Plan Natural Resource Inventory, the Regionally Significant Fish
and Wildlife Habitat Area map adopted by Metro, and by reference into this Code
and the Comprehensive Plan. Where the applicability of a standard overlaps, the
more stringent regulation shall apply.

RESPONSE: The Applicant’s Site Assessment and supplemental memorandum, prepared by
Environmental Science and Assessment (ESA) and submitted with this application, identifies and
describes those significant resources located within the boundaries and within 50 feet of the site,
as described below.

16.144.020 - Standards

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

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

a. A natural condition such as topography, soil, vegetation
or other feature isolates the area of development from the
wetland.
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RESPONSE: ESA have identified two primary wetland areas on the site: Wetland A, and
seven small wetlands associated with Cedar Creek.

Wetland A is a Palustrine Forested Broad-leaved Deciduous seasonally flooded (PFO1C)
wetland, totaling 10,582 square feet (0.24 acres). Topography indicates this wetland is associated
with the area historically created where Cedar Creek and the tributary converged in the
southwest site corner, prior to construction of SW Brookman Road. The wetland determination
data plots associated with Wetland A are DP-14 through DP-17, within Appendix C of the ESA
Site Assessment.

The plant community located within and adjacent to Wetland A is Oregon Ash canopy cover
with Red-Osier Dogwood (Cornus sericea) in the shrub strata and dense Slough sedge) in the
herbaceous layer.

Wetland hydrology is through collection of overland flow from the onsite tributary, seasonal
surface water ponding, and high seasonal groundwater. Hydric soils met Redox Dark Surface
(F6) indicator.

The Cedar Creek Wetlands are a series of seven small Palustrine Forested Broad-leaved
Deciduous seasonally flooded (PFO1C) wetlands, totaling 11,577 square feet (0.26 acres), and
are in the south-central, southeast and eastern area of the site. The wetlands are located both east
and west of the Cedar Creek channel, all within 80-feet. In the four wetland areas east of the
creek in the southeast site corner at the toe of the forested slope, the vegetation is primarily
mature Oregon Ash with dense patches of Slough Sedge. There are four small functional wetland
areas, surrounded by riparian habitat. Shrub cover within and along the wetlands includes,
Osoberry, Wild Gooseberry, and Red-Osier Dogwood. Other tree cover in the southeast site
corner within the floodplain includes Douglas fir, Wild Cherry (Prunus avium) and Douglas
Hawthorn.

In the three wetland areas west of Cedar Creek in the south-central and eastern portion of the
site, the canopy is Oregon Ash with Red-Osier Dogwood in the understory and dense Slough
Sedge in the herbaceous layer. Within one of the wetland areas associated with Cedar Creek is a
mature Douglas Fir with a buttressed base, a morphological adaptation indicating long term
inundation in this area.

The hydric soils met Redox Dark Surface (F6) indicators. The wetland determination data plots
associated with the Cedar Creek Wetlands are DP-2 through DP-8 and DP-10 through DP-13,
within Appendix C of the ESA Site Assessment.

The proposed facility is located in the southwestern area of the site, between the proposed
extension of SW Wapato Lake Drive and the vegetated corridor north of Cedar Creek and its
associated wetlands. The facility is separated from and located outside of the wetlands and other
sensitive areas and meets the requirements of CWS R&O 19-22, as demonstrated by CWS
service provider letter 20-000663 issued for the development, and included with this application.
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b. Impact mitigation measures will be designed,
implemented, and monitored to provide effective
protection against harm to the wetland from
sedimentation, erosion, loss of surface or ground water
supply, or physical trespass.

RESPONSE: No wetland impacts will result from the subdivision development as discussed in
the Site Assessment report. The future Brookman Road improvement will impact wetland and
waterway along Cedar Creek and these impacts will be evaluated and mitigated by the City of
Sherwood and Washington County as part of the overall future SW Brookman Road ROW
improvements. It is noted that while the City of Sherwood has allowed the developer, in this case,
to defer improvements and mitigation for encroachment into wetland and waters within the Cedar
Creek floodplain, CWS is requiring that any potential impacts to the vegetated corridor due to the
road dedication need to be accounted for at this time. The proposed subdivision project avoids all
impacts to the Cedar Creek wetlands and floodplain in the middle of the site, north of the existing
and proposed SW Brookman Road right-of-way. Compliance with this standard is evidenced by
Amended CWS service provider letter 20-000663 issued for the development, and included with
this application. This criterion is met.

c. A lesser setback complies with federal and state permits,
or standards that will apply to state and federal permits,
if required.

RESPONSE: As required by Conditions of CWS service provider letter 20-000663, prior to
any work within the sensitive areas onsite the applicant must obtain authorization from the
United States Army Corp of Engineers, and the State of Oregon Department of State Lands. The
applicant will comply with all such requirements.

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

RESPONSE: As discussed above, no wetland impacts will result from the subdivision
development. The future Brookman Road improvement will impact wetland and waterway along
Cedar Creek and these impacts will be evaluated and mitigated by the City of Sherwood and
Washington County as part of the overall future SW Brookman Road ROW improvements.
However, any potential impacts to the vegetated corridor due to the road dedication will be
accounted for at this time. The proposed subdivision project avoids all impacts to the Cedar
Creek wetlands and floodplain in the middle of the site, north of the existing and proposed SW
Brookman Road right-of-way. CWS service provider letter 20-000663 provides concurrence
with this assessment. Therefore, this criterion is met.

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

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

RESPONSE: The Site Assessment prepared by ESA describes and delineates the significance
and functional value of natural features on the site. The Site Assessment did not identify
endangered or threatened plant or animal species or a critical habitat for such species on the
subject site. Therefore, this criterion does not apply.

2. The facility will comply with applicable requirements of the zone.

RESPONSE: As demonstrated within the compliance narrative and submitted plans and
exhibits, the proposed development complies with the applicable requirements of the MDRL
Zone. This criterion is met.

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

RESPONSE: Topsoil removed during the initial construction phases will be stored on site in a
manner that protects it from erosion while grading operations are underway. The topsoil will be
placed in a location where it will not suffocate root systems of trees that may remain. The
topsoil will be restored after construction to provide a suitable base for seeding and planting of
areas of the site not covered by buildings or pavement. This criterion does not apply.

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

RESPONSE: As described by ESA, the total area of Sensitive Areas on the site is
approximately 38,964 square feet, with an additional VVegetated Corridor (VC) of approximately
141,230 square feet. The VC width for most of the corridor along wetland A, Cedar Creek, and
the associated Cedar Creek Wetlands is 50 feet in areas of less than 25% slopes. There are
several areas onsite where slopes are greater than 25%. For these areas, a break in slope line was
determined based on CWS methodology (R&O 19-22). All areas with steep slopes are within

Riverside at Cedar Creek — A 28-Lot Subdivision

Tax Lot 104, Map 35106

Revised June 15, 2020

PDG 131-025 Page |104



Exhibit A2

good condition corridor, so the 35-foot off-set from the slope break is used. The VVC for the
northern most wetland is 25 feet based on less than 25% slopes and the wetland being under 0.5
acres. The slope break was determined using the surveyed base topographic map.

The VC in the southwest site corner along the tributary (VC-1) is in good condition despite a
dense herbaceous layer of primarily English Ivy between the tributary and SW Brookman Road.
V/C east and west of the Cedar Creek channel within the floodplain is in good condition, with
mature Oregon Ash, Western Beaked Hazelnut and Osoberry throughout and patches of dense
Piggy Back Plant (Tolmiea menziesii) in the herbaceous layer (VC-3 to VC-6). In the southeast
site corner, the VC adjacent to the wetland areas is in good condition (Photo 3) and plant
community shifts to Douglas Fir and Serviceberry with Swordfern in the understory as the slopes
increase towards SW Brookman Road (VC-7). The corridor adjacent to the constructed channel
in the SW Brookman Road ROW is in good condition (VC-2).

There is extensive English Ivy cover from the driveway between SW Brookman Road and the
tributary in the forested areas extending into the VVC associated with wetland A in the southwest
corner. The remainder of the riparian and wetland areas of the site have low percent relative
cover of invasive and non-native plants.

As described throughout this written narrative, areas of the site with significant vegetation as
described above are planned to be retained in the areas preserved within Tract B of the
preliminary plat. The Preliminary Street Tree and Open Space Planting Plan (Sheet L1) shows
proposed planting on the site. Appropriate erosion and sediment control methods will be utilized
through the development phase. This criterion is met.

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

RESPONSE: The proposed subdivision preserves a substantially large area of open space along
the Cedar Creek riparian corridor, including flood plain, wetland, vegetated corridor, and
additional upland areas. The result is the preservation of a significant natural area along the
south end of the site, preserved within Tract B. Evidence of the appropriateness of Tract B and
associated setbacks from the resource is provided by the CWS service provider letter issued for
the development, and included with this application. This criterion is met.

C. When the Regionally Significant Fish and Wildlife Habitat map indicates
there are resources on the site or within 50 feet of the site, the applicant
shall provide plans that show the location of resources on the property.
If resources are determined to be located on the property, the plans shall
show the value of environmentally sensitive areas using the
methodologies described in Sections 1 and 2 below.
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RESPONSE: The subject site is outside the study area for the Sherwood Local Wetlands
Inventory (LWI) map. The National Wetland Inventory (NWI) maps Cedar Creek as a
Freshwater Forested/Shrub wetland (PFO1). Additionally, the Brookman Addition Concept Plan
maps Class 1 Riparian areas along the Cedar Creek corridor with wetlands located within the
floodplain area. Plans submitted with the application, including the Conceptual Open Space Plan
(Sheet P5) identify these areas, and the Site Assessment prepared by ESA has determined the
value of environmentally sensitive areas. The accuracy of these determinations is demonstrated
by the CWS service provider letter, 20-000663, issued for the development, and included with
this application. This criterion is met.

16.144.030 - Exceptions to Standards

In order to protect environmentally sensitive areas that are not also governed by
floodplain, wetland and Clean Water Services vegetated corridor regulations, the
City allows flexibility of the specific standards in exchange for the specified amount
of protection inventoried environmentally sensitive areas as defined in this code.

A. Process

The flexibility of standards is only applicable when reviewed and approved
as part of a land use application and shall require no additional fee or
permit provided criteria is addressed. In the absence of a land use
application, review may be processed as a Type 1 administrative
interpretation.

B. Standards modified

1. Lot size — Not withstanding density transfers permitted through
Chapter 16.40, when a development contains inventoried regionally
significant fish and wildlife habitats as defined in Section 16.144.020
above, lot sizes may be reduced up to ten percent (10%) below the
minimum lot size of the zone when an equal amount of inventoried
resource above and beyond that already required to be protected is
held in a public or private open space tract or otherwise protected
from further development.

RESPONSE: As described above and detailed in the Riverside Homes Brookman Road — CWS
Site Assessment prepared by Environmental Science and Assessment and submitted with this
application, the subject site contains inventoried regionally significant fish and wildlife habitat
associated with the Cedar Creek drainage and associated flood plain and wetland areas.
Accordingly, the applicant requests the ability to reduce lot sizes by up to 10% to reduce the
minimum lot area within the development from 5,000 square feet to 4,500 square feet (actual
minimum preliminary measurement is Lot 27 at 4,722 square feet), and to reduce the lot width at
the building line from 50 feet to 45 feet (Lots 1 — 10, 13 — 20, and 22 - 24).

In total, 5 of the 28 Lots are proposed to be reduced in area to between 4,500 square feet and
5,000 square feet. The total area of these lots is a combined 24,150 square feet, against a
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minimum of 25,000 square feet for 5 standard 5,000 square foot lots. Accordingly, the 850
square foot shortfall in lot area is required to be accommodated within open space areas on the
site above and beyond that already required to be protected.

As described in the ESA report and site plans submitted with the application, a total of 38,964
square feet of Sensitive Area and 141,230 square feet of Vegetated Corridor exists on the site,
and is required to be preserved and protected from future development. In addition, when
eliminating overlapping areas, a further 1,486 square feet of 100-year flood plain exists, and
8,346 square feet (5% of the net buildable area of the site) of open space is required pursuant to
Section 16.142.030 for a total area of 190,026 square feet required to be provided.

As indicated on the Preliminary Plat (Sheet P1), 203,158 square feet of open space area is
proposed to be designated for inclusion and protection within Tract B. This equates to 13,132
square feet of open space not otherwise required by this Code, which far exceeds the minimum
of an additional 850 square feet required by this Section. This requirement can and will be met,
and therefore the applicant meets the requirements for a 10% reduction in minimum lot area and
lot width at the building line.

2. Setbacks — For residential zones, the setback may be reduced up to
thirty percent (30%) for all setbacks except the garage setback
provided the following criteria are satisfied:

a. The setback reduction must result in an equal or greater amount of
significant fish and/or wildlife habitat protection. Protection shall
be guaranteed with deed restrictions or public or private tracts.

b. In no case shall the setback reduction supersede building code
and/or Tualatin Valley Fire and Rescue separation requirements.

c. Inno case shall the setback be reduced to less than five feet
unless otherwise provided for by the underlying zone.

3. Density — per Section 16.10.020 (Net Buildable Acre definition),
properties with environmentally sensitive areas on site may opt to
exclude the environmentally sensitive areas from the minimum
density requirements provided the sensitive areas are protected via
tract or restrictive easement. A proposal to remove said area from
the density calculation must include: a delineation of the resource in
accordance with Section 16.144.020C, the acreage being protected,
and the net reduction below the normally required minimum for
accurate reporting to Metro.

4. Parking — Per Section 16.94.020.B.6, 10-25% of the required
parking spaces may be reduced in order to protect inventoried
regionally significant fish and wildlife habitat areas, provided these
resources are protected via deed restrictions or held in public or
private tracts.
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5. Landscaping Per Section 16.92.030.B.6, exceptions may be granted
to the landscaping standards in certain circumstances as outlined in
that section.

RESPONSE: The applicant is not requesting exceptions to setbacks, density, parking, or
landscaping requirements; therefore, these criteria are not applicable.

Chapter 16.156 - ENERGY CONSERVATION
16.156.010 - Purpose

This Chapter and applicable portions of Chapter 5 of the Community
Development Plan provide for natural heating and cooling opportunities in
new development. The requirements of this Chapter shall not result in
development exceeding allowable densities or lot coverage, or the
destruction of existing trees.

16.156.020 - Standards

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

RESPONSE: Within the development, the street alignment is generally east-west in orientation,
resulting in a majority of the lots including a front lot line on a generally east-west axis, and a lot
depth of over 90 feet, to maximize solar gain on the south building wall. In all, 25 Lots 1 — 25) of
the 28 lots on the site achieve sufficient solar access or approximately 89%, which can be
considered to meet the requirement for maximum solar access. Therefore, this criterion is met.

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

RESPONSE: The site design of the proposed subdivision, including significant open space
surrounding the lots as well as compliance with building setbacks, will allow for adequate air
circulation and cooling. There is sufficient room for the addition of landscaping to regulate
prevailing winter winds from the south and east. The criterion is met.

16.156.030 - Variance to Permit Solar Access
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Variances from zoning district standards relating to height, setback and yard
requirements approved as per Chapter 16.84 may be granted by the
Commission where necessary for the proper functioning of solar energy
systems, or to otherwise preserve solar access on a site or to an adjacent site.

RESPONSE: The application does not include a variance from applicable standards. This
criterion does not apply.

IVV. Conclusion

The required findings have been made, and this written narrative and submitted materials
demonstrate the application is consistent with the applicable provisions of the City of Sherwood
Municipal Code. Accordingly, the applicant respectfully requests approval of the 28-Lot
subdivision, “Riverside at Cedar Creek, as submitted.
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Al\ Pre-Application Conference Notes
D File # PAC 19-13
1cyof , Meeting Date — November 7, 2019
erwoo Staff Contact - Eric Rutledge
Oregon rutledgee @sherwoodoregon.gov
Home of the Thalatin River National Wildlife Refuge 5 03_ 625' 42 42

Subdivision 11-50 Lots (Type Ill)

The pre-application conference and notes cannot cover all code requirements and aspects that
apply to the proposal. Failure of staff to provide information required by the code does not
constitute a waiver of the applicable standards or requirements. It is recommended that a

prospective applicant obtain and read the Zoning and Community Development Code and/or ask
any questions of City staff relative to code requirements prior to submitting an application.

PROJECT SUMMARY
Proposed Project Name: Scott Property Subdivision
Proposal Description: The applicant is proposing a 28-lot subdivision on a 10.47 acre

parcel in the Medium Density Residential Low (MDRL) zoning
district. The site is part of the Brookman Addition and was annexed
into the City of Sherwood in April 2017 (Ord. 2017-002).

The preliminary site plan shows street access is proposed from SW
Trillium Lane and an extension of SW Wapato Lake Drive, both
streets were included in the Middlebrook Subdivision which has
received preliminary plan approval. Lots will be situated on the
south side of SW Trillium Lane and on the north and south side of
SW Wapato Lake Drive and range in size from 4,778 to 7,260 SF.

A vegetation corridor associated with Cedar Creek is proposed along
the south and west portion of the site. Storm facility, open space,
and other tracts are also indicated on the preliminary site plan.

Applicant: Riverside Homes / Niki Munson
17993 NE Evergreen Place, Suite 370
Beaverton, OR 97006

Owner: Richard and Linda Scott

17433 SW Brookman Road
Sherwood, OR 97140

PAC 19-13 / 17433 SW Brookman Rd. / November 7, 2019
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Site Address: 17433 SW Brookman Road
Tax Lot ID: 351060000104
Land Use Designation: Medium Density Residential Low (MDRL)

APPLICATION TYPE, TIMELINE & FEES

Full details on application type, noticing, and public hearing procedures listed under 16.72

Application Type and Hearing Authority
Type Ill quasi judicial (Subdivisions between 11-50 lots)
e The Type Ill Hearing Authority is the Hearings Officer and the Appeal Authority is the
Planning Commission.

Approval Timeline
e 30 day completeness review
e 45-60 days for public hearing after application is deemed complete*
e 14 day appeal period for all land use decisions

*Applications involving difficult or protracted issues or requiring review by other jurisdictions
may take additional time to review. Written recommendations from planning staff are issued
seven (7) days prior to the public hearing.

Land Use Fees
Fees as of July 1, 2019. Please confirm fees with staff prior to submittal as fee schedule is revised
annually. Engineering plan review, building permit, and SDC fees separate.

e Subdivision $6,577.41 + $20.73 per lot
e Publication and Distribution of Type Ill Notice $466.00
e Final plat processing (Subdivision) $1,165.25

APPLICATION SUBMITTAL REQUIREMENTS

See attached form “Application Materials Required for Subdivision Plat”
Note: Applicants are encouraged to submit 4 full and reduced size paper copies and one

electronic copy for completeness review. The full number of paper copies (15) and one updated
electronic copy will be required after the application is deemed complete.

PAC 19-13 / 17433 SW Brookman Rd. / November 7, 2019



SUMMARY OF APPLICABLE CODE CRITERIA

Exhibit A3

These sections must be addressed in the narrative submitted with the land use application

Title 16 Zoning & Community Development Code

Division Il Land Use & Development

16.12 Residential Land Use Districts

16.38 Special Uses
16.44 Townhomes

16.48 Non-Conforming Uses

16.50 Accessory Structures,
Architectural Features, & Decks
16.58 Clear Vision & Fence Standards
16.60 Yard Requirements

16.68 Infill Development Standards

Division IV Planning Procedures
16.80 Plan Amendments
16.82 Conditional Uses

16.84 Variances
16.86 Temporary Uses

Division V Community Design
16.90 Site Planning

16.92 Landscaping

16.94 Off-Street Parking & Loading
16.96 On-Site Circulation

16.98 On-Site Storage

16.100 Permanent Signs

Division VI Public Infrastructure
16.106 Transportation Facilities

16.110 Sanitary Sewers

16.112 Water Supply

16.114 Storm Water

16.116 Fire Protection

16.118 Public & Private Utilities

x

N

x

x

x

] l

x

x

x

x

x

Division VII Land Divisions, Subdivisions,

Partitions, Lot Line
Modifications

16.120 Subdivisions

16.122 Land Partitions
16.124 Property Line Adjustments &
Lot Consolidations

16.126 Replatting, Lot
Consolidations, and Vacation of Plats
16.128 Land Division  Design
Standards
Division VIl Environmental
Resources

16.134 Floodplain Overlay

16.138 Mineral Resources

16.140 Solid Waste

16.142 Parks, Trees, and Open Space
16.144 Wetland, Habitat & Natural
Areas

16.146 Noise

16.148 Vibrations

16.150 Air Quality

16.152 Odors

16.154 Heat & Glare

15.156 Energy Conservation

Division IX Historic Resources
16.162 Old Town Overlay District
16.168 Landmark Alteration

PAC 19-13 / 17433 SW Brookman Rd. / November 7, 2019

Adjustments &

X

] ‘ i I

>

x

x

x

w



Exhibit A3

STAFF COMMENTS ON APPLICABLE CRITERIA AND GENERAL REQUIREMENTS

The following comments are based on staff’s review of the information provided on the pre-
application form and accompanying attachments.

Summary of important issues / information:

e Development permits cannot be issued until the public improvements associated with the
Middlebrook Subdivision have been constructed and are accepted by the City.

e Annexation to Clean Water Services (CWS) and Metro Service District is required. Please
contact Washington County and Metro Regional Government directly to begin the
application process.

e Brookman Road is classified by Washington County as an arterial road with a 5-lane
section. A TIA may be required to identify critical road issues that are exacerbated by the
proposed development.

o A 33 ft. right-of-way dedication is required along the site frontage with Brookman
Road (53 ft. to centerline).

e Cedar Creek runs through the site and Chapters 16.134 Floodplain Overlay and 16.144
Wetland, Habitat and Natural Areas will apply.

e A minimum of 5% of the net buildable site (after exclusion of public right-of-way and
environmentally constrained areas) shall be maintained as open space.

e Based on the tentative site plan, the maximum block length of 530 ft. has been exceeded
for SW Wapato Lake Drive. Provide a pedestrian pathway connecting SW Trillium Lane to
SW Wapato Lake Drive to provide a break in the street length.

Chapter 16.12 Residential Land Use Districts

Staff comments: The site is zoned Medium Density Residential Low. The MDRL zoning district
provides for single-family and two-family housing, manufactured housing and other related
uses with a density of 5.6 to 8 dwelling units per acre.

16.12.030(C)

Minimum Lot Area

e Single Family Detached 5,000 SF

e Single Family Attached 5,000 SF

e Two or Multi-Family; for the first 2 10,000 SF

units
Minimum Lot Width

e Front Property Line 25 ft.

e Building Line (Single-Family) 50 ft.

e Building Line (Two-Family) 60 ft.
Lot Depth 80 ft.
Setbacks

e Frontyard / face of garage 14 /20

e Interior side yard single family 5/10

detached / attached
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e Interior side yard two-family 5
e Corner lot street side 15
s Rearyard 20

See Table 16.12.030(C) for full lot, setback, height, and development standards in the MDRL
zone,

Lot averaging allowed per 16.120.020(E) as noted below under the “Subdivisions” chapter.

16.58 Clear Vision Standards

Staff comments: A clear vision area is required on the corners of all property at the intersection
of two (2) streets, intersection of a street with a railroad, and intersection of a street with an alley
or private driveway. See 16.58.010 for full details. The minimum distance from a corner curb to
any driveway is 25 ft. Clear vision areas shall be indicates on the plat.

16.92 Landscaping
Staff comments: New developments along arterial and collector streets are required to establish

a landscaped visual corridor (see 16.142.040 below). Trees to be planted in or adjacent to public
rights-of-way shall meet the requirements of the landscaping chapter 16.92. The Portland Plant
List can be used as a reference for a wide variety of suitable plants.

16.94 Off-Street Parking & Loading

Staff comments: One (1) off-street space is required per dwelling unit for single, two-family, and
manufactured homes on individual lots. Residential off-street parking spaces cannot be counted
in garages or enclosed buildings. Off-street spaces shall be located on the same lot or
development as the residential use.

16.96 On-Site Circulation
Staff comments: On-site facilities shall be provided that accommodate safe and convenient

pedestrian access within new subdivisions, multi-family developments, planned unit
developments, shopping centers and commercial districts, and connecting to adjacent
residential areas and neighborhood activity centers within one-half mile of the development.
Neighborhood activity centers include but are not limited to existing or planned schools, parks,
shopping areas, transit stops or employment centers. All new development, (except single-
family detached housing), shall provide a continuous system of private pathways/sidewalks.

Single and two-family uses and manufactured homes on individual residential lots shall not be
granted permanent driveway ingress or egress from Highway 99W and arterial roadways.
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Chapter 16.104 General Provisions (Public Infrastructure)
Staff Comments: All public improvements shall conform to City standards and specifications

found in the Engineering Design Manual and installed in accordance with Chapter 16.108

Improvement Plan Review.

Exhibit A3

Min On- Bike Landscape
Tvoe ROW Lanes Lam; Street Lane Sidewalk Strip Median
yp Width Width Parking Width Width (Exclusive Width
Width of Curb)

. 60— s L. , , , 14’ if
Arterial 102’ 2-5 12 Limited 6 6-8 5 required
Local 52’ 2 14 .8 one None 6’ > with 1 None

side only buffer

Required improvements (16.106.020) — All developments containing or abutting an existing or
proposed street, that is either unimproved or substandard in right-of-way width or
improvement, shall dedicate the necessary right-of-way prior to issuance of building permits
and/or complete acceptable improvements prior to issuance of occupancy permits.

Location (16.106.030) — The location, width, and grade of streets shall be considered in their
relation to existing and planned streets, topographic conditions, and proposed land uses.
e Connectivity map — new residential development involving construction of new streets
shall be submitted with a site plan that implements, responds to and expands on the
Local Street Connectivity map contained in the TSP.
e Block length —the block length for new streets (except arterials) shall not exceed 530
feet. The length of blocks adjacent to arterials shall not exceed 1,800 ft.
e Underground utilities — all public and private underground utilities, including sanitary
sewer and storm water drains, shall be constructed prior to the surfacing of streets.
Stubs for service connections shall be long enough to avoid disturbing the street
improvements when service connections are made.

Design (16.106.040) — Standard cross sections showing street design and pavement dimensions
are located in the City of Sherwood’s Engineering Design Manual.
e Alignment - proposed streets shall be in alighment with existing streets as far as
practicable.
e Median islands — median islands may be required on arterial or collector streets for the
purpose of controlling access, providing pedestrian safety or for aesthetic purposes.
e Traffic controls — the number and type of traffic controls necessary to accommodate
anticipated traffic flow will be determined by the traffic impact analysis
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e Roadway access — minimum right-of-way radius is fifteen (15) ft. Access restrictions may
apply if the radius standards are not met.

Sidewalks (16.106.060) — A 12 ft. wide community trail is required along SW Brookman Road .
Residential areas shall have a minimum of six (6) foot side sidewalk. When full street
connections are not possible, bike and pedestrian connections with spacing of no more than

330 ft. are required.

Traffic Impact Analysis (16.106.080) — A traffic impact analysis (TIA) is required with the land
use application if the proposed development generates more than fifty (50) or more PM peak-
hour trips on Hwy 99W or one hundred (100) PM peak-hour trips on the local transportation
system. TIA also required if the proposed access driveway does not meet minimum spacing or
sight distance requirements. Full applicability requirements under 16.106.080(B). If a TIA is
required, please see subsections C-F for requirements.

Chapter 16.108 Improvement Plan Review

Staff Comments: A public infrastructure improvement plan shall be prepared and stamped by a
Registered Civil Engineer certifying compliance with City specifications. An engineering
agreement between the applicant and Registered Civil Engineer is required.

Construction permit (16.108.020) — upon approval of the improvement plan, the applicant shall
obtain a construction permit. Liability insurance and a performance bond equal to one hundred
twenty-five (125%) of the estimated costs of the improvements is required.

Construction (16.108.030) — a complete set of as-built in AutoCad or PDF format showing public
improvements is required upon completion of the project.

Acceptance of improvements (16.108.040) — prior to the acceptance of public improvements,
the applicant shall provide the City with a maintenance bond computed at ten percent (10%) of
the full value of the improvements, for the purpose of correcting any defective work or
maintenance that becomes apparent or arises within two (2) years after final acceptance of the

improvements.

Chapter 16.110 Sanitary Sewers

Staff Comments: Sanitary sewers shall be installed to serve all new developments and shall
connect to existing sanitary sewer mains. Sanitary sewers shall be constructed, located, sized, and
installed at standards consistent with the Development Code, Sanitary Sewer Service Plan Map in
the Sanitary Sewer Master Plan, and other applicable Clean Water Services and City standards in
order to adequately serve the proposed development and allow for future extensions.

Development permits for utilities will not be issued until the public improvements associated with
the Middlebrook Subdivision have been constructed and are accepted by the City.

Chapter 16.112 Water Supply
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Staff Comments: Water lines and fire hydrants conforming to City and Fire District standards shall
be installed to serve all building sites in a proposed development. Water lines providing potable
water supply shall be sized, constructed, located and installed at standards consistent with this
Code, the Water System Master Plan, the City's Design and Construction Manual, and with
other applicable City standards and specifications, in order to adequately serve the proposed
development and allow for future extensions. All new development shall also comply with the
fire protection requirements of 16.116 and the applicable portions of Chapter 7 of the
Community Development Plan, and the Fire District. '

Development permits for utilities will not be issued until the publicimprovements associated with
the Middlebrook Subdivision have been constructed and are accepted by the City.

Chapter 16.114 Storm water

Staff Comments: Storm water facilities, including appropriate source control and conveyance
facilities, shall be installed in new developments and shall connect to the existing
downstream drainage systems consistent with the Comprehensive Plan and the requirements
of the Clean Water Services water quality regulations contained in their Design and
Construction Standards R&O 04-9, or its replacement. On-site source control and conveyance
system improvement requirements are included under 16.114.020(B) and (C).

Development permits for utilities will not be issued until the public improvements associated with
the Middlebrook Subdivision have been constructed and are accepted by the City.

Chapter 16.116 Fire Protection

Staff Comments: When land is developed so that any commercial or industrial structure is
further than two hundred and fifty (250) feet or any residential structure is further than five
hundred (500) feet from an adequate water supply for fire protection, as determined by the
Fire District, the developer shall provide fire protection facilities necessary to provide
adequate water supply and fire safety. See 16.116.020 and the attached fire comments for
full requirements related to capacity, flow, access, and hydrants.

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

Chapter 16.118 Public and Private Utilities

Staff Comments: Public telecommunication conduits as well as conduits for franchise utilities
including, but not limited to, electric power, telephone, natural gas, lighting, and cable
television shall be installed to serve all newly created lots and developments in Sherwood.
Except as otherwise provided, all utility facilities, including but not limited to, electric power,
telephone, natural gas, lighting, cable television, and telecommunication cable, shall be
placed underground, unless specifically authorized for above ground installation, because the
points of connection to existing utilities make underground installation impractical, or for
other reasons deemed acceptable by the City. See 16.118.020 for installation standards.
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Development permits for utilities will not be issued until the public improvements associated with
the Middlebrook Subdivision have been constructed and are accepted by the City.

Chapter 16.120 Subdivisions

Staff Comments: Approval of a subdivision occurs through a two-step process: the preliminary
plat and the final plat. The preliminary plat shall be approved by the Approval Authority
(Hearings Officer) before the final plat can be submitted for consideration. All subdivision
proposals shall conform to state regulations in ORS Chapter 92 Subdivisions and Partitions. No
property shall be disposed of, transferred, or sold until required subdivision approvals are
obtained.

e Lot averaging — lot size may be averaged to allow lots less than the minimum size
allowed in the underlying zoning district provided: 1. The average lot area for all lots is
not less than allowed by the underlying zoning district 2. No lot created shall be less
than 90% of the minimum lot size allowed in the underlying zoning district 3. The
maximum lot size cannot be greater than 10% of the minimum lot size.

e All required building setback lines shall be shown on the preliminary plat.

e Phased Development — the Approval Authority (Hearings Officer) may approve a time
schedule for developing a subdivision in phases, but in no case shall the actual
construction time period for any phase be greater than two years without reapplying
for a preliminary plat. See 16.120.030(B) for full phasing criteria.

The approval criteria for the preliminary plat is listed under 16.20.040 and is as follows:

No preliminary plat shall be approved unless:
A. Streets and roads conform to plats approved for adjoining properties as to widths,
alignments, grades, and other standards, unless the City determines that the public
interest is served by modifying streets or road patterns.

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

C The plat complies with applicable zoning district standards and design standards in

Division Il, and all provisions of Divisions IV, VI, VIl and IX. The subdivision complies
with Chapter 16.128 (Land Division Design Standards).

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

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

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

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

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

9
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L A minimum of five percent (5%) open space has been provided per Section
16.44.010.B.8 (Townhome-Standards) or Section 16.142.030 (Parks, Open Spaces
and Trees-Single-Family Residential Subdivisions), if applicable.

e Final plat - the final subdivision procedures and approval criteria are listed under
16.120.050.

e Animprovement agreement and performance guarantee is required per 16.120.060-70.

e land division design standards — the block length shall not exceed five-hundred thirty
(530) ft. in length.

o Utility easements for sewers, drainage, water mains, or other utilities shall be dedicated
or provided for by deed. Easements shall be a minimum of ten (10) ft. wide and centered
on rear or side lot lines.

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

e Lots—all lots shall abut a public street. Side lot lines shall run at right angles to the street
upon which the lot faces, as far as practicable.

Chapter 16.134 Floodplain (FP) Overlay

Staff Comments: A 100-year floodplain (base flood) associated with Cedar Creek runs through the
south-east portion of the site and this chapter applies. The floodplain overlay along Cedar Creek is
also a designated greenway a dedication is required per Chapter 5 Section C Policy 1 of the
Comprehensive Plan. Greenways shall also comply with the Development Code Chapter 16.142
Parks, Trees, and Open Space.

Chapter 16.142 Parks, Trees, and Open Spaces

Staff Comments: For residential subdivisions - a minimum of 5% of the net buildable site (after
exclusion of public right-of-way and environmentally constrained areas) shall be maintained as
open space. Open space must include usable areas such as public parks, swimming pools, grass
areas, walking paths, and similar spaces. The value of the open space may be eligible for Parks
System Development Charges credits. Density of single-family subdivisions shall be calculated
based on the net buildable site prior to exclusion of open space.

Visual corridors (16.142.040) — SW Brookman Road is classified as an arterial street and this
section applies. A 15 ft. wide landscaped visual corridor is required on private property outside of
the public right-of-way.

Street trees (16.142.060) — street trees are required in accordance with 16.142.060.

Trees on property subject to certain land use decisions (16.142.070) — the subdivision will be
processed as a Type Ill land use decision and this section applies.

o Atree and woodland inventory and report is required to be submitted with the
application.

10
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¢ Fach net development site requires a minimum of 40% total tree canopy (single-family
residential developments). Canopy can be obtained by retaining existing trees or planting
new trees. Street trees can be used towards the total on-site canopy.

e The city may determine that certain trees or woodlands are required to be retained if they
are within a significant natural area, 100-year floodplain, wetland, and other criteria
under 16.142.070(D)(4).

e Various tree preservation incentives are available under 16.142.070(E).

Chapter 16.144 Wetland, Habitat, and Natural Areas
Staff Comments: Residential uses are required to comply with wetland, habitat and natural area
standards as identified on the City’s Wetland Inventory, Comprehensive Plan Natural Resource
Inventory, the Regionally Significant Fish and Wildlife Habitat Map adopted by Metro, and other
provisions of the Development Code and Comprehensive Plan.
e The applicant shall identify and describe the significance and functional value of wetlands
on the site and protect those wetlands from adverse effects of the development.
e Protection of wetlands is required per 16.144.020(A)(1) and if a reduction in the wetland
area is proposed, mitigation is required per 16.144.020(A)(2).
e Regionally Significant Fish and Wildlife Habitat is located on the site and section
16.144.020(C) applies.

Chapter 16.156 Energy Conservation

Staff Comments: Building orientation - buildings and vegetation shall be sited with respect to
each other and the topography of the site so that unobstructed sunlight reaches the south wall of
the greatest possible number of buildings between the hours of 9:00 am and 3:00 pm PST on

December 21,

Wind — the cooling effects of prevailing summer breezes and shading vegetation shall be
accounted for in site design.

City of Sherwood Engineering Comments
Please refer to the City Engineering Department Notes dated November 5, 2019.

City of Sherwood Building Division
Comments provided during pre-application conference. Please contact Scott McKie, Building

Official, follow up questions at 503-625-4217 or mckies@sherwoodoregon.gov

Tualatin Valley Fire & Rescue Comments
Please see comments from Tom Mooney, Deputy Fire Marshall Il, dated October 31, 2019.

Washington County Land Use and Transportation Comments
Comments provided during pre-application conference and in a follow-up email to City staff

dated November 15, 2019 (attached).

11
PAC 19-13 / 17433 SW Brookman Rd. / November 7, 2019



Exhibit A3

12
PAC 19-13 / 17433 SW Brookman Rd. / November 7, 2019



Exhibit A3

Engineering Department o
. P Sherwo
Pre-Application Commenis

To: Erika Palmer, Planning Manager

From: Bob Galati P.E., City Engineer

Project: PAC 19-13 Brookman Riverside Homes
Date: November 7, 2019

Engineering staff have reviewed the proposed site development submittal information. All final
approved construction plans will need to conform to the design and construction standards
established by the City of Sherwood’s Engineering and Public Works Departments, Washington
County Department of Land Use and Transportation (WACO), Clean Water Services (CWS),
Tualatin Valley Fire and Rescue (TVF&R), in addition to other jurisdictional agencies which may
provide land use comments. The City of Sherwood Engineering Department pre-application
review comments are as follows:

General Observations

The proposed site development is located at 17433 SW Brookman Road (Tax Lot #
351060000104), which is approximately 50-feet east of the intersection of SW Oberst Road and
SW Brookman Road. The site development proposes 28 SFR lots along with associated public

infrastructure improvements.

The site development is located within the northern portion of the site, and is bounded on east
and south sides by wetlands and vegetated corridors. The north and west side of the site
development abuts the proposed Holt Homes site development (Middiebrook Subdivision).

Transportation Comments

Any development along Brookman Road will have challenging impacts to Brookman Road and
the intersections of Hwy 99W, and the railroad crossing. Brookman Road is classified by
WACO TSP as an arterial road, with a 5-lane section. A TIA may be required to identify critical
road issues that are significantly exacerbated by the proposed development.

The proposed subdivision includes an interior road whose section appear to meet City
standards for residential streets, in this case a 28-foot wide paved width with parking limited to
one side only. This parking condition will need to be addressed or highlighted in the Land Use
application.

The proposed development includes completion of the SW Trillium Lane road section. The
Middlebrook Subdivision proposed a % street development section, which will be completed as

part of this development.

The proposed development appears to show a community trail and visual corridor
improvements along the Brookman Road frontage. These improvements are not consistent with
the City or WACO frontage improvement requirements for Brookman Road. It can be
anticipated that to meet pre-established frontage requirements;

a) A 33-foot right-of-way dedication will be required.
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Project: PAC 19-13, Brookman Riverside Homes
Date: November 7, 2019
Page: 20f3

b) An 8-foot wide PUE will be required along Brookman Road and along all interior public
streets.
¢) A 15-foot wide visual corridor outside the right-of-way limits.

A public access easement granted to the City over the interior community trail system may be
required.

Actual access to a public street is limited to after Middlebrook Subdivision has completed
construction of its street improvement requirements and the City has accepted the
improvements as public infrastructure. Until such time, Engineering Department approval for
the proposed Land Use may not be given.

Sanitary Sewer System Comments

The proposed site development does not have direct access to any public sanitary sewer until
the Middlebrook Subdivision site development project has constructed it public sanitary sewer
system.

The proposed development will be required to extend a proposed sanitary sewer trunk line
being constructed with the Middlebrook Subdivision development. The extension will connect
where the Middlebrook Subdivision sanitary sewer project ends, and extend that trunk line
system to SW Brookman Road. Coordination with CWS on the design requirements for this
system will also be required.

Since the sanitary sewer trunk line extension is sized to service a significant area much larger
than the adjacent site developments, the applicant may wish to establish a reimbursement
district to recover the costs associated with the installation of the sanitary sewer trunk line.

Actual access to a public sanitary sewer system is limited to after Middlebrook Subdivision has
completed construction of it sanitary sewer improvement requirements and the City has
accepted the improvements as public infrastructure. Until such time, Engineering Department
approval for the proposed Land Use may not be given.

Water System Comments

The proposed development will route a public waterline between Wapato Lake Drive and
Trillium Lane.

The proposed development may also be required to extend a water trunk line along Brookman
Road, between the two property corners. This trunk line is identified in the City's Water Master
Plan. The development may recover some of the costs of this line due to oversizing.

Actual access to a public water system is limited to after Middlebrook Subdivision has
completed construction of its public water improvement requirements and the City has accepted
the improvements as public infrastructure. Until such time, Engineering Department approval
for the proposed Land Use may not be given.

Stormwater System Comments

The proposed development has shown accommodations for a regional stormwater treatment
facility to provide storm water quality treatment and detention The applicant will need to comply
with CWS current design standards including hydromodification. The stormwater report will also
need to address hydromodification requirements.

Other Engineering Miscellaneous Comments

A. An “As-Built Request” form is available on the City of Sherwood website for obtaining as-
built information and documents. A fee is associated with the As-Built Request.
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Project: PAC 19-13, Brookman Riverside Homes
Date: November 7, 2019
Page: 30f3

B. City of Sherwood MC standards require an 8-foot wide Public Utility Easement (PUE) along
all dedicated right-of-way.

C. Site developments which create a surface area impact of 5 or more acres will require
obtaining an NPDES 1200-C permit from CWS. For surface are impacts of between 1 and 5
acres, an NPDES 1200-CN permit will need to be obtained through the City of Sherwood.
Surface area impacts of less than 1 acre will only require a site grading and erosion control
permit issued from the City of Sherwood Building Department.

D. As part of the Land Use submittal requirements, the applicant must submit a Site Pre-
Screening Assessment request to CWS, and provide the City with a copy of the Service
Provider Letter (SPL) issued by CWS for the site development. Final site development
approval will require a Stormwater Connection Permit being issued from CWS for the

proposed site development.

E. Permits for demolition of any existing structures located on the proposed site development,
will be obtained from the City of Sherwood Building Department. Permit fees for the
demolition permit will be apply.

F. City of Sherwood Broadband utilities shall be installed (if not in existence) along the
proposed site development frontage along all public street right-of-way, as per requirements
set forth in City Ordinances 2005-017 and City Resolution 2005-074.

G. A draft estimate of City SDCs, CWS SDCs and WACO TDT, has been provided as part of
this review, if the application has provided sufficient development information to conduct
such estimate. If provided, the estimate will list the assumptions made in the calculations. If
certain SDCs have been left undefined it is because there is not sufficient information to
provide said estimate amount. NOTE: SDC/TDT estimate amounts are based on
assumptions and SDC/TDT rates current at the time the estimate was created. Final
authorized SDC/TDT fee amounts will be calculated at the time building permits are issued,
and may vary significantly from the estimate amount provided with these review comments.

End of Comments

Disclaimer

The comments provided above are initial in nature and are in no way binding as to what the
conditions may or may not be imposed on the development due to the City of Sherwood Land
Use approval process. Engineering have applied standard efforts to provide applicant with
accurate public infrastructure information and engineering development standards related to the
level and completeness of the applicants submittal. Note that in lacking certain applicant
development information engineering has made best reasonable assumptions in development
of the comments. However, the comments provided may not be complete and may not
accurately reflect the site developments end product.
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www.tvfr.com

Tualatin Valley
'Fire & Rescue

October 31, 2019

Eric Rutledge

Associate Planner

City of Sherwood

22560 SW Pine Street
Sherwood, Oregon 97140

Re: Scott Property
Tax Lot I.D: 351060000104

Dear Eric,

Thank you for the opportunity to review the proposed site plan surrounding the above named development
project. These notes are provided in regards to the pre-application meeting held on November 5, 2019. There
may be more or less requirements needed based upon the final project design, however, Tualatin Valley Fire &
Rescue will endorse this proposal predicated on the following criteria and conditions of approval.

FIRE APPARATUS ACCESS:

1. FIRE APPARATUS ACCESS ROAD DISTANCE FROM BUILDINGS AND FACILITIES: Access roads shall be within
150 feet of all portions of the exterior wall of the first story of the building as measured by an approved route around the
exterior of the building or facility. An approved turnaround is required if the remaining distance to an approved
intersecting roadway, as measured along the fire apparatus access road, is greater than 150 feet. (OFC 503.1.1)

2. FIRE APPARATUS ACCESS ROAD WIDTH AND VERTICAL CLEARANCE: Fire apparatus access roads shall have
an unobstructed driving surface width of not less than 20 feet (26 feet adjacent to fire hydrants (OFC D103.1)) and an
unobstructed vertical clearance of not less than 13 feet 6 inches. (OFC 503.2.1)

3. FIRE APPARATUS ACCESS ROADS WITH FIRE HYDRANTS: Where a fire hydrant is located on a fire apparatus
access road, the minimum road width shall be 26 feet and shall extend 20 feet before and after the point of the hydrant.
(OFC D103.1)

4, SURFACE AND LOAD CAPACITIES: Fire apparatus access roads shall be designed and maintained to support the
imposed loads of fire apparatus and shall be surfaced as to provide all-weather driving capabilities. (OFC 503.2.3)

5. TURNING RADIUS: The inside turning radius and outside turning radius shall not be less than 28 feet and 48 feet
respectively, measured from the same center point. (OFC 503.2.4 & D103.3)

6. ACCESS ROAD GRADE: Fire apparatus access roadway grades shall not exceed 15%.

Command and Business Operations Center and South Operating Center Training Center

North Operating Center 8445 SW Elligsen Road 12400 SW Tonquin Road
11945 SW 70th Avenue Wilsonville, Oregon Sherwood, Oregon
Tigard, Oregon 97223-9196 97070-9641 97140-9734

503-649-8577 503-259-1500 503-259-1600
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ANGLE OF APPROACH/GRADE FOR INTERSECTIONS: Intersections shall be level (maximum 5§%) with the
exception of crowning for water run-off. (OFC 503.2.7 & D103.2)

ACCESS DURING CONSTRUCTION: Approved fire apparatus access roadways shall be installed and operational
prior to any combustible construction or storage of combustible materials on the site. Temporary address signage shall
also be provided during construction. (OFC 3309 and 3310.1)

TRAFFIC CALMING DEVICES: Shall be prohibited on fire access routes unless approved by the Fire Marshal. (OFC
503.4.1). Traffic calming measures linked here: hitp://www.tvfr.com/DocumentCenter/View/1578

FIREFIGHTING WATER SUPPLIES:

10. FIREFIGHTING WATER SUPPLY FOR INDIVIDUAL ONE- AND TWO-FAMILY DWELLINGS: The minimum available

1.

12.

fire flow for one and two-family dwellings served by a municipal water supply shall be 1,000 gallons per minute. If the
structure(s) is (are) 3,600 square feet or larger, the required fire flow shall be determined according to OFC Appendix

B. (OFC B105.2)
Minimum required water supply is 1,000GPM.

FIRE FLOW WATER AVAILABILITY: Applicants shall provide documentation of a fire hydrant flow test or flow test
modeling of water availability from the local water purveyor if the project includes a new structure or increase in the floor
area of an existing structure. Tests shall be conducted from a fire hydrant within 400 feet for commercial projects, or
600 feet for residential development. Flow tests will be accepted if they were performed within 5 years as long as no
adverse modifications have been made to the supply system. Water availability information may not be required to be
submitted for every project. (OFC Appendix B)

Provide documentation of fire hydrant flow test or modeling.
WATER SUPPLY DURING CONSTRUCTION IN MUNICIPAL AREAS: In areas with fixed and reliable water supply,

approved firefighting water supplies shall be installed and operational prior to any combustible construction or storage
of combustible materials on the site. (OFC 3312.1)

FIRE HYDRANTS:

13.

14.

15.

FIRE HYDRANTS — ONE- AND TWO-FAMILY DWELLINGS & ACCESSORY STRUCTURES: Where the most remote
portion of a structure is more than 600 feet from a hydrant on a fire apparatus access road, as measured in an approved
route around the exterior of the structure(s), on-site fire hydrants and mains shall be provided. (OFC 507.5.1)

FIRE HYDRANT NUMBER AND DISTRIBUTION: The minimum number and distribution of fire hydrants available to a

building shall not be iess than that listed in Table C 105.1. (OFC Appendix C)

Indicate location of fire hydrants on plans.

FIRE HYDRANT(S) PLACEMENT: (OFC C104)

¢ Existing hydrants in the area may be used to meet the required number of hydrants as approved. Hydrants that
are up to 600 feet away from the nearest point of a subject building that is protected with fire sprinklers may
contribute to the required number of hydrants. (OFC 507.5.1)

e Hydrants that are separated from the subject building by railroad tracks shall not contribute to the required number
of hydrants unless approved by the Fire Marshal.

e Hydrants that are separated from the subject building by divided highways or freeways shall not contribute to the
required number of hydrants. Heavily traveled collector streets may be considered when approved by the Fire

Marshal.
Residential One- and Two-Family Development 3.4R — Page 2
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+ Hydrants that are accessible only by a bridge shall be acceptable to contribute to the required number of hydrants
only if approved by the Fire Marshal.

16. PRIVATE FIRE HYDRANT IDENTIFICATION: Private fire hydrants shall be painted red in color. Exception: Private fire
hydrants within the City of Tualatin shall be yellow in color. (OFC 507)

17. FIRE HYDRANT DISTANCE FROM AN ACCESS ROAD: Fire hydrants shall be located not more than 15 feet from
an approved fire apparatus access roadway unless approved by the Fire Marshat. (OFC C102.1)

18. REFLECTIVE HYDRANT MARKERS: Fire hydrant locations shall be identified by the installation of blue reflective
markers. They shall be located adjacent and to the side of the center line of the access roadway that the fire hydrant
is located on. In the case that there is no center line, then assume a center line and place the reflectors accordingly.
(OFC 507)

19. PHYSICAL PROTECTION: Where fire hydrants are subject to impact by a motor vehicle, guard posts, bollards or
other approved means of protection shall be provided. (OFC 507.5.6 & OFC 312)

20. CLEAR SPACE AROUND FIRE HYDRANTS: A 3 foot clear space shall be provided around the circumference of fire
hydrants. (OFC 507.5.5)

BUILDING ACCESS AND FIRE SERVICE FEATURES
21. PREMISES IDENTIFICATION: New and existing buildings shall have approved address numbers; building numbers
or approved building identification placed in a position that is plainly legible and visible from the street or road fronting

the property, including monument signs. These numbers shall contrast with their background. Numbers shall be a
minimum of 4 inches high with a minimum stroke width of 1/2 inch. (OFC 505.1)

If you have questions or need further clarification or would like to discuss any alternate methods and/or materials, please
feel free to contact me at 503-259-1419.

Sincerely,

Tom M@aney

Tom Mooney
Deputy Fire Marshal |l

Thomas.mooney@tvfr.com
Cc: File
City of Sherwood

A full copy of the New Construction Fire Code Applications Guide for Residential Development is available at
http://www.tvfr.com/DocumentCenter/View/1438

Residential One- and Two-Family Development 3.4R ~ Page 3
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From: Naomi Vogel
To: Eric Rutledge
Subject: RE: Scott Property Pre-App (PAC 19-13)
Date: Friday, November 15, 2019 1:19:34 PM

Hi Eric,

County staff agree that a half-street improvement would not be proportional in this case.

e ROW dedication of 53 feet from centerline. Additional slope/drainage easement may be
required pending discussion with City staff regarding the Visual Corridor.

e Stormwater treatment consideration for future half-street on the site (via proposed
stormwater system or easements within the CWS VC via plat).

e Widening of pavement to minimum 22 feet total width if possible.

Thank you,

Naomi Vogel | Associate Planner
503-846-7639 Naomi_Vogel@co.washington.or.us

From: Eric Rutledge [mailto:RutledgeE@SherwoodOregon.gov]
Sent: Thursday, November 14, 2019 9:49 AM

To: Naomi Vogel

Subject: Scott Property Pre-App (PAC 19-13)

Hi Naomi,

I’m wrapping up the Scott Property Pre-App notes for the conference held last week. Wilt WACO be
providing written comments?

Thanks,

Eric Rutledge

Associate Planner

City of Sherwood

503-625-4242
rutledgee@sherwoodoregon.gov




This email may contain confidential information or privileged material and is intended for use
solely by the above referenced recipient. Any review, capying, printing, disclosure, distribution, or
other use by any other person or entity is strictly prohibited and may be illegal. If you are not the
named recipient, or believe you have received this email in error, please immediately notify the
City of Sherwood at (503) 625-5522 and delete the copy you received.

Exhibit A3
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From: Eric Rutledge

To: NIkl Munson

Cc: Morgan Holen (morgan.holen@comcast.net); Matt Sprague
Subject: RE: Scott Pre-App Follow Up Questions

Date: Wednesday, November 13, 2019 8:38:00 AM

Attachments: Image001.png

Hi Niki,

Good questions — thanks for clarifying early. | checked-in with Joy and Erika to confirm the responses
below:

¢ The first recommendation is to confirm with CWS about their requirements for tree inventory
and protection related to the vegetated corridor of Cedar Creek. The stricter requirements
between CWS and the City will apply.

e For City review we can accept bubbled areas on the plans that indicate groupings of trees.
This should only be used when all trees in that group are proposed for either protection or
removal and an individual breakdown is not warranted (e.g. in the riparian corridor where no
trees are proposed for removal). The transect approach you described will work. We'll want
to understand generally the variety, size, and health of those groups of trees. Of course we'll
also need to know whether the group is identified for removal or protection.

s For areas where a more detailed analysis is warranted, like along the new trail, the approach
you described should also work well. Each individual tree should be surveyed and inventoried
with a proposal for protection or removal.

Thank you,

Eric Rutledge
Associate Planner

City of Sherwood
503-625-4242
rutledgee@sherwoodoregon.gov

From: Niki Munson <NMunson@riversidehome.com>

Sent: Friday, November 8, 2019 8:10 AM

To: Eric Rutledge <RutledgeE@SherwoodOregon.gov>

Cc: Morgan Holen (morgan.holen@comcast.net) <morgan.holen@comcast.net>; Matt Sprague
<MSprague@pd-grp.com>

Subject: Scott Pre-App Follow Up Questions

Hi Eric,
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Thank you for managing our pre-app so well yesterday. As we discussed, there was not enough time
to talk about trees. | have the following questions and am copying our planner and our arborist on
this email so we are all on the same page. Could you reply all as soon as possible so our arborist can
properly scope this project? Thank you.

o Do all trees in the forested stand have to be surveyed and inventoried individually? Or is there a
way to survey only the trees we will be impacting?

e Does this area meet the definition of a woodland? And if so, can we take a more efficient
approach to the inventory? '

e Asan alternative to individual tree inventory, would it be acceptable for us to cruise the
woodland to obtain a statistically valid sample of the species mix and average diameters and
general conditions? This would involve running transects through the woodland and collecting
sample data at plots, then extrapolating the data based on the total size of the stand.

e The site plan shows that the stand will be partially removed and the community trall is the
boundary of the new edge. In addition to cruising the stand to describe what’s there as a whole,
we could have survey locate individual trees along the trail alignment and 20’ to the south, and
collect individual tree data for these trees. We may also need to do this along the southern
boundary where a new edge will be created for street improvements. This would allow a more
detailed assessment as to the condition of the trees that will be exposed by adjacent tree
removal—I'm more concerned with the trees that would remain and be exposed along the new
edge than what would need to be removed for development. The concern is that trees that have
grown up interior to the stand may have poor height to diameter ratios and small live crowns
making them susceptible to wind throw. We want to make sure that trees left along the new
edges are not at risk of failure once exposed. It will be challenging to know for sure how good the
new edges are during desigh—but we can take our best shot at it. That being said, will the City
provide flexibility to reassess the new edges at the time of site clearing in terms of tree condition,
structure and risk potential, and permit additional tree removal if any trees that were originally
proposed for preservation are identified and documented as hazardous?

Niki Munson, Land Acquisition Manager

]E Riverside Homes
17933 NW Evergreen Place, Ste 370, Beaverton, OR 97006
503.645.0986 office |971.222.99665 cell
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Clean Water Services and the Member Cities own and maintain the public storm and
sanitary conveyance and treatment systems in the urbanized portion of the Tualatin
River Watershed. Annexation to CWS is required of any property that will connect to
this public system for urban services, including:

» Connection of a private lateral pipe to a public conveyance or treatment system;

» Extension of the public conveyance system for private connection, as a result of
development;

» Addition of impervious surface which causes surface water to flow to the public
stormwater system, which includes conveyance pipes, roadside ditch, curb and
gutter, swale, etc.

BANKS )¢

PLAL
CWs

Member Cities

==, Tualatin t
e T GASTON

' BB cws sERVICE DISTRICT
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Are theve any exceptions?
Yes. Annexation to CWS is not required when construction of public storm and sanitary
infrastructure takes place on or across properties outside District boundaries, and there
is no private connection to infrastructure.

Example: A sanitary forcemain conveying flows from one urban area to another across
rural reserve farmland with no private rural connection. However, if future connection is
planned, annexation will be required with permits at the time of connection.

Does annexation to QWS ever trigger annexation to a City?

Yes. If a property outside of a City plans to connect to a City owned storm or sanitary
sewer, confirmation of Service Availability must be provided by the City. This often
results in a requirement for the property to annex to the City as well as to CWS.

Wihat areas are served?
« The cities of Banks, Beaverton, Cornelius, Durham, Forest Grove, Gaston, Hillsboro,
King City, North Plains, Sherwood, Tigard, Tualatin

# Large portions of unincorporated Washington County
= Small portions of Portland, Lake Oswego, Multnomah County, and Clackamas
County.

Contact us if you are close to a jurisdictional boundary, and are unsure whether the
property will be served by CWS.

How doeas annexation fit into the CWS permit process and timealine?
At any point during or after annexation, CWS can:
s Issue a Service Provider Letter
= Accept permit applications
« Review plans
After annexation is approved:
« CWS can issue permits
« Construction can begin

Revised June 2016

Main Office = 2550 SW Hilishoro Highway = Hillshoro, Oregon 97123 ¢ p:503.681.3600 f 503.681.3603 = ceanwaterservices.org
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L/ Case No, PA / 4- 13
i = Fee L0, [OC)

7 14 2 .10
. Receipt# QU 27.9
Citv of Sherwood 1:xte W09
A Fianaing Dept. TYPE_PAC .
Oregon. L
Home of the Thalattn R/merllnrmI Wlld/[/‘o Ryfiyge P r e_ap li c ati 0 n FO rm
Type of Land Use Action(s) Proposed:
[CJAnniexation [CConditional Use
[ JPlan Amendment [_IMinor Partition
Vatfatice [X]Subdivision
Planned Unit Development BSite Plan
[_ISign Permit [ |Other:

Owner/Applicant Information:
Applicant(s): Riverside Homes, Niki Munson _ phone:, 503-645-0986
Address(s); 17993 NW Evergreen Place, Suite 370

Beaverton, OR 97006 _

Richard L. & Linda R. Scott Phone:
17433 SW Brookman Road, Sherwood.

Owner(s):
Address; __

Contact for Additionsl Information: Matt Sprague 503-643-8286
msprague@pd-grp.com

Property Information:
Street Location: 17433 SW Brookman Road, Sherwood.

Tax Lot and Map No: __ T3S 1W 06 Tax Lot 104
BExisting Structures/Use: __Single Family Home and out buildings
Existing Plan/Zone Designation: _Medium Density Residential Low - MDRL

Proposed Action.
Proposed Use: _ 28~Lot Subdivision

Proposed Plan/Zone Designation: ___Medium Density Residential Low - MDRL

Proposed No. of Phases (one year each):
Standard to be Varied & the amount of the variance Varied (Vatiance Only):

Pre-Application Form (Revised February 2017)
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Weekly Homes
Middlebrook
Scott Property

|~k City Boundary [4.61 Sqare Miles]

Date: 11/7/2019
Map data provided by METRO and the City of Sherwood. The City of

N Sherwood's infrastructure records,drawings, and other documents have
> 0 145 290 580 870 1,160 been gathered over many years, using many different formats and
Ciryof standards. While the data provided is generally believed to be accurate,

Feet Sherwood occasionally it proves to be incorrect; thus its accuracy is not guaranteed.

Oregon
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APPLICATION MATERIALS
REQUIRED FOR

éyr‘%od SUBDIVISION PLAT

Oregon

Submit the following to the City of Sherwood Planning Department, 22560 SW Pine St., Sherwood,
OR 97140: (503) 925-2308.

It is strongly suggested that you have a pre-application meeting with the City ptior to submitting
fot a Subdivision. (See Pre-application Process form for information.)

Note: The Clean Watet Setvices (CWS) tequires a pre-screening to determine if water quality sensitive areas
exist on the ptoperty. If these sensitive areas exist, a Site Assessment and Service Provider Letter is required
ptior to submitting for a subdivision or minor land partition or undertaking any development. This
application will not be accepted without a completed Pre-Screening Form and if required a Service
Provider Ietter. Please contact CWS at (503) 681-3600.

If the ptoposal is next to a Washington County roadway, the applicant must submit an Access Report
(Traffic Study) to Washington County Depattment of Land Use and Transportation (503) 846-8761. This
application will not be accepted until an Access Report (Traffic Study) is submitted to Washington
County and the Access Report is deemed complete bv the Countv. ot written vetification from
Washington County that an Access Report is not required is provided.

I. Fee - See City of Shetwood curtent Fee Schedule, which includes the “Publication/Distribution of
Notice” fee, at www.sherwoodoregon.gov. Click on Depattments/Planning/ Fee Schedule.

Note: The above fee is requited at the time you submit for a subdivision. Additional fees will be
chatged fot building permit, system development charges, impact fees and other fees applicable to
the development. These fees will be charged when you make application for building permit.
Building petmit application will not be accepted until the final plat is recorded.

II. BACKGROUND INFORMATION (all matesials collated and folded (not rolled) to cteate fifteen
(15) sets)

*Note that the fina/ application must contain fifteen (15) folded sets of the above, however, upon initial
submittal of the application and ptiot to completeness review, the applicant may submit four (4) complete
folded sets with the application in lieu of fifteen (15), with the undetstanding that fifteen (15) complete sets
of the application materials will be required before the application is deemed complete and scheduled for

review.

SUBDIVISION PLAT 1of4
Updated May 2015
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Application Form — One original and fourteen (14) copies of a completed City of Sherwood
Application for Land Use Action form. Original signatutes from all ownets must be on the
application form.

Documentation of Neighbothood Meeting - Affidavits of mailing, sign-in sheets and a summary
of the meeting notes shall be included with the application.

Tax Map - Fifteen (15) copies of the latest Tax Map available from the Washington County
Assessot’s Office showing property within at least 300 feet with scale (1"=100' or 1"= 200') north
point, date and legend.

Mailing Labels — Two (2) sets of mailing labels for property owners within 1,000 feet of the
subject site, including a map of the area showing the propetties to receive notice. Mailing labels are
available from the Washington County Assessors office or a private title insurance company. .
Ownetship records shall be based on the most cutrent available information from the Tax
Assessot’s office. It is the applicant’s responsibility to provide mailing labels that accurately reflect all property
owners that reside within 1,000 feet of the subject site.

Vicinity Map — Fifteen (15) copies of a vicinity map. A photocopy of the Thomas Guide is
adequate, showing the City limits and the Utban Growth Boundaty.

Narrative — Fifteen (15) copies and an electronic copy of a natrative explaining the proposal in
detail and a response to the Required Findings for Subdivision, located in Chapter 16 of the
Municipal Code/Zoning & Development, Section 16.120. The Municipal Code/Zoning &
Development is available online at www.shetwoodoregon.gov, City Govetnment/Recotds.

Electronic Copy — An electronic copy of the entire application packet. This should include all
submittal matetials (nattative, vicinity map, mailing labels, site plan, preliminary plat, etc.).

REQUIRED PIL.ANS

Submit fifteen (15) sets of the following folded full-size plans and an electronic copy in PDF format.

Plans must have:

1) The proposed name of the development. If a proposed project name is the same as or similar to
other existing projects in the City of Sherwood, the applicant may be required to modify the project
name.

2) The nhame, addtess and phone of the ownet, developer, applicant and plan producer.

3) Notth artow,

4) Legend,

5) Date plans wete prepared and date of any revisions

6) Scale cleatly shown. Other than architectural elevations, all plans must be drawn to an engineer
scale.

7) All dimensions clearly shown.

O Existing Conditions Plan - Existing conditions plan dtawn to scale showing: propetty lines and
dimensions, existing sttuctures and other improvements such as streets and utilities, existing
vegetation including trees, any floodplains or wetlands and any easements on the property. The
existing conditions plan shall also include the slope of the site at 5-foot contour intervals

SUBDIVISION PLAT 20f4

Updated May 2015
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O Preliminaty Development Plans- Plans must be sufficient for the Hearing Authority to detetmine
compliance with applicable standatds. The following information is typically needed for adequate

review:

1. The subject parcel(s), its dimensions and atea and the buildable area of each lot.

2. The location and dimensions of proposed development, including the following:

Transportation

a. Public and private streets with proposed frontage improvements including curb, gutters,
sidewalks, planter strip, street lighting, distances to stteet centetline, pavement width, right-of-
way width, bike lanes and dtiveway drops.

b. Public and ptivate access easements, width and location.

c.  General citculation plan showing location, widths and ditection of existing and proposed
streets, bicycle and pedesttian ways and transit routes and facilities.

d. Show the location and distance to neighboring dtiveways and the width and locations of
dtiveways located actoss the street.

e. The location and size of accesses, sight distance and any fixed objects on collectors or artetial
streets.

f.  Emergency accesses.

Grading and Frosion Control

g.  Indicate the proposed grade at two (2)-foot contour intervals.

h.  Indicate the proposed erosion control measures to CWS standards (refer to CWS R&O
07-20).

i, Show ateas of cut and fill with areas of structural fill.

j.  Show the location of all retaining walls, the type of material to be used, the height of the
retaining wall from the bottom of the footing to the top of the wall and the exposed height
of the wall.

Utilities

Utilities must be shown aftet proposed grade with 2-foot contour intervals.

Map location, putpose, dimensions and ownership of easements.

Fire hydrant locations and fire flows.

Watet, sewer and stormwatet line locations, types and sizes.

Cleatly indicate the ptivate and public pottions of the system.

Above-gtound utilities and manhole locations

ehmmagz Stotmwater Plan

Show location, size and slope of water quality facility.
Prelitninary calculations justifying size of facility.

The total square footage of the new and existing impetvious area.

Indicate a stormwater facility to CWS standards (CWS R&O 07-20).

ensitive Areas

Show any and all streams, ponds, wetlands and drainage ways.

Indicate the vegetative corridor for sensitive areas to CWS standards. (R&O 07-20).

w. Indicate measutes to avoid envitonmental degradation that meet CWS, DSL and Army
Cotp requirements.

x. Flood elevation.

y.  Wetland delineation and buffering proposed.

w@pparw

dg e e .
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Land Use

z.  The squate footage of each building and a break down of squate footage by use. (i.e. retail,
office, industrial, residential, etc.).

aa. Net buildable actes. (The land remaining after unbuildable ateas are taken out, such as the
floodplain and wetland areas.)

bb. Net density calculation for residential use.

cc. Existing trees proposed to remain and trees to be removed and the drip-lines of trees
proposed to remain.

dd. Stteet ttee location, size and type. (tefer to Ch. 8, Section 8.304.06 of the Community
Development Code).

ee. Location, size and height of proposed free-standing signs.

ff. Location, height and type of fencing and walls.

gg. Fort each lot indicated the building envelope.

O Reduced - Proposed Development Plans — One (1) reduced copy of the Proposed Development
Plans on 8 1/2” by 117 sheets and fifteen (15) reduced copies on 117 by 17” sheets.

O Lighting Plan — Photometric lighting plan indicating foot candle power on and along the perimeter
of the site. Proposed locations, height and size of lights. (If outdoor lighting is proposed).

O Sutrounding Land Uses — Existing land use including nature, size and location of existing
structures within 300 feet. .

IV. DOCUMENTS REQUIRED

O Title Repott — Two (2) copies of a current preliminary title report available from a private title
insurance company.
CWS Setvice Provider Letter — Four (4) copies of the CWS service provider letter.
Soils Analysis and/ot Geotechnical Report — Four (4) copies completed by a registered Soils
Engineet ot Geologist including measures to protect natural hazards. (If required by the City
Engineet).

O Traffic Study — Four (4) copies of a traffic study. (If requited by the City Engineer
ADDITIONAL DOCUMENTS THAT MAY BE REQUIRED
Army Cotps and DSL wetland applications and/or permits — Four (4) copies of requited
Divisions of State Lands and/ot Atmy Cortp of Engineers petmits and/or permit applications if
applicable.

O Trip Analysis - verifying compliance with the Capacity Allocation Program, if required per
16.108.070.

O Ttee Report — Two (2) copies of a tree report prepared by an arborist, forester, landscape architect,
botanist or othet qualified professional. (If trees are on-site).

SUBDIVISION PLAT 40f4
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O Natural Resource Assessment — If requited by Clean Watet Services (CWS). The CWS Pte-
Screening indicates as to whether this report is required or not.

( Wetland Delineation Study — if required by Otegon Division of State Lands (DSL) or the Army
Corps of Engineers.

O Other Special Studies and/ot Repotts — if required by the Planning Ditector or the City Engineer
to addtess issues identified in the pre-application meeting ot duting project review.

O Vetification of compliance with othet agency standards such as CWS, DSL, Army Cotps of
Engineers, ODOT, PGE, BPA, Washington County

SUBDIVISION PLAT  5o0f4
Updated May 2015
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CITY OF SHERWOOD

Project PAC 19-13

Meeting Date:

November 7, 2019

Facilitator:

Eric Rutledge, Associate Planner

Place/Room:

City of Sherwood, Conf. Rm. A
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PLANNING DEPARTMENT
,> NEIGHBORHOOD MEETING

/
el ooid PACKET
Oregon
(Required for all Type III, IV or V projects)

Submit the following with land use application materials to the City of Sherwood Planning
Department, 22560 SW Pine St., Sherwood, OR 97140: (503) 625-5522.

The purpose of the neighborhood meeting is to solicit input and exchange information about the
proposed development per Sherwood Zoning and Community Development Code 16.70.020.

The meeting must be held in a public location prior to submitting a land use application.

Mﬁdavits of mailing to adjacent property owners that are within 1,000 feet of the subject
application.

Sign-in sheet(s)
Q/Summary of the meeting notes

(Projects requiring a neighborhood meeting in which the City or Urban Renewal District is the
property owner or applicant shall also provide published and posted notice of the neighborhood
meeting consistent with the notice requirements in 16.72.020.)

Updated October 2010
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Affidavit of Mailing

DATE:

STATE OF OREGON )
)

Washington County )

I, _ Ben Altman , representative for the 28-Lot Subdivision proposed

development project do hereby certify that the attached notice to adjacent property owners and

recognized neighborhood organizations that are within 1,000 feet of the subject project, was

placed in a U.S. Postal receptacle on January 17, 2020.

/oo (Pl

Representatives Name: Ben Altman
Name of the Organization: Pioneer Design Group

Updated October 2010



| CIVIL LAND USE PLANNING SURVEY Exhibit A4

| P503.643.8285 FB447154743 www.pd-grp.com
; 9020 SW Washington Square Rd Suite 170

PIONEER DESIBN BROUR INc. | Portland, Oregon 97223

I

(I

i

January 17, 2020

RE: NOTICE OF NEIGHBORHOOD REVIEW MEETING FOR A PROPOSED 28-LOT
SUBDIVISION.

Dear Resident or Property Owner:

Pioneer Design Group represents the owner of property located at 17433 SW Brookman Road,
also identified as Tax Lot 104 of Tax Map T3S R1W 06, as shown on the attached Tax Map.
This property is currently zoned Medium Density Residential Low (MDRL) by the City of
Sherwood.

We are considering a proposal for a 28-Lot Subdivision. Before applying to the City of
Sherwood Planning Department we would like to take the opportunity to informally discuss the
proposal in more detail with you.

Pursuant to Sherwood Zoning and Community Development Code Section 16.70.020, you are
invited to attend a meeting scheduled for:

Thursday, February 13, 2020 @ 6:30 pm
Marjorie Stewart Community Center
21907 SW Sherwood Blvd., Sherwood, OR 97140

The purpose of this informal meeting is to provide a forum for surrounding property owners /
residents to review the proposal and to identify issues so they can be considered before the
formal application is submitted. This meeting gives you the opportunity to share with us any
special information you know about the property involved. We will try to answer questions
related to how the project meets relevant development standards consistent with the City of
Sherwood’s land use regulations.

Please note that this will be an informational meeting on preliminary development plans prior to
official submission to the City. These plans may change slightly before the application is
submitted to the City. Depending upon the type of application, you may receive an official
notice from the City of Sherwood providing the opportunity to comment either by submitting
written comments, and/or by attending a public hearing.

Please feel free to contact us at 503-643-8286 or msprague@pd-grp.com if you have questions
about this meeting or the proposed project. We look forward to discussing this proposal with you.

Sincegely,

i e

Matthew L. Sprague
Principal
Pioneer Design Group

Page | 1
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3510600 00100
Gerald Ouellette
Po Box 1468
Sherwood, OR 97140

3510600 00103
Brookman Development LLC
Po Box 61426
Vancouver, WA 98666

3510600 00200
Philip Lapp
17400 SW Brookman Rd
Sherwood, OR 97140

35106B0 00101
Thomas Bartlett
17687 SW Brookman Rd
Sherwood, OR 97140

35106B0 00302
Leroy Moser
16121 SW 129th Ter
Tigard, OR 97224

35106B0 00500
Jason Higgins
17890 SW Brookman Rd
Sherwood, OR 97140

25131DC 02300
Wayne Vaincourt
23898 SW Golden Pond Ter
Sherwood, OR 97140

25131DC 03800
Carol Weber
17328 SW Greengate Dr
Sherwood, OR 97140

25131DC 06200
Sherwood City
22560 SW Pine St
Sherwood, OR 97140

25131DC 06600
Donald Rogie
17171 SW Cobble Ct
Sherwood, OR 97140

3510600 00101
Bonnie David
17117 SW Brookman Rd
Sherwood, OR 97140

3510600 00104
Linda Scott
17433 SW Brookman Rd
Sherwood, OR 97140

3510600 00200
Philip Lapp
17400 SW Brookman Rd
Sherwood, OR 97140

35106B0 00200
George Boyd
Po Box 85
Tualatin, OR 97062

35106B0 00303
Thomas & Kristina Herold
17636 SW Brookman Rd
Sherwood, OR 97140

3510680 01401
Wendy Ann Wells
24895 SW Oberst Rd
Sherwood, OR 97140

25131DC 02400
Eitoku Yamanaka
23921 SW Golden Pond Ter
Sherwood, OR 97140

25131DC 03900
Todd Preston Card
17340 SW Greengate Dr
Sherwood, OR 97140

25131CD 07000
Sherwood City
22560 SW Pine St
Sherwood, OR 97140

25131DC 06700
Marsha Brown
17157 SW Cobble Ct
Sherwood, OR 97140

Exhibit A4

3510600 00102
Charles Bissett Jr.
16871 SW Brookman Rd
Sherwood, OR 97140

3510600 00107
Wayne Chronister
Po Box 1474
Sherwood, OR 97140

35106B0 00100

Brookman Development LLC
Po Box 61426

Vancouver, WA 98666

35106B0 00300
Kevin Durrell
24661 SW Oberst Rd
Sherwood, OR 97140

35106B0 00400
Michael Fullmer
17878 SW Brookman Rd
Sherwood, OR 97140

35106B0 01402
Kenneth Kolb Jr.
24799 SW Oberst Rd
Sherwood, OR 97140

25131DC 02500
James Anderson Jr.
23907 SW Golden Pond Ter
Sherwood, OR 97140

25131DC 04000
Melissa McKinney
17357 SW GREENGATE DR
SHERWOOD, OR 97140-6929

25131DC 06500
Jessica Vanbergen
17185 SW Cobble Ct
Sherwood, OR 97140

25131DC 06800
Naoki Kuze
17143 SW Cobble Ct
Sherwood, OR 97140



25131DC 06900
Satish & Ruchi Singh
15132 NW Delia St
Portland, OR 97229

25131DC 07200
Jonathan Wisniewski
17087 SW Cobble Ct
Sherwood, OR 97140

25131DC 07800
Thomas Gall
17010 SW Cobble Ct
Sherwood, OR 97140

25131DC 08100
Daniel Defreval
17052 SW Cobble Ct
Sherwood, OR 97140

25131DC 08400
Jodi Briggs
17094 SW Cobble Ct
Sherwood, OR 97140

25131DC 08700
Robert Savage
17136 SW Cobble Ct
Sherwood, OR 97140

25131DC 09000
Sherryl Hardman
17178 SW Cobble Ct
Sherwood, OR 97140

25131DC 09300
Jose Valdes Aceves
17232 SW Cobble Ct

Sherwood, OR 97140

25131DC 09600
Lisa Ring
17320 SW Cobble Ct
Sherwood, OR 97140

25131DC 09900
Clifton Taylor
17400 SW Cobble Ct
Sherwood, OR 97140

25131DC 07000
Wendy Hubbenette
17115 SW Cobble Ct
Sherwood, OR 97140

25131DC 07300
Richard Mikulak
17073 SW Cobble Ct
Sherwood, OR 97140

25131DC 07900
Teresa Conrad
17024 SW Cobble Ct
Sherwood, OR 97140

25131DC 08200
Isidro Toscano
17066 SW Cobble Ct
Sherwood, OR 97140

25131DC 08500
Robert Frailey
17108 SW Cobble Ct
Sherwood, OR 97140

25131DC 08800
Ang Ho
1249 Alemany Blvd
San Francisco, CA 94112

25131DC 09100
Jeremy Price
17192 SW Cobble Ct
Sherwood, OR 97140

25131DC 09400
Scott Demming
17258 SW Cobble Ct
Sherwood, OR 97140

25131DC 09700
Christine Marr
17348 SW Cobble Ct
Sherwood, OR 97140

25131DC 10000
Micah Ling
17414 SW Cobble Ct
Sherwood, OR 97140

Exhibit A4

25131DC 07100
Pranger
17101 SW Cobble Ct
Sherwood, OR 97140

25131DC 07400
Courtney & Kurt Penberthy
17057 SW Cobble Ct
Sherwood, OR 97140

25131DC 08000
Brian & Melanie Crabtree
17038 SW Cobble Ct
Sherwood, OR 97140

25131DC 08300
John Arzner
17080 SW Cobble Ct
Sherwood, OR 97140

25131DC 08600
Robert Costley
50485 Spyglass Hill Dr
La Quinta, CA 92253

25131DC 08900
Adam Gemmil
17164 SW COBBLE CT
SHERWOOD, OR 97140-6954

25131DC 09200
Scott Bernard Nelson
17206 SW Cobble Ct
Sherwood, OR 97140

25131DC 09500
Karen Blair
17286 SW Cobble Ct
Sherwood, OR 97140

25131DC 09800
Yang Lu
17374 SW Cobble Ct
Sherwood, OR 97140

25131DC 10100
Nicholas Morad
17428 SW Cobble Ct
Sherwood, OR 97140



25131DC 10200
Eric McMuldren
17442 SW Cobble Ct
Sherwood, OR 97140

25131DC 10500
Ryan Krause
17484 SW Cobble Ct
Sherwood, OR 97140

25131DC 10800
Rod Widows
17433 SW COBBLE CT
SHERWOOQOD, OR 97140-6299

25131DC 11100
Nathan Bush
17363 SW Cobble Ct
Sherwood, OR 97140

25131DC 11400

Karen Koehler
23935 SW GOLDEN POND TER
SHERWOOD, OR 97140-6958

25131CD 16600
Stephen Kuske
17562 SW Inkster Dr
Sherwood, OR 97140

25131CD 16900
Walter Beach
17496 SW Inkster Dr
Sherwood, OR 97140

25131DC 17200
Nasrin Zaman
2519 Sierra Sage St
Las Vegas, NV 89134

25131DC 10300
Brant Stai
17456 SW Cobble Ct
Sherwood, OR 97140

25131DC 10600
Paul Billeci
17961 SW Bridger Ln
Sherwood, OR 97140

25131DC 10900
Cameron Shayegi
17419 SW Cobble Ct
Sherwood, OR 97140

25131DC 11200
Hpa Jv Borrower 2019-1 MI LLC
180 N Stetson Ave #3650
Chicago, IL 60601

25131CD 16400
Julie Bouris
17612 SW Inkster Dr
Sherwood, OR 97140

25131CD 16700
17536 Sw Inkster LLC
21455 Miles Dr
West Linn, OR 97068

25131CD 17000
Donnerberg Construction Inc
14400 SW 86th Ave
Portland, OR 97224

25131DC 17300
Sherwood City
22560 SW Pine St
Sherwood, OR 97140

Exhibit A4

25131DC 10400

Anthony Jr & Kimberly Budesilich

17470 SW Cobble Ct
Sherwood, OR 97140

25131DC 10700
Michael Cornett
17461 SW Cobble Ct
Sherwood, OR 97140

25131DC 11000
Stephen Hilt
17369 SW Greengate Dr
Sherwood, OR 97140

25131DC 11300
Stephanie Lynn Charters
17281 SW Cobble Ct
Sherwood, OR 97140

25131CD 16500
Katie Cook
17588 SW Inkster Dr
Sherwood, OR 97140

25131CD 16800
Laurie Holm
17510 SW Inkster Dr
Sherwood, OR 97140

25131CD 17500
Sherwood City
22560 SW Pine St
Sherwood, OR 97140
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Neighborhood Meeting Notes

Riverside at Cedar Creek - A 28-Lot Subdivision
February 13,2020 Beginning at 6:30 PM
Marjorie Stewart Community Center

Representatives of the applicant, Wayne Hayson and Matthew Sprague, both of Pioneer Design
Group, were in attendance. No further attendees had arrived by 7pm, so Messrs. Hayson and
Sprague closed the meeting room and left the Community Center at approximately 7:10pm.
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Our commitment is clear

Service Provider Letter

Exhibit A5

CWS File Number

20-000663

This form and the attached conditions will serve as your Service Provider Letter in accordance
with Clean Water Services Design and Construction Standards (R&O 19-5, as amended by

R&O 19-22).

Jurisdiction: City of Sherwood

Review Type: Tier 2 Analysis

Site Address 17433 SW Brookman Rd SPL Issue Date: May 11, 2020
/'Location: Sherwood, OR 97140 SPL Expiration Date: May 11, 2022
Applicant Information: Owner Information:
Name NIKI MUNSON Name LINDA & RICHARD SCOTT
Company RIVERSIDE HOMES LLC Company
Address 17933 NWEVERGREEN PKW #370 Address 17433 SW BROOKMAN RD
BEAVERTON, OR 97006 SHERWOOD OR 97140

Phone/Fax (503) 645-0986 Phone/Fax
E-mail: nmunson@riversidehome.com E-mail:

Tax lot ID Development Activity

351060000104 Riverside at Cedar Creek Residential Subdivision

(with right-of-way improvements)

Pre-Development Site Conditions:

Sensitive Area Present: On-Site Off-Site

Post Development Site Conditions:

Sensitive Area Present: On-Site Off-Site

Vegetated Corridor Width: Variable Vegetated Corridor Width: Variable
Vegetated Corridor Condition: Good

Enhancement of Remaining

Vegetated Corridor Required: Square Footage to be enhanced: 118,571

Encroachments into Pre-Development Vegetated Corridor:

Type and location of Encroachment:

Square Footage:

SW Brookman Road right-of-way, community trail, stormwater outfall (Permanent encroachment;

Mitigation required)

15,234

Temporary grading and access (Temporary encroachment; Restoration and planting in-place required) 2,740

Mitigation Requirements:

Type/Location
On-site Replacement Mitigation

Sq. Ft./Ratio/Cost
18,453/1:1.2

Conditions Attached Development Figures Attached ( ) |:| Planting Plan Attached |:| Geotech Report Required

This Service Provider Letter does NOT eliminate the need to evaluate and protect water quality
sensitive areas if they are subsequently discovered on your property.

Page 1 of 4
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CWS File Number | 20-000663

In order to comply with Clean Water Services water quality protection
requirements the project must comply with the following conditions:

1.

10.

11.

12.

13.

14.

15.

16.

No structures, development, construction activities, gardens, lawns, application of chemicals,
uncontained areas of hazardous materials as defined by Oregon Department of Environmental
Quality, pet wastes, dumping of materials of any kind, or other activities shall be permitted
within the sensitive area or Vegetated Corridor which may negatively impact water quality,
except those allowed in R&O 19-5, Chapter 3, as amended by R&O 19-22.

Prior to any site clearing, grading or construction the Vegetated Corridor and water quality
sensitive areas shall be surveyed, staked, and temporarily fenced per approved plan. During
construction the Vegetated Corridor shall remain fenced and undisturbed except as allowed by
R&O 19-5, Section 3.06.1, as amended by R&O 19-22 and per approved plans.

If there is any activity within the sensitive area, the applicant shall gain authorization for
the project from the Oregon Department of State Lands (DSL) and US Army Corps of
Engineers (USACE). The applicant shall provide Clean Water Services or its desighee
(appropriate city) with copies of all DSL and USACE project authorization permits.

An approved Oregon Department of Forestry Notification is required for one or more trees
harvested for sale, trade, or barter, on any non-federal lands within the State of Oregon.

Prior to ground disturbing activities, an erosion control permit is required. Appropriate
Best Management Practices (BMP's) for Erosion Control, in accordance with Clean
Water Services' Erosion Prevention and Sediment Control Planning and Design Manual,
shall be used prior to, during, and following earth disturbing activities.

Prior to construction, a Stormwater Connection Permit from Clean Water Services or its
designee is required pursuant to Ordinance 27, Section 4.B.

Activities located within the 100-year floodplain shall comply with R&O 19-5, Section 5.10, as
amended by R&O 19-22.

Removal of native, woody vegetation shall be limited to the greatest extent practicable.

The water quality swale and detention pond shall be planted with Clean Water Services
approved native species, and designed to blend into the natural surroundings.

Should final development plans differ significantly from those submitted for review by
Clean Water Services, the applicant shall provide updated drawings, and if necessary,
obtain arevised Service Provider Letter.

The Vegetated Corridor width for sensitive areas within the project site shall be a minimum of
50 feet wide, as measured horizontally from the delineated boundary of the sensitive area.

For Vegetated Corridors that extend 35 feet from the break in slope, the width of Vegetated
Corridors may be reduced to 15 feet wide if a stamped geotechnical report confirms that slope
stability can be maintained with the reduced setback from the break in slope.

For Vegetated Corridors greater than 50 feet in width, the applicant shall enhance the
first 50 feet closest to the sensitive area to meet or exceed good corridor condition as
defined in R&O 19-5, Section 3.14.2, Table 3-3, as amended by R&O 19-22.

Removal of invasive non-native species by hand is required in all Vegetated Corridors
rated ""good."" Replanting is required in any cleared areas larger than 25 square feet
using low impact methods. The applicant shall calculate all cleared areas larger than 25
square feet prior to the preparation of the required Vegetated Corridor
enhancement/restoration plan.

Prior to any site clearing, grading or construction, the applicant shall provide Clean Water
Services with a Vegetated Corridor enhancement/restoration plan. Enhancement/restoration of
the Vegetated Corridor shall be provided in accordance with R&0O 19-5, Appendix A, as
amended by R&O 19-22, and shall include planting specifications for all Vegetated Corridor,
including any cleared areas larger than 25 square feet in Vegetated Corridor rated "good.

Prior to installation of plant materials, all invasive vegetation within the Vegetated Corridor shall
be removed per methods described in Clean Water Services' Integrated Pest Management
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Plan, 2019. During removal of invasive vegetation care shall be taken to minimize impacts to
existing native tree and shrub species.

17. Clean Water Services and/or City shall be notified 72 hours prior to the start and
completion of enhancement/restoration activities. Enhancement/restoration activities
shall comply with the guidelines provided in Planting Requirements (R&0 19-5, Appendix
A, as amended by R&O 19-22).

18. Maintenance and monitoring requirements shall comply with R&O 19-5, Section 2.12.2,
as amended by R&O 19-22. If at any time during the warranty period the landscaping
falls below the 80% survival level, the owner shall reinstall all deficient planting at the
next appropriate planting opportunity and the two year maintenance period shall begin
again from the date of replanting.

19. Performance assurances for the Vegetated Corridor shall comply with R&0O 19-5, Section
2.07.2, Table 2-1 and Section 2.11, Table 2-2, as amended by R&O 19-22.

20. For any developments which create multiple parcels or lots intended for separate
ownership, Clean Water Services shall require that the sensitive area and Vegetated
Corridor be contained in a separate tract and subject to a ""STORM SEWER, SURFACE
WATER, DRAINAGE AND DETENTION EASEMENT OVER ITS ENTIRETY"" to be granted
to the City or Clean Water Services.

FINAL PLANS

21. Final construction plans shall include landscape plans. In the details section of the plans,
a description of the methods for removal and control of exotic species, location, distribution,
condition and size of plantings, existing plants and trees to be preserved, and installation
methods for plant materials is required. Plantings shall be tagged for dormant season
identification and shall remain on plant material after planting for monitoring purposes.

22. A Maintenance Plan shall be included on final plans including methods, responsible party
contact information, and dates (minimum two times per year, by June 1 and September 30).

23. Final construction plans shall clearly depict the location and dimensions of the sensitive
area and the Vegetated Corridor (indicating good, marginal, or degraded condition).
Sensitive area boundaries shall be marked in the field.

24. Protection of the Vegetated Corridors and associated sensitive areas shall be provided by the
installation of permanent fencing and signage between the development and the outer limits of
the Vegetated Corridors. Fencing and signage details to be included on final construction
plans.

This Service Provider Letter is not valid unless CWS-approved site plan is attached.

Please call (503) 681-3653 with any questions.
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Lindsey Obermiller
Environmental Plan Review

Attachments ( 1)
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, Environmental Science & Assessment, LLC

TECHNICAL MEMORANDUM

DATE: April 9, 2020

TO: Lindsey Obermiller - CWS SPL Review

FROM: Jack Dalton and Kim Reavis

RE: Riverside at Cedar Creek Subdivision (CWS File No. 20-000663

This memo provides a response to the email dated March 24, 2020. This memo
supplements the site assessment for the proposed Riverside at Cedar Creek on
residential project that involves a 28-lot residential subdivision with road access from
“Middlebrook” subdivision on the west side including SW Wapato Lake Drive extension
in the middle of site and extension of SW Trillium Lane in the north end (Figure 4).

The proposed mitigation for the CWS VC impacts associated with SW Brookman Right-
of-Way dedication have been updated and are detailed in next section.

Wetland Impacts

No wetland impacts will result from the subdivision development as discussed in the
Site Assessment report. The future Brookman Road improvement will impact wetland
and waterway along Cedar Creek and these impacts will be evaluated and mitigated by
the City of Sherwood and Washington County as part of the overall future SW
Brookman Road ROW improvements. (Figure 4). The proposed subdivision project
avoids all impacts to the Cedar Creek wetlands and floodplain in the middle of the site,
north of Brookman Road.

CWS TIER 2 ALTERNATIVES ANALYSIS
Subdivision VC Impacts

As part of the planned subdivision, road right-of-way dedication of SW Brookman Road
is being required by the City of Sherwood. This dedication moves the southern parcel
boundary north 33 feet to accommodate future road improvements and expansion. City
of Sherwood has allowed the developer, in this case, to defer improvements and
mitigation for encroachment into wetland and waters within the Cedar Creek floodplain,
however, CWS is requiring that any potential impacts to the VC due to the road
dedication need to be accounted for at this time.

VC permanent impacts due to the road ROW dedication totals 12,680 square feet.
Additional VC impacts are for the community trail that will extend across the site south

107 SE Washington Street, Ste. 249 Portland, OR. 97214 O 503.478.0424 www.esapdx.com
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of the subdivision and parallels the VC boundary. To accommodate for the drop in
slope between the site development and the open space area a wall will be erected
along much of the trail along the south side. VC permanent impacts due to the
trail/wall totals 2,554 square feet.

The final VC area is 141,230 square feet, this includes the mitigation area (18,453
SF), outfall impacts and some trail impacts that will remain within the VC (1,466 SF),
VC temporary impacts (2,740 SF) and good condition VC enhancement (118,571 SF)
(Figure 4).

Tier 2 Impact — SW Brookman Road

The preferred site plan will result in CWS VC encroachment within the existing VC
within the SW Brookman Road ROW dedication within the Cedar Creek floodplain
totaling 12,680 square-foot that are greater than 30% of depth and 40% of length of
the VC. In addition, all VC impacts related to the proposed development will impact
Good condition VC (Figure 4). These impacts require a Tier 2 Alternatives Analysis
under district standards (CWS 3.07.4).

Alternatives

Two alternatives considered. The Brookman Road ROW dedication is required for
the Riverside at Brookman Road project, so the alternatives are either to complete
the proposed project with the ROW dedication or a No Build Alternative.

Preferred Alternative

The proposed project includes a discussion of how the project meets Section 3.07.C
of the CWS standards is provided in next section.

Section 3.07.4.C Criteria

1. Mitigation is provided in accordance with Section 3.08. The proposed site plan
will impact CWS VC with both roadway and trail development. The non-
exempt VC impacts totaling 15,234 square feet will be mitigated on site within
the large open space tract, primarily west of the stream between the
development and the VC. The mitigation is provided on-site, totaling 18,453
square feet.

2. Replacement mitigation protects Vegetated Corridor function and values.
The location of the VC mitigation results in a contiguous forested area that
parallels the trail easement and extends southeast to Cedar Creek, rather than
leaving large gaps between the VC boundary and the trail that would otherwise
not be part of the VC. In some areas the VC width has been widened along
the Sensitive Areas, and established forested habitat is being preserved.

Environmental Science and Assessment, LLC (Project # 19029)
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3. Enhancement of replacement area to Good Condition. The mitigation areas
are in good condition and will be preserved and will not need additional
plantings, however enhancement does include invasive species removal and
planting of the cleared areas greater than 25 square feet. The four trees
proposed for removal within the VC will be replaced with 8 additional trees as
part of the VC Mitigation plan. Any areas with temporary VC impacts will be
replanted to meet Good condition corridor.

4. District Stormwater Connection Permit is likely to be issued based on
proposed plans. The project engineer has submitted a preliminary storm
drainage report with the land use application to City of Sherwood. Upon
acceptance of the Tier 2, construction plans with the proposed storm water
treatment plan will be submitted with the goal to achieve a Stormwater
Connection Permit.

5. Location of development and site planning minimizes incursion into the
Vegetated Corridor. The development of the subdivision (lots, interior streets,
WQ Facility) are all located outside of the VC boundary. The primary reason
for the VC impact is due to a wall that needs to be built along the south side of
the trail due to the sloped nature of the site. The wall has been proposed to
eliminate grading into the VC and impact is less than 5 feet wide into the Good
condition corridor, and only results in the elimination of one tree. The
remaining three trees to be removed within the VC under the recommendation
of the project arborist, two are deemed decrepit and one is an invasive
species. The existing driveway that currently crosses through CWS VC on the
west side will be repurposed for the community trail, which also minimizes
impacts.

SW Brookman Road is currently developed as a 20-foot wide main arterial for
the local area. As this rural area continues to develop into a more urban
populated community the road will need to be expanded to meet safe street
standards and accommodate traffic movement. There is no alternative to the
Brookman Road ROW dedication or subdivision development that reduces
incursion into the VC.

6. No practicable alternative to location of the development exists that will not
disturb the Sensitive Area or Vegetated Corridor. There is no practicable
alternative to the expansion of SW Brookman Road. This east/west arterial
connects to 99W to the west for all of the developing neighborhoods in the
area. Any proposed east/west arterial that functions in this capacity, in this
area, will require crossing of Sensitive Areas and therefore will disturb
Sensitive Areas or Vegetated Corridor.

7. Proposed encroachment provides public benefits. The site plan provides a
18,453 square foot mitigation area within an approximately 4-acre open space
area between the proposed subdivision and the existing SW Brookwood Road.
The large contiguous open space area will provide water quality public benefit
to serve the surrounding Cedar Creek and downstream Tualatin River

Environmental Science and Assessment, LLC (Project # 19029)
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watershed by preserving the hydrologic functions of the Cedar Creek, the
associated wetlands and floodplain in the large open space.

Existing encroachment currently exists at the SW Brookwood Road crossing of
Cedar Creek and the 2-lane road is narrow, without shoulders or sidewalks
and sight lines are limited. The future expansion of this road will increase
safety for pedestrians and vehicles along this busy arterial as the population
increases. The trail will connect with other regional trails providing safe
outdoor recreation opportunities and provide safe commuting options for non-
motorized travel.

Attachments:

Figure 4 Site Plan
Arborists Report
Tree Removal Plan

Environmental Science and Assessment, LLC (Project # 19029)
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GENERAL TREE NOTES
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STABILITY OF EITHER TREE, THE DEVELOPER MAY PROCEED WITH REMOVAL OF THE TREES WITHOUT DELAY AND THE ARBORIST SHALL
SUBMIT DOCUMENTATION TO THE CITY REGARDING THE NECESSITY OF REMOVAL.

@ 2. CREATE SNAG OUT OF EXISTING TREE. REFER TO TREE PROTECTION SPECIFICATION #9.
3. OBTAIN ADJACENT OWNER'S PERMISSION PRIOR TO REMOVING BOUNDARY AND OFF-SITE TREES #14124 AND #14125.

TREE PROTECTION SPECIFICATIONS

N 1. PRE-CONSTRUCTION CONFERENCE. THE DEVELOPER SHALL ARRANGE AN ON-SITE MEETING WITH THE PROJECT ARBORIST IN ORDER TO
AN REVIEW THE TREE PRESERVATION AND REMOVAL PLAN AND DISCUSS METHODS OF TREE REMOVAL AND TREE PROTECTION PRIOR TO ANY
N CONSTRUCTION.

AN 2. TREE PROTECTION ZONE. THE TREE PROTECTION ZONE (TPZ) IS DEFINED AS THE DRIPLINE OF PROTECTED TREES REGARDLESS OF THE
Y 9! 7 ; ! ¥ Y, LOCATION OF PROTECTION FENCING; TPZS ARE DEPICTED ON THE TREE PRESERVATION AND REMOVAL PLAN. ANY WORK THAT IS
/ ) 7 L \/ - PERFORMED BENEATH THE DRIPLINE OF A PROTECTED TREE SHALL BE MONITORED AND DOCUMENTED BY THE PROJECT ARBORIST. AREAS
% 0 // 7 -/, '6(6;4 / _ [/ \ v ’ ¢ a OF TPZ ENCROACHMENT REQUIRING THE DEVELOPER TO COORDINATE WITH THE PROJECT ARBORIST ARE SHADED ON THE TREE

©

PRESERVATION AND REMOVAL PLAN.

| 3. PROTECTION FENCING. TREES TO BE PRESERVED SHALL BE PROTECTED BY INSTALLATION OF TREE PROTECTION FENCING AS DEPICTED ON
THE TREE PRESERVATION AND REMOVAL SITE PLAN TO PREVENT INJURY TO TREE TRUNKS OR ROOTS, OR SOIL COMPACTION. PROTECTION

I FENCING SHALL BE CHAIN LINK OR GALVANIZED STEEL ON METAL STAKES, INSTALLED PRIOR TO ANY GROUND DISTURBING ACTIVITY AND

’ MAINTAINED IN GOOD REPAIR THROUGHOUT CONSTRUCTION. THE PROTECTION FENCING SHALL NOT BE MOVED, REMOVED OR ENTERED

I

|

BY EQUIPMENT WITHOUT PRIOR APPROVAL OF THE PROJECT ARBORIST; ADJUSTMENTS TO THE LOCATION OF PROTECTION FENCING
SHALL BE DOCUMENTED BY THE PROJECT ARBORIST. TREES LOCATED MORE THAN 30-FEET FROM CONSTRUCTION ACTIVITY SHOULD NOT
REQUIRE FENCING.

4. PROHIBITIONS. NO SOIL COMPACTION, MATERIALS OR SPOILS STORAGE SHALL BE ALLOWED WITHIN THE TPZ. WITHOUT AUTHORIZATION
FROM THE PROJECT ARBORIST, NONE OF THE FOLLOWING SHALL OCCUR BENEATH THE DRIPLINE OF ANY PROTECTED TREE:

a. GRADE CHANGE OR CUT AND FILL;
\\ b. NEW IMPERVIOUS SURFACES;
WETLAND B%UNDA Y c. UTILITY OR DRAINAGE FIELD PLACEMENT; OR
/ d. VEHICLE MANEUVERING.

ROOT PROTECTION ZONES MAY BE ENTERED FOR TASKS LIKE SURVEYING, MEASURING, AND, SAMPLING. FENCES MUST BE CLOSED UPON
COMPLETION OF THESE TASKS. CONSTRUCTION THAT IS NECESSARY BENEATH PROTECTED TREE DRIPLINES SHALL BE PERFORMED UNDER
>/ /,/ ARBORIST SUPERVISION.

1 /\ — /

| Py
6316 \ / /&/ ~ = N 5. EROSION CONTROL. SILT FENCING REQUIRED TO BE INSTALLED WITHIN TPZS SHALL NOT BE TRENCHED IN PER MANUFACTURER
- \ / / SPECIFICATIONS TO AVOID ROOT DAMAGE. INSTEAD, ROLL THE BASE OF THE SILT FENCE AROUND A STRAW WATTLE AND STAKE THE

/
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PRELIMINARY TREE PRESERVATION

AND REMOVAL PLAN

RIVERSIDE AT CEDAR CREEK
CITY OF SHERWOOD, OREGON

WATTLE SECURELY INTO THE GROUND OR USE COMPOST SOCKS OR OTHER TECHNIQUES THAT AVOID TREE ROOT IMPACTS.

6. TREE REMOVAL. TREES TO BE REMOVED SHALL BE CLEARLY IDENTIFIED WITH TREE-MARKING PAINT OR OTHER METHODS APPROVED IN
ADVANCED BY THE PROJECT ARBORIST. TREE REMOVAL SHALL BE PERFORMED BY A QUALIFIED TREE SERVICE. DIRECTIONALLY FELL OR
SURGICALLY REMOVE TREES TO AVOID CONTACT OR OTHERWISE PREVENT DAMAGE TO THE TRUNKS AND BRANCHES OF TREES TO BE
PRESERVED. NO VEHICLES OR HEAVY EQUIPMENT SHALL BE PERMITTED WITHIN TPZS DURING TREE REMOVAL OPERATIONS.

7. SNAG CREATION. TREES #6192 AND #31606 LOCATED WITHIN THE VEGETATED CORRIDOR BUT NEAR PROPOSED CONSTRUCTION SHALL BE
RETAINED AS WILDLIFE SNAGS RATHER THAN REMOVED TO GROUND LEVEL. SNAG CREATION SHALL BE PERFORMED BY A QUALIFIED TREE
SERVICE AND WORK SHOULD BE COMPLETED BY HAND WITHOUT THE USE OF HEAVY EQUIPMENT IN THE TPZ. DELIMB THESE TREES AND
REDUCE TRUNKS HEIGHTS TO LESS THAN 1.5-TIMES THE DISTANCE TO HIGH VALUE TARGETS TO MINIMIZE RISK.

8. STUMP REMOVAL. STUMPS OF TREES PLANNED FOR REMOVAL THAT ARE LOCATED BENEATH THE DRIPLINE OF PROTECTED TREES SHALL
REMAIN IN THE GROUND WHERE FEASIBLE. OTHERWISE, STUMPS MAY BE REMOVED BY STUMP GRINDING TO JUST BELOW THE GROUND
SURFACE OR EXTRACTED FROM THE GROUND UNDER PROJECT ARBORIST SUPERVISION.

9. PRUNING. TREES TO BE PRESERVED MAY REQUIRE MINOR PRUNING FOR OVERHEAD CLEARANCE AND TO REMOVE DEAD AND DEFECTIVE
BRANCHES FOR SAFETY. THE PROJECT ARBORIST CAN HELP IDENTIFY WHETHER PRUNING IS NECESSARY ONCE TREES PLANNED FOR
REMOVAL HAVE BEEN REMOVED AND THE SITE IS STAKED AND PREPARED FOR CONSTRUCTION. TREE REMOVAL AND PRUNING SHALL BE
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LANDSCAPING IS DESIRED, APPLY APPROXIMATELY 3-INCHES OF MULCH BENEATH THE DRIPLINE OF PROTECTED TREES, BUT NOT DIRECTLY
- AGAINST TREE TRUNKS. SHRUBS AND GROUND COVER PLANTS MAY BE PLANTED WITHIN TPZS. IF IRRIGATION IS USED, USE DRIP
IRRIGATION ONLY BENEATH THE DRIPLINES OF PROTECTED TREES; INSTALL DRIP IRRIGATION LINES ON THE GROUND SURFACE AND COVER
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13. QUALITY ASSURANCE. THE PROJECT ARBORIST WILL BE AVAILABLE ON-CALL DURING CONSTRUCTION TO SUPERVISE PROPER EXECUTION
OF THIS PLAN; IT IS THE DEVELOPER'S RESPONSIBILITY TO COORDINATE WITH THE PROJECT ARBORIST IN A TIMELY MANNER AS NEEDED.

14. FINAL REPORT. AFTER THE PROJECT HAS BEEN COMPLETED, THE PROJECT ARBORIST SHOULD PROVIDE A FINAL REPORT THAT DESCRIBES
THE MEASURES NEEDED TO MAINTAIN AND PROTECT THE REMAINING TREES.
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Arborist Report
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MHA19064
Purpose
This arborist report describes the tree preservation and removal plan for the Riverside at Cedar Creek
subdivision project in Sherwood, Oregon, pursuant to Sherwood Code Section 16.142.070. This report
describes the existing trees located on the project site, provides recommendations for tree protection
and removal, and explains how the City’s tree canopy requirements are satisfied. This report is based on
observations made by International Society of Arboriculture (ISA) Board Certified Master Arborist and
Qualified Tree Risk Assessor Morgan Holen (PN-6145B) during site visits conducted on January 20 and
March 5, 2020, and subsequent site plan coordination with Riverside Homes and Pioneer Design Group.

Scope of Work and Limitations

Morgan Holen & Associates was contracted by Riverside Homes to collect tree inventory data for
existing individual trees and develop an arborist report to address the tree preservation standards
contained in Sherwood Code Section 16.142.070, Trees on Property Subject to Certain Land Use
Applications.

Visual Tree Assessment (VTA) was performed on 351 individual trees surveyed across the site. VTA is the
standard process whereby the inspector visually assesses the tree from a distance and up close, looking
for defect symptoms and evaluating overall condition and vitality of individual trees. The individual
surveyed trees were evaluated in terms of species, diameter, crown radius, general condition and
potential construction impacts.

Beyond the individual tree survey and within the mapped vegetated corridor where no development is
proposed, existing trees were not surveyed. This area does not meet the City’s definition of woodland
because there are fewer than 50 trees per 20,000 square feet. Regardless, the area is unaffected by the
proposed development and City staff said it could be described more generally without individual tree
data. Therefore, we walked the entire area tallying trees by species and diameter and noting general
conditions. A summary of trees in the unaffected area of the vegetated corridor is enclosed and no
canopy credit is accounted for since these trees are located beyond the net development site.

Following the tree inventory fieldwork, we coordinated with the design team to develop the tree
preservation and removal plan and discuss tree canopy requirements.

The client may choose to accept or disregard the recommendations contained herein, or seek additional
advice. Neither this author nor Morgan Holen & Associates, LLC, have assumed any responsibility for
liability associated with the trees on or adjacent to this site.

General Description

The Cedar Creek subdivision project is located at 17433 SW Brookman Road in Sherwood, Oregon. Much
of the site is heavily treed and in a relatively natural and unmanaged stand grown condition, with some
planted landscape trees near the existing home. Cedar Creek runs through the southeast quadrant of
the site and a vegetated corridor covers most of the south quadrant.
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The existing site includes one home and two barns, which are planned for demolition. The project
proposes to create 28 single family residential lots, a new street to access the subdivision from the north,
two open space tracts, a storm water tract and a community trail. The total net development site, as
calculated by Pioneer Design Group, is 176,001 square feet in size. This does not include the SW

Brookman Road right of way or environmentally constrained areas including the 100-year flood plain or

vegetated corridor. The proposed trail running along the north boundary of the vegetated corridor
requires grading and retaining wall construction that will impact a few trees along the boundary as
described herein, otherwise trees within environmentally constrained areas are unaffected by the
proposed development but do not provide canopy credit.

Tree Inventory

In all, 351 existing trees were surveyed and inventoried, including 21 different species. Table 1 provides

a summary of the quantity of inventoried trees by species and general location, either: On-site (not
within environmentally constrained areas or rights-of-way); Boundary (limited to tree #14125 on the
northern boundary); Off-Site (limited to tree #14124 near the northern boundary); ROW (for trees
located in the SW Brookman Road right-of-way); and Env (for trees located within environmentally

constrained areas including the 100-year flood plain or vegetated corridor). A complete description of

individual trees is provided in the enclosed tree data (attachment A).

Table 1. Count of Trees by Species and General Location — Cedar Creek Subdivision, Sherwood, OR.

Common Name Species Name On-Site | Boundary | Off-Site | ROW | Env Total Percent*
apple Malus spp. 2 0 2 1%
bigleaf maple Acer macrophyllum 5 0 5 1%
black hawthorn Crataegus douglasii 4 0 4 1%
Cherry Prunus spp. 12 0 12 3%
deciduous Unknown 1 0 1 0.3%
dogwood Cornus spp. 1 0 1 0.3%
Douglas-fir Pseudotsuga menziesii 118 1 1 26 38 184 52%
English hawthorn” | Crataegus monogyna 8 2 8 18 5%
English holly”? llex aquifolium 1 1 2 1%
grand fir Abies grandis 1 0 1 0.3%
Lombardy poplar Populus nigra 2 2 1%
London plane Platanus x acerifolia 2 0 2 1%
Oregon ash Fraxinus latifolia 14 27 32 73 21%
pacific yew Taxus brevifolia 1 1 0.3%
paper birch Betula papyrifera 1 0 1 0.3%
plum Prunus spp. 2 0 2 1%
red alder Alnus rubra 6 6 2%
scots pine Pinus sylvestris 0 1 0.3%
Scouler’s willow Salix scouleriana 1 1 1 3 1%
sweet cherry” Prunus avium 10 7 8 25 7%
western redcedar | Thuja plicata 2 3 5 1%
Total 182 1 1 67 | 100 351
Percent* 52% 0.3% 0.3% 19% | 28% 100%

Adentifies species widely accepted as being invasive in our region.

*Percent total may not sum to 100% due to rounding.
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An additional 127 trees were accounted for beyond the individual tree survey and within the mapped
vegetated corridor where no development is proposed. Attachment B provides a summary of the
additional tree data collected for the unaffected vegetated corridor area, which encompasses
approximately 4-acres including Cedar Creek. Most of these additional trees are mature Oregon ashes
(Fraxinus latifolia) in fair to poor condition with dead and broken branches and trunk and crown decay.
Although they are not in the best condition, these trees are suitable for preservation in the natural area
considering that there is low target potential for risk to people or property, and they provide good
wildlife habitat and stream shading.

Tree Plan Recommendations
Table 2 provides a summary of proposed treatments by general location as illustrated on the tree

preservation and removal plan prepared by Pioneer Design Group.

Table 2. Count of Trees by Treatment and General Location — Cedar Creek Subdivision, Sherwood, OR.

Treatment On-Site | Boundary | Off-Site | ROW | Env Total Percent*
Unaffected 4 61 48 113 33%
Retain 9 4 45 58 17%
Likely to Retain 1 1 2 <1%
Create Snag 2 2 <1%
Remove 168 1 1 2 4 176 50%
Total 182 1 1 67 | 100 351 100%

*Percent total may not sum to 100% due to rounding.

Of the 351 inventoried trees, 113 (33%) are unaffected by the proposed development including four on-
site trees in and adjacent to proposed tract G, 61 trees located along the SW Brookman Road right of
way and 48 trees within environmental constrained areas. This is in addition to the 127 non-surveyed
trees accounted for in attachment B. Tree protection measures are not needed for trees classified as
unaffected because no work is proposed nearby.

Another 58 trees (17%) are planned for retention with tree protection measures during construction
including nine on-site trees (two in open space tract A, one in open space tract B, three near the
western boundary adjacent to the proposed trail, and three south of the proposed trail just beyond the
100-year flood plain and vegetated corridor boundaries), four trees in the right of way near the
southwest corner of the site near proposed trail construction and grading, and 45 trees within
environmentally constrained areas adjacent to proposed retaining wall, trail and stormwater outfall
construction.

Sherwood Code Section 16.142.040.G provides tree protection requirements, mainly that trees to be
retained are protected with temporary fencing at the dripline or as recommended by a Certified Arborist.
The code does require that work within the dripline be supervised by a qualified professional on-site
during construction. The tree preservation and removal plan prepared by Pioneer Design Group in
coordination with us illustrates which trees are planned for removal and which trees will be protected,
specifying tree protection measures and where on-site supervision by the project arborist is required.
Tree protection specifications corresponding with the tree plan are also provided in this report.
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Two trees are classified as likely to retain, including tree #31605, a 36-inch diameter Douglas-fir
(Pseudotsuga menziesii) located on-site, and tree #31295, a 9-inch diameter western redcedar (Thuja
plicata) located in the vegetated corridor. Both trees are in good condition and generally suitable for
preservation. However, the proposed trail and associated retaining wall construction encroaches within
the dripline area. The tree plan already specifies that work beneath the dripline of any protected tree be
performed under arborist supervision. Unlike other trees planned for retention, the potential impacts at
these two trees are greater. The objective of classifying these trees as likely to retain is to provide
protection for them, but to allow for their removal without delay if and when the project arborist
determines that the extent of actual and unavoidable impacts will result in detrimental harm to the
health or stability of one or both trees. At that point, the arborist would document the conditions that
led to a removal recommendation and submit that documentation to the Owner for submittal to the
City, while contractors are able to proceed with removal without delay. We hope that the City of
Sherwood will accept this approach in an effort to retain these trees along the proposed trail.

Two potentially hazardous trees located within the vegetated corridor, including tree #6192, a 19-inch
diameter Oregon ash in poor condition with an old codominant stem failure, trunk decay and poor
crown structure, and tree #31616, a 25-inch diameter Douglas-fir in fair condition but with an old
broken top and multiple leaders, are both classified as create snag. This means that rather than
removing the whole tree, each tree would be delimbed and reduced in height to non-hazardous lengths
based on proximity to the adjacent trail and left as standing dead trees for wildlife habitat.

The tree preservation and removal plan identifies trees with these special classifications and includes
notes defining how likely to retain trees shall be protected and specifications for snag creation.

The other 176 trees (50%) are planned for removal for the purposes of site development. Sherwood
Code Section 16.142.070.D stipulates that trees may be considered for removal to accommodate
development including buildings, parking, walkways, grading, etc., provided that tree canopy
requirements are satisfied. Reasons for the proposed removal are summarized below by general
location:

e 168 on-site trees are planned for removal, including 73 trees within proposed building lots, 51
trees within the proposed new street and sidewalks, 15 trees within the proposed water quality
facility, 27 trees within the proposed trail alignment or along the associated retaining wall, and
two trees in proposed open space areas that are not suitable for preservation because of poor
condition or structure (#6687 and #7240).

e One tree on the northern boundary (#14125) and one tree located just off-site near the
northern boundary (#14124) are planned for removal for proposed sidewalk construction. Prior
written consent of the adjacent property owner is typically required for boundary or off-site tree
removal.

e Two trees are planned for removal from the right of way in the southwest corner of the site for
proposed grading and trail construction (#6687 and #7240).

e Four trees are planned for removal from the vegetated corridor including two decrepit
Lombardy poplars (Populus nigra) (#6146 and #30210) and one invasive English hawthorn
(Crataegus monogyna) (#6140) located in a group near the western property boundary just west
of the proposed trail and one Douglas-fir (#6681) along the proposed retaining wall alignment
south of the proposed trail.
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We did coordinate with Pioneer Design Group to recommend adjustments specifically to the proposed
trail alignment and retaining wall construction as feasible, which resulted in far fewer tree impacts and
better tree protection. The proposed removals are necessary to accommodate the development and
tree canopy requirements are satisfied as discussed in the next section of this report.

Required Tree Canopy

Sherwood Code Section 16.142.040.D(2) requires that the net development site of a residential
development achieve a minimum 40-percent tree canopy. This requirement can be achieved by
retaining existing trees or planting new trees. Existing trees provide double canopy credit based on
existing canopy spreads. Canopy credit for trees proposed to be planted is based on the expected
mature canopy of each species and is counted for each tree regardless of an overlap of multiple tree
canopies. The total size of the net development area is 176,001 square feet. Therefore, 70,400 square
feet of tree canopy is required (176,001 / 0.40 = 70,400).

Pioneer Design Group plotted the driplines of the 13 existing on-site trees planned for retention on the
Tree Preservation and Removal Plan based on crown radius data we provided in the inventory. This
canopy area was delineated with a unique hatching for on-site trees planned for preservation. The total
canopy area for retaining existing trees is 9,906 square feet, which equates to 19,812 square feet of
canopy credit (9,906 x 2 = 19,812). Note that the one on-site tree classified as likely to retain was not
included in the existing tree canopy credit just in case it is removed during construction.

A minimum of 50,588 square feet of tree canopy is needed by planting new trees (70,400 - 19,812 =
50,588). A Registered Landscape Architect with Pioneer Design Group developed the proposed planting
plan. Sheet L2 provides the canopy credit calculation for 48 proposed street trees, which totals 62,409
square feet.

Therefore, the minimum required tree canopy is satisfied (19,812 retained + 62,409 planted = 82,221 /
176,001 = 47%). In addition, numerous other trees are proposed for planting in open space tracts and
the storm water facility.

Tree Protection Standards

The trees planned for retention will need special consideration to assure their protection during
construction. We recommend a preconstruction meeting with the owner, contractors, and project
arborist to review tree protection measures and address questions or concerns on site. Tree protection
measures include:

1. Preconstruction Conference. The developer shall arrange an on-site meeting with the project
arborist in order to review the Tree Preservation and Removal Plan and discuss methods of tree
removal and tree protection prior to any construction.

2. Tree Protection Zone. The Tree Protection Zone (TPZ) is defined as the dripline of protected
trees regardless of the location of protection fencing; TPZs are depicted on the Tree
Preservation and Removal Plan. Any work that is performed beneath the dripline of a protected
tree shall be monitored and documented by the project arborist. Areas of TPZ encroachment
requiring the developer to coordinate with the project arborist are shaded on the Tree
Preservation and Removal Plan.
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Protection Fencing. Trees to be preserved shall be protected by installation of tree protection
fencing as depicted on the Tree Preservation and Removal Site Plan to prevent injury to tree
trunks or roots, or soil compaction. Protection fencing shall be chain link or galvanized steel on
metal stakes, installed prior to any ground disturbing activity and maintained in good repair
throughout construction. The protection fencing shall not be moved, removed or entered by
equipment without prior approval of the project arborist; adjustments to the location of
protection fencing shall be documented by the project arborist. Trees located more than 30-feet
from construction activity should not require fencing.

Prohibitions. No soil compaction, materials or spoils storage shall be allowed within the TPZ.
Without authorization from the project arborist, none of the following shall occur beneath the
dripline of any protected tree:

a. Grade change or cut and fill;

b. New impervious surfaces;

c. Utility or drainage field placement; or

d. Vehicle maneuvering.
Root protection zones may be entered for tasks like surveying, measuring, and, sampling. Fences
must be closed upon completion of these tasks. Construction that is necessary beneath
protected tree driplines shall be performed under arborist supervision.

Erosion Control. Silt fencing required to be installed within TPZs shall not be trenched in per
manufacturer specifications to avoid root damage. Instead, roll the base of the silt fence around
a straw wattle and stake the wattle securely into the ground or use compost socks or other
techniques that avoid tree root impacts.

Tree Removal. Trees to be removed shall be clearly identified with tree-marking paint or other
methods approved in advanced by the project arborist. Tree removal shall be performed by a
Qualified Tree Service. Directionally fell or surgically remove trees to avoid contact or otherwise
prevent damage to the trunks and branches of trees to be preserved. No vehicles or heavy
equipment shall be permitted within TPZs during tree removal operations.

Snag Creation. Trees #6192 and #31606 located within the Vegetated Corridor but near
proposed construction shall be retained as wildlife snags rather than removed to ground level.
Snag creation shall be performed by a Qualified Tree Service and work should be completed by
hand without the use of heavy equipment in the TPZ. Delimb these trees and reduce trunks
heights to less than 1.5-times the distance to high value targets to minimize risk.

Stump Removal. Stumps of trees planned for removal that are located beneath the dripline of
protected trees shall remain in the ground where feasible. Otherwise, stumps may be removed
by stump grinding to just below the ground surface or extracted from the ground under project
arborist supervision.

Pruning. Trees to be preserved may require minor pruning for overhead clearance and to
remove dead and defective branches for safety. The project arborist can help identify whether
pruning is necessary once trees planned for removal have been removed and the site is staked
and prepared for construction. Tree removal and pruning shall be performed by a Qualified Tree
Service.
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10. Excavation Beneath Protected Tree Driplines. Excavation beneath protected tree driplines shall
be avoided if alternatives are available. If excavation is unavoidable, the developer shall
coordinate with the project arborist to evaluate the proposed excavation to determine methods
to minimize impacts to trees. This can include tunneling, hand digging, using a modified profile
or other approaches.

11. Root Pruning. Roots smaller than 2-inches in diameter may be pruned clean to sound wood
using a sharp saw as digging progresses to avoid pulling and tearing roots. Excavation
immediately adjacent to roots larger than 2-inches in diameter within the TPZ shall be by hand
or other non-invasive techniques to ensure that roots are not damaged. The project arborist or
shall assess and document roots 2-inches and larger in diameter prior to impacts. Where
feasible, these shall be protected by tunneling or other means to avoid destruction or damage.
Exceptions can be made if, in the opinion of the project, unacceptable damage will not occur to
the tree.

12. Landscaping. Following construction and prior to landscaping, the protection fencing may be
removed. Where landscaping is desired, apply approximately 3-inches of mulch beneath the
dripline of protected trees, but not directly against tree trunks. Shrubs and ground cover plants
may be planted within TPZs. If irrigation is used, use drip irrigation only beneath the driplines of
protected trees; install drip irrigation lines on the ground surface and cover with mulch (no
trenching to install irrigation lines beneath protected tree driplines).

13. Quality Assurance. The project arborist will be available on-call during construction to supervise
proper execution of this plan; it is the developer’s responsibility to coordinate with the project
arborist in a timely manner as needed.

14. Final Report. After the project has been completed, the project arborist should provide a final
report that describes the measures needed to maintain and protect the remaining trees.

Please contact us if you have questions or need any additional information. Thank you for choosing
Morgan Holen & Associates to provide consulting arborist services for the Riverside at Cedar Creek
subdivision project.

Thank you,
Morgan Holen & Associates, LLC

Morgaz E. Holen, Member

ISA Board Certified Master Arborist, PN-6145B
ISA Tree Risk Assessment Qualified
Forest Biologist

Enclosures: Attachment A: Tree Inventory
Attachment B: Additional Data for Unaffected Vegetated Corridor
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Page 1 of 20
No. | Location® Type| Common Name Species Name DBH?> | C-Rad®|Cond* Comments Treatment® | Reason®
6045 On-Site| Con|Douglas-fir Pseudotsuga menziesii 16 14] F Remove Trail
Codominant stems, basal
6059 ROW| Con|Douglas-fir Pseudotsuga menziesii 26,38 26|/ G |wound Remove Grading
6068 ROW| Con|Douglas-fir Pseudotsuga menziesii 53 34| E Remove Trail
Codominant stems, some
6072 ROW| Con|Douglas-fir Pseudotsuga menziesii 61 34] G [included bark Retain N/A
6074 ROW| Con|Douglas-fir Pseudotsuga menziesii 30 26| G |Lower trunk swelling Retain N/A
6075 ROW| Dec|sweet cherry Prunus avium 7 11 F |Nuisance species Unaffected [N/A
6076 On-Site| Dec|sweet cherry Prunus avium 6 11 F  [Nuisance species Retain N/A
6077 VC| Con|Douglas-fir Pseudotsuga menziesii 10 8| F Unaffected [N/A
6078 VC| Dec|sweet cherry Prunus avium 7 11| F |Nuisance species Unaffected [N/A
Dominant crown class, some
6083 VC| Con|Douglas-fir Pseudotsuga menziesii 37 18] G |ivy Unaffected [N/A
Codominant crown class,
6084 VC| Con|Douglas-fir Pseudotsuga menziesii 22 14| F |major asymmetry, someivy |Unaffected |N/A
6085 VC| Dec|red alder Alnus rubra 12 10| F |Poor structure, ivy Unaffected |N/A
6086 VC| Con|Douglas-fir Pseudotsuga menziesii 6 6] P [Suppressed Unaffected [N/A
Poor structure, dead and
9,15, broken branches, crown
6103 ROW| Dec|Oregon ash Fraxinus latifolia 17,24 24 F |decay Unaffected [N/A
Advanced trunk decay,
6104 VC| Dec|Oregon ash Fraxinus latifolia 23 16| P |previous failures Unaffected [N/A
6105 VC| Con|Douglas-fir Pseudotsuga menziesii 37 18] G |P. pini conks Unaffected [N/A
6107 VC| Con|Douglas-fir Pseudotsuga menziesii 21 13| G |Codominant crown class Unaffected [N/A
Some history of branch
6110 ROW| Con|Douglas-fir Pseudotsuga menziesii 47 31 G |failure Unaffected [N/A
Poor structure, old broken
6111 ROW| Con|Douglas-fir Pseudotsuga menziesii 20 24| F |top Retain N/A

Morgan Holen & Associates, LLC
Consulting Arborists and Urban Forest Management

3 Monroe Parkway, Suite P220, Lake Oswego, OR 97035

morgan@mbholen.com | 971.409.9354
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No. | Location® Type| Common Name Species Name DBH?> | C-Rad®|Cond* Comments Treatment® | Reason®
Nuisance species, trunk

6113 ROW| Dec|sweet cherry Prunus avium 15 20 P [damage Retain N/A

6139 VC| Dec|red alder Alnus rubra 8,9 15 F Retain N/A
Nuisance species, very poor

6140 VC| Dec|English hawthorn |Crataegus monogyna 10 10{ P |structure Remove Condition
Progressive decline, severe
crown decay, very poor
structure, inherent species

6146 VC| Dec|Lombardy poplar |Populus nigra 41 8| P [|limitations Remove Condition
Codominant leaders with

6163 On-Site| Con|Douglas-fir Pseudotsuga menziesii 43 24| G |some included bark Remove Trail
Self-correcting lean on steep

6173 VC| Con|Douglas-fir Pseudotsuga menziesii 34 26 G |bank Retain N/A

6177 VC| Con|Douglas-fir Pseudotsuga menziesii 40 28| G |Spur leader Retain N/A
Old codominant stem failure,
trunk decay, poor crown

6192 VC| Dec|Oregon ash Fraxinus latifolia 19 17 P |structure Create Snag |Condition

6195 VC| Dec|Oregon ash Fraxinus latifolia 10 10| F Unaffected [N/A

6205 VC| Dec|red alder Alnus rubra 18 12| P |Broken top Unaffected [N/A

6214 VC| Dec|Oregon ash Fraxinus latifolia 15 0f D [Wind snapped Retain N/A

6218 On-Site| Con|Douglas-fir Pseudotsuga menziesii 9 9| F |One-sided crown Remove WQ Facility
Codominant leaders with

6219 On-Site| Dec|cherry Prunus spp. 16 16 F |included bark Remove Street
Codominant stems with

6220 On-Site| Dec|cherry Prunus spp. 8,10 14 F |included bark Remove Sidewalk
One-sided crown, cable

6272 On-Site| Dec|London plane Platanus x acerifolia 18 20| G |compartmentalized in trunk |Remove Lot 16

6273 On-Site| Dec|bigleaf maple Acer macrophyllum 33 25| G [|Multiple stems Remove Lot 15
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No. | Location® Type| Common Name Species Name DBH?> | C-Rad®|Cond* Comments Treatment® | Reason®
6274 On-Site| Dec|London plane Platanus x acerifolia 15 20 G [Codominant leaders Remove Lot 15
6277 On-Site| Dec|cherry Prunus spp. 13 16 F |Moderate structure Remove Lot 14
6278 On-Site| Dec|cherry Prunus spp. 9 13| F |Moderate structure Remove Lot 14
6279 On-Site| Dec|cherry Prunus spp. 14 16 F |Moderate structure Remove Lot 14
6280 On-Site| Dec|cherry Prunus spp. 8 18| F |Moderate structure Remove Lot 14

Rx aerial assessment if
6281 On-Site| Con|Douglas-fir Pseudotsuga menziesii 53 38| E |potential for retention Remove Wall
6282 On-Site| Con|Douglas-fir Pseudotsuga menziesii 46 28] G |Pistolbutt Remove Lot 8
6283 On-Site| Con|Douglas-fir Pseudotsuga menziesii 24 30 G |Densegroup Remove Lot 9
6284 On-Site[ Con|Douglas-fir Pseudotsuga menziesii 25 18 F |Dense group Remove Lot 9

Codominant stems with

included bark, old broken

top, multiple leaders, pini
6285 On-Site[ Con|Douglas-fir Pseudotsuga menziesii 34 22 F [conks Remove Lot 9
6291 On-Site| Con|Douglas-fir Pseudotsuga menziesii 43 32 E Remove Lot 13
6292 On-Site| Con|Douglas-fir Pseudotsuga menziesii 30 24 G Remove Lot 12
6293 On-Site| Dec|bigleaf maple Acer macrophyllum 8 17| P |Poor structure, trunk decay [Remove Lot 12
6294 On-Site| Dec|bigleaf maple Acer macrophyllum 9 11 P |Poor structure, trunk decay [Remove Lot 12
6296 On-Site| Con|Douglas-fir Pseudotsuga menziesii 27 27 G Remove Lot 12
6297 On-Site| Dec|Oregon ash Fraxinus latifolia 16 11{ F |Codominant stems Remove Lot 12

Small pini conks at old branch
6298 On-Site| Con|Douglas-fir Pseudotsuga menziesii 28 24 G |stubs Remove Lot 12
6299 On-Site| Con|Douglas-fir Pseudotsuga menziesii 34 28] G Remove Lot 12
6300 On-Site| Con|Douglas-fir Pseudotsuga menziesii 35 24 G Remove Sidewalk
6301 On-Site| Dec|Scouler’s willow Salix scouleriana 7,8,10 15 F [Multiple stems Remove Street
6302 On-Site| Con|Douglas-fir Pseudotsuga menziesii 21 13] G Remove Street
6303 On-Site| Con|Douglas-fir Pseudotsuga menziesii 30 24 G Remove Street
6304 On-Site| Con|Douglas-fir Pseudotsuga menziesii 41 24 G Remove Lot 25
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6305 On-Site| Dec|Oregon ash Fraxinus latifolia 7 16/ F |Poor structure Remove Street
Poor structure, one-sided
6306 On-Site| Dec|cherry Prunus spp. 6 20 F |crown Remove Lot 13
Poor structure, one-sided
6307 On-Site| Dec|cherry Prunus spp. 7 20 F |crown Remove Lot 12
Poor structure, one-sided
crown, codominant stems
6308 On-Site| Dec|cherry Prunus spp. 10 20 P |with seam, decay Remove Sidewalk
6309 On-Site| Con|Douglas-fir Pseudotsuga menziesii 8 13| F Remove Street
6310 On-Site| Con|Douglas-fir Pseudotsuga menziesii 6 8| F Remove Street
Very poor structure, one-
6311 On-Site| Dec|cherry Prunus spp. 6 20| P |sided crown Remove Street
6312 On-Site| Dec|cherry Prunus spp. 7,9 12 F [Codominant stems Remove Street
6313 On-Site| Con|Douglas-fir Pseudotsuga menziesii 38 26| E Remove Street
6314 On-Site| Dec|Oregon ash Fraxinus latifolia 13 18| F Remove Lot 24
6315 On-Site| Con|Douglas-fir Pseudotsuga menziesii 28 201 E Remove Lot 23
Codominant stems with tight
V-shaped attachment and
6316 On-Site| Con|Douglas-fir Pseudotsuga menziesii 40 22| F |included bark, twig dieback |Remove Lot 22
6317 On-Site| Dec|cherry Prunus spp. 19 14 F Poor structure Remove Lot 21
6320 On-Site| Dec|Douglas-fir Pseudotsuga menziesii 6 7 F |Blackberries in lower crown |Remove Lot 23
6321 On-Site| Dec|Douglas-fir Pseudotsuga menziesii 6 8| F |[Blackberriesin lower crown [Remove Lot 23
6322 On-Site| Dec|Oregon ash Fraxinus latifolia 5,2x6 9 F Remove Trail
6332 VC| Dec|Oregon ash Fraxinus latifolia 21 25| F Unaffected |N/A
6337 ROW/| Dec|English hawthorn |[Crataegus monogyna 11 15 F  [Nuisance species Unaffected [N/A
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6343 ROW| Dec|Oregon ash Fraxinus latifolia 9 20 F [Very poor structure Unaffected |N/A
History of branch failure,

6344 ROW| Dec|Oregon ash Fraxinus latifolia 18,23,37 22 F |trunk and crown decay Unaffected [N/A
Poor structure, history of
failure, trunk and crown

6348 ROW/| Dec|Scouler’s willow Salix scouleriana 18 12 P |decay Unaffected [N/A
Assessment limited by

6350 ROW/| Dec|Oregon ash Fraxinus latifolia 16 14| F |standing water Unaffected [N/A
Assessment limited by

6355 ROW/| Dec|Oregon ash Fraxinus latifolia 10 10| F |standing water Unaffected [N/A
Assessment limited by

6358 ROW/| Dec|Oregon ash Fraxinus latifolia 8 10| F |standing water Unaffected [N/A
Assessment limited by

6359 ROW/| Dec|Oregon ash Fraxinus latifolia 8 10| F |standing water Unaffected [N/A

6364 VC| Dec|Oregon ash Fraxinus latifolia 26 201 F Unaffected [N/A

6368 VC| Con|Douglas-fir Pseudotsuga menziesii 51 22 Unaffected [N/A

6373 VC| Dec|Oregon ash Fraxinus latifolia 18 14| F |Dead and broken branches |Unaffected |N/A
Assessment limited by

6377 VC| Dec|Oregon ash Fraxinus latifolia 16 14| F |standing water Unaffected [N/A
Assessment limited by

6379 VC| Dec|Oregon ash Fraxinus latifolia 8 10{ F [standing water Unaffected [N/A
Assessment limited by

6382 ROW/| Dec|Oregon ash Fraxinus latifolia 10 10 F [standing water Unaffected [N/A
Broken top, off-center

6384 VC| Con|Douglas-fir Pseudotsuga menziesii 22 12 leaders Unaffected [N/A

6401 ROW| Dec|Oregon ash Fraxinus latifolia 22 18 Unaffected |N/A
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Nuisance species, trunk

6402 ROW| Dec|sweet cherry Prunus avium 12,16 14 F |decay Unaffected [N/A

6403 ROW| Dec|Oregon ash Fraxinus latifolia 6 6 F Unaffected [N/A

6404 ROW| Dec|sweet cherry Prunus avium 10 10| F |Nuisance species Unaffected [N/A

6405 ROW| Dec|sweet cherry Prunus avium 14 14 F |Nuisance species Unaffected [N/A

6406 ROW/| Dec|sweet cherry Prunus avium 8 0| D [Snag Unaffected [N/A
Nuisance species, trunk

6407 ROW/| Dec|sweet cherry Prunus avium 12 10f F |decay Unaffected [N/A
Assessment limited by

6408 ROW/| Dec|black hawthorn Crataegus douglasii 8 12| F |standing water Unaffected [N/A
Assessment limited by

6409 ROW/| Dec|black hawthorn Crataegus douglasii 10 12 F [standing water Unaffected [N/A
Assessment limited by

6410 ROW/| Dec|black hawthorn Crataegus douglasii 12 12 F [standing water Unaffected [N/A
Assessment limited by

6411 ROW]| Dec|black hawthorn Crataegus douglasii 10 12 F |standing water Unaffected |N/A
Assessment limited by

6412 ROW/| Dec|Oregon ash Fraxinus latifolia 12 12 F [standing water Unaffected [N/A
Assessment limited by

6419 ROW/| Dec|Oregon ash Fraxinus latifolia 14 16| F [standing water Unaffected [N/A
Assessment limited by

6420 ROW/| Dec|Oregon ash Fraxinus latifolia 18 22 F |standing water Unaffected [N/A
Assessment limited by

6421 ROW/| Dec|Oregon ash Fraxinus latifolia 14 16| F [standing water Unaffected [N/A
Assessment limited by

6422 ROW/| Dec|Oregon ash Fraxinus latifolia 10 12 F |standing water Unaffected [N/A

10, Assessment limited by
6429 ROW]| Dec|Oregon ash Fraxinus latifolia 2x14 16| F [standing water Unaffected [N/A
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Assessment limited by
6437 ROW| Dec|Oregon ash Fraxinus latifolia 12,18 22 standing water Unaffected [N/A
6472 100yr FP| Con|Douglas-fir Pseudotsuga menziesii 45 34 Retain N/A
Poor structure, dead and
6497 ROW| Dec|Oregon ash Fraxinus latifolia 14,22 20| F |broken branches, trunk decay|Unaffected |N/A
8” snag, other codominant
stems with poor structure,
6500 ROW| Dec|Oregon ash Fraxinus latifolia 8,12,24 20| F |dead and broken branches Unaffected [N/A
6502 ROW/| Dec|Oregon ash Fraxinus latifolia 25 22| F |Mostly one-sided to south Unaffected [N/A
6504 ROW| Dec|English hawthorn |Crataegus monogyna 9 12 F |Nuisance species Unaffected [N/A
6505 ROW| Dec|Oregon ash Fraxinus latifolia 16 14| F |History of large branch failure|Unaffected |N/A
6510 ROW/| Dec|Oregon ash Fraxinus latifolia 14 14| F |Beaver damage Unaffected [N/A
6514 ROW| Dec|Oregon ash Fraxinus latifolia 10 12 F |Trunk decay Unaffected |N/A
6515 ROW/| Dec|Oregon ash Fraxinus latifolia 16 16/ F |Trunk damage Unaffected [N/A
6516 ROW| Dec|Oregon ash Fraxinus latifolia 14 14| F |One-sided to south Unaffected [N/A
6517 ROW/| Dec|Oregon ash Fraxinus latifolia 13 14] F |One-sided to south Unaffected [N/A
6519 ROW| Dec|Oregon ash Fraxinus latifolia 9 0l D [Decay Unaffected |N/A
6525 ROW/| Con|Douglas-fir Pseudotsuga menziesii 27 18] F |Codominant crown class Unaffected [N/A
Codominant crown class,
6526 ROW] Con|Douglas-fir Pseudotsuga menziesii 32 12 F |swollen lower trunk Unaffected |N/A
Codominant crown class, self-
6527 ROW/| Con|Douglas-fir Pseudotsuga menziesii 33 26/ F |correcting lean Unaffected [N/A
6529 VC| Con|Douglas-fir Pseudotsuga menziesii 28 18] G |Crown asymmetry Unaffected |N/A
6531 On-Site[ Con|Douglas-fir Pseudotsuga menziesii 30 16| F [Codominant crown class Unaffected [N/A
6532 On-Site| Con|Douglas-fir Pseudotsuga menziesii 8 10f F [Suppressed Unaffected |N/A
6533 On-Site| Con|Douglas-fir Pseudotsuga menziesii 21 14| F [Codominant crown class Unaffected [N/A
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6534 On-Site| Con|western redcedar |Thuja plicata 17 13] G Unaffected [N/A
6535 ROW| Con|Douglas-fir Pseudotsuga menziesii 18 10f F |Codominant crown class Unaffected [N/A
6536 ROW| Con|Douglas-fir Pseudotsuga menziesii 16 9 F |Codominant crown class Unaffected [N/A
6537 ROW| Con|Douglas-fir Pseudotsuga menziesii 24 16 F |Codominant crown class Unaffected [N/A
Poor structure, one-sided to
6538 ROW/| Con|Douglas-fir Pseudotsuga menziesii 18 18| F |south with lean to road Unaffected [N/A
Codominant crown class, P.
6539 ROW/| Con|Douglas-fir Pseudotsuga menziesii 21 19] F |piniconks Unaffected [N/A
Codominant crown class,
6540 ROW/| Con|Douglas-fir Pseudotsuga menziesii 17 16 trunk sweep Unaffected [N/A
6541 ROW| Con|Douglas-fir Pseudotsuga menziesii 11 10 Suppressed Unaffected [N/A
Codominant crown class,
6542 ROW/| Con|Douglas-fir Pseudotsuga menziesii 23 18| F |broken top, off-center leader |Unaffected |N/A
6543 ROW| Con|Douglas-fir Pseudotsuga menziesii 31 20 F |Codominant leaders Unaffected [N/A
6573 ROW/| Con|Douglas-fir Pseudotsuga menziesii 24 18] F |Codominant crown class Unaffected [N/A
6574 ROW| Con|Douglas-fir Pseudotsuga menziesii 12 13| F |Intermediate crown class Unaffected [N/A
6575 ROW/| Con|Douglas-fir Pseudotsuga menziesii 10 9] P [Suppressed Unaffected [N/A
6576 ROW| Con|Douglas-fir Pseudotsuga menziesii 12 10 P |Suppressed, P. pini conks Unaffected [N/A
6577 ROW] Con|Douglas-fir Pseudotsuga menziesii 31 20| F |Codominant crown class Unaffected |N/A
Codominant crown class,
poor structure, codominant
leaders with included bark
6578 ROW/| Con|Douglas-fir Pseudotsuga menziesii 30 26 and seam Unaffected |N/A
6591 VC| Dec|sweet cherry Prunus avium 13 20 Nuisance species Unaffected [N/A
Lower trunk sweep off steep
6593 VC| Con|Douglas-fir Pseudotsuga menziesii 39 22| G |bank Retain N/A
6601 VC| Con|westernredcedar |Thuja plicata 43 18| G [Lower trunk wound Unaffected [N/A
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6666 100yr FP| Con|western redcedar |Thuja plicata 12 13] G Retain N/A
History of branch failure,
6667 On-Site| Con|Douglas-fir Pseudotsuga menziesii 18 16| P |broken to, small live crown |Remove Lot 26
6668 On-Site| Con|Douglas-fir Pseudotsuga menziesii 21 151 G Remove Lot 26
6669 On-Site| Con|Douglas-fir Pseudotsuga menziesii 18 16| F Remove Lot 27
6670 On-Site| Dec|bigleaf maple Acer macrophyllum 17 20| F [Codominant leaders Remove Lot 27
6671 On-Site| Con|Douglas-fir Pseudotsuga menziesii 18,19 18| F |Poor structure Remove Lot 27
Intermediate crown class,
6672 On-Site| Con|Douglas-fir Pseudotsuga menziesii 11 11| F |piniconk Remove Lot 27
6673 On-Site| Con|Douglas-fir Pseudotsuga menziesii 21 18| F Remove Lot 27
6674 On-Site| Dec|Oregon ash Fraxinus latifolia 5,8 14 F Remove Sidewalk
6675 On-Site| Con|Douglas-fir Pseudotsuga menziesii 8 10/ F |Trunk wound Remove Street
6676 On-Site| Con|Douglas-fir Pseudotsuga menziesii 6 6/ F [Pistolbutt Remove Street
6677 On-Site| Con|Douglas-fir Pseudotsuga menziesii 6 8 F Remove Street
Nuisance species, very poor
6678 On-Site| Dec|English hawthorn |Crataegus monogyna 12 10 P |structure Remove Street
Nuisance species, poor
6679 On-Site| Dec|sweet cherry Prunus avium 7 10 F [structure Remove Lot 25
6680 On-Site| Dec|deciduous unknown 7 16| P |Very poor structure Remove Wall
6681 VC| Con|Douglas-fir Pseudotsuga menziesii 45 22| E Remove Wall
6682 On-Site| Dec|Oregon ash Fraxinus latifolia 6 13 F |Poor structure Remove Trail
6683 On-Site| Con|Douglas-fir Pseudotsuga menziesii 26 211 G Retain N/A
6684| 100yr FP| Con|Douglas-fir Pseudotsuga menziesii 25 22 G Retain N/A
Old broken top, very poor
structure, suppressed
6685 On-Site[ Con|Douglas-fir Pseudotsuga menziesii 16 16| P |beneath dominant canopy Remove Trail
6686 On-Site| Con|Douglas-fir Pseudotsuga menziesii 39 32| G Remove Trail
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Poor structure, self-

6687 On-Site| Con|Douglas-fir Pseudotsuga menziesii 8 11 correcting lean, suppressed [Remove Condition

6688 VC| Dec|Scouler’s willow Salix scouleriana 10 11 Retain N/A

6689 VC| Dec|sweet cherry Prunus avium 5,7 10 Nuisance species Retain N/A
Poor structure, excessive lean

6690 VC| Dec|English hawthorn |Crataegus monogyna 7 10f F |south Unaffected [N/A
Reduced vigor, dead

6691 VC| Con|Douglas-fir Pseudotsuga menziesii 29 16| F |branches, dieback Unaffected [N/A

6692 VC| Con|Douglas-fir Pseudotsuga menziesii 10 11| F |Intermediate crown class Unaffected [N/A

6693| 100yr FP| Con|Douglas-fir Pseudotsuga menziesii 19 16| F Unaffected [N/A
Nuisance species, very poor

6694 100yr FP| Dec|English hawthorn |Crataegus monogyna 7 10 P |structure Unaffected [N/A

6695 VC| Con|Douglas-fir Pseudotsuga menziesii 25 14| F Unaffected [N/A

6696| 100yr FP| Con|Douglas-fir Pseudotsuga menziesii 7 11{ F |Suppressed Retain N/A

6697| 100yr FP| Con|Douglas-fir Pseudotsuga menziesii 10 13 F  |Suppressed Retain N/A

7172 On-Site| Con|Douglas-fir Pseudotsuga menziesii 18 7 P |Low vigor, dying Remove Lot 11

7173 On-Site| Dec|sweet cherry Prunus avium 8 9 F  [Nuisance species Remove Lot 11
History of branch failure,
crown asymmetry, large pini

7174 On-Site| Con|Douglas-fir Pseudotsuga menziesii 34 20 F |conks Remove Lot 11
History of branch failure,

7175 On-Site[ Con|Douglas-fir Pseudotsuga menziesii 26 12 F |broken top, major asymmetry|Remove Lot 10
Codominant crown class with

7176 On-Site[ Con|Douglas-fir Pseudotsuga menziesii 28 15 7175 Remove Lot 10

7177 On-Site| Con|Douglas-fir Pseudotsuga menziesii 22 16 Numerous pini conks Remove Lot 11

7178 On-Site| Dec|bigleaf maple Acer macrophyllum 8 15 Moderate structure Remove Lot 11
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Dead and broken branches,
broken top, pitch seam on
7179 On-Site| Con|Douglas-fir Pseudotsuga menziesii 40 20 G [lower trunk Remove Lot 11
7180 On-Site| Dec|sweet cherry Prunus avium 7 10 F  |Nuisance species Remove Lot 11
7181 On-Site| Dec|sweet cherry Prunus avium 7 10 F  |Nuisance species Remove Lot 11
7182 On-Site| Con|Douglas-fir Pseudotsuga menziesii 9 0| D [Snag Remove Lot 11
7183 On-Site| Con|Douglas-fir Pseudotsuga menziesii 11 7| P [Broken top Remove Lot 11
7184 On-Site| Con|Douglas-fir Pseudotsuga menziesii 19 16 F Remove Sidewalk
7185 On-Site| Con|Douglas-fir Pseudotsuga menziesii 12 16| F Remove Sidewalk
7186 On-Site| Con|Douglas-fir Pseudotsuga menziesii 8 0| D [Mostlydead Remove Sidewalk
Old broken top with new
7187 On-Site| Con|Douglas-fir Pseudotsuga menziesii 28 20| F |leaders Remove Sidewalk
7188 On-Site| Con|Douglas-fir Pseudotsuga menziesii 6 71 G [Youngtree Retain N/A
Some history of branch
7189 On-Site| Con|Douglas-fir Pseudotsuga menziesii 24 20 G |failure, epicormics Retain N/A
Young tree, minor
asymmetry, lower limbs
7190 On-Site| Con|Douglas-fir Pseudotsuga menziesii 7 7| F [poorly pruned, trunk damage [Retain Sidewalk
Young tree, minor
asymmetry, lower limbs
7191 On-Site[ Con|Douglas-fir Pseudotsuga menziesii 7 9 F [poorly pruned Remove Sidewalk
High live crown, windthrow
7192 On-Site[ Con|Douglas-fir Pseudotsuga menziesii 17 10| P |risk Remove Lot 28
7193 On-Site[ Con|Douglas-fir Pseudotsuga menziesii 9 10| F |Blackberriesin lower crown |Remove Street
7194 On-Site[ Con|Douglas-fir Pseudotsuga menziesii 7 8| F |[Blackberriesin lower crown [Remove Street
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7195 On-Site| Con|Douglas-fir Pseudotsuga menziesii 8 10| F Remove Street
Blackberries in lower crown,
7196 On-Site| Con|Douglas-fir Pseudotsuga menziesii 8 10 F |trunk damage Remove Sidewalk
Broken top, small live crown,
hollow with advanced trunk
7197 On-Site| Con|Douglas-fir Pseudotsuga menziesii 16 8 P |decay Remove Sidewalk
7198 On-Site| Con|Douglas-fir Pseudotsuga menziesii 7 71 F Remove Street
7199 On-Site| Con|Douglas-fir Pseudotsuga menziesii 6 7\ F Remove Street
7200 On-Site| Con|Douglas-fir Pseudotsuga menziesii 7 9 F Remove Street
Self-correcting but excessive
7201 On-Site| Con|Douglas-fir Pseudotsuga menziesii 6 6] F [lean Remove Street
7202 On-Site| Con|Douglas-fir Pseudotsuga menziesii 7 8] G Remove Street
7203 On-Site| Con|Douglas-fir Pseudotsuga menziesii 6 8 G Remove Street
7204 On-Site| Con|Douglas-fir Pseudotsuga menziesii 7 8 G Remove Lot 28
7205 On-Site| Con|Douglas-fir Pseudotsuga menziesii 6 8] F |Crooked leader Remove Lot 28
7206 On-Site| Con|Douglas-fir Pseudotsuga menziesii 21 10| F |Self-correcting lean Remove Lot 28
7207 On-Site| Con|Douglas-fir Pseudotsuga menziesii 6 8] G Remove Lot 28
Small live crown, sunscald,
7240 On-Site| Con|Douglas-fir Pseudotsuga menziesii 10 11| P |low vigor, not viable Remove Condition
Nuisance species,
codominant stems, some
included bark, self-correcting
7241 VC| Dec|sweet cherry Prunus avium 9 11 F lean Retain N/A
7242 VC| Con|Douglas-fir Pseudotsuga menziesii 19 16| G Retain N/A
7243 On-Site| Dec|dogwood Cornus spp. 7 12 F |Poor structure Remove Trail
7244 On-Site| Con|Douglas-fir Pseudotsuga menziesii 10,19 12 G |Codominant stems Retain N/A
9001 On-site| Con|Douglas-fir Pseudotsuga menziesii 10 11| G Remove Sidewalk
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Attachment A: Tree Inventory
MHA19064 Riverside at Cedar Creek - Tree Data 01-20-2020 Rev. 03-05-2020.xIsx
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No. | Location® Type| Common Name Species Name DBH?> | C-Rad®|Cond* Comments Treatment® | Reason®
9002 On-Site| Dec|sweet cherry Prunus avium 6 8 F  [Nuisance species Remove Street
9003 On-Site| Dec|English hawthorn |Crataegus monogyna 6 0| D [Nuisance species Remove Street
9004 On-Site| BLE|English holly llex aquifolium 8 12| F |Nuisance species Remove Street
9005 On-Site| Con|Douglas-fir Pseudotsuga menziesii 6 6 F Remove Street
Very poor structure, dead
6,10, and broken branches, trunk
10039 On-Site| Dec|plum Prunus spp. 20,24 18| P |and crown decay Remove Lot 20
4x6,2x8, Very poor structure, trunk
10042 On-Site| Dec|plum Prunus spp. 2x10 17| F |decay Remove Lot 20
10054 On-Site| Con|Douglas-fir Pseudotsuga menziesii 42 22| G |Piniconks Remove Lot 20
Intermediate crown class,
10055 On-Site| Con|Douglas-fir Pseudotsuga menziesii 24 12| F |numerous pini conks Remove Sidewalk
Codominant stems, pini
10059 On-Site| Con|Douglas-fir Pseudotsuga menziesii 45 241 F |conks Remove Street
10061 On-Site| Con|Douglas-fir Pseudotsuga menziesii 25 22 F |Dead branches Remove Street
10063 On-Site| Con|Douglas-fir Pseudotsuga menziesii 33 24 G |Dense group Remove Street
Dense group, codominant
10067 On-Site| Con|Douglas-fir Pseudotsuga menziesii 40 28| F |stems with included bark Remove Street
10068 On-Site| Con|Douglas-fir Pseudotsuga menziesii 43 32 E [Dense group Remove Street
10070 On-Site| Con|Douglas-fir Pseudotsuga menziesii 50 33 E [Dense group Remove Street
10086 On-Site| Con|Douglas-fir Pseudotsuga menziesii 20 20l G |Dense group Remove Sidewalk
10087 On-Site| Con|Douglas-fir Pseudotsuga menziesii 15 24 G |Dense group Remove Sidewalk
10088 On-Site| Con|Douglas-fir Pseudotsuga menziesii 14 22| G |Dense group Remove Sidewalk
10101 On-Site| Decl|apple Malus spp. 10 13| F |Poor structure, decay Remove Street
10104 On-Site| Declapple Malus spp. 10 13| F |Poor structure Remove Sidewalk
Codominant stems, ivy
10108 On-Site| Con|Douglas-fir Pseudotsuga menziesii 25,26 30| G [infestation Remove wQ Facility
10116 On-Site| Con|Douglas-fir Pseudotsuga menziesii 9 12 P |Low vigor, trunk damage Remove waQ Facility

Morgan Holen & Associates, LLC
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No. | Location® Type| Common Name Species Name DBH?> | C-Rad®|Cond* Comments Treatment® | Reason®
10117 On-Site| Con|Douglas-fir Pseudotsuga menziesii 9 13| P |Low vigor Remove WQ Facility
10118 On-Site| Dec|English hawthorn |Crataegus monogyna 14 20 F [Nuisance species Remove WQ Facility
10122 On-Site| Dec|Oregon ash Fraxinus latifolia 15 22| G |Moderate structure Remove WQ Facility
10123 On-Site| Dec|Oregon ash Fraxinus latifolia 16 20 G [Moderate structure Remove WQ Facility
10126 On-Site| Con|Douglas-fir Pseudotsuga menziesii 41 34] G [lvyinfestation Remove Lot 21

Very poor structure, small
one-sided live crown, broken
10128 On-Site[ Con|scots pine Pinus sylvestris 13 16| P |top Remove WQ Facility
10134 On-Site| Con|Douglas-fir Pseudotsuga menziesii 53 40( E Remove WQ Facility
Multiple leaders, aerial
inspection and possible
10148 On-Site| Con|Douglas-fir Pseudotsuga menziesii 45 30 G |[cable/brace if retained Remove Trail
10150 On-Site| Con|Douglas-fir Pseudotsuga menziesii 24 201 G Remove WQ Facility
10151 On-Site| Con|Douglas-fir Pseudotsuga menziesii 7 11| P |Suppressed Remove wWQ Facility
10153 On-Site| Con|Douglas-fir Pseudotsuga menziesii 16 13| F |Reduced vigor Remove WQ Facility
10165 On-Site| Dec|Oregon ash Fraxinus latifolia 32 34 G |[Dead and broken branches [Remove Lot 21
10169 On-Site| Dec|English hawthorn |Crataegus monogyna 8 12 P |Nuisance species Remove Trail
10170 On-Site| Con|grand fir Abies grandis 8 11| F Remove Trail
10178 VC| Dec|English hawthorn |Crataegus monogyna 3x8 12| P |Poor structure, decay Retain N/A
10180 VC| Con|Douglas-fir Pseudotsuga menziesii 36 27 G [Crown asymmetry Retain N/A
Poor structure, dead and
broken branches, lower trunk
10182 On-Site| Dec|paper birch Betula papyrifera 7,9 11f P |damage Remove WQ Facility
Codominant crown class with
14124  Off-Site[ Con|Douglas-fir Pseudotsuga menziesii 30 25 14125 Remove Street
14125| Boundary| Con|Douglas-fir Pseudotsuga menziesii 13,2x22 18 Fence in trunk Remove Sidewalk

Morgan Holen & Associates, LLC
Consulting Arborists and Urban Forest Management
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Attachment A: Tree Inventory
MHA19064 Riverside at Cedar Creek - Tree Data 01-20-2020 Rev. 03-05-2020.xIsx

Page 15 of 20

No. | Location® Type| Common Name Species Name DBH?> | C-Rad®|Cond* Comments Treatment® | Reason®
Dead and broken branches,
crown decay, inherent
30210 VC| Dec|Lombardy poplar |Populus nigra 32 8| P [species limitations Remove Condition
30235 VC| Dec|English hawthorn |Crataegus monogyna 6 10| P |Extensive ivy Retain N/A
Dead and broken branches,
30241 VC| Dec|Oregon ash Fraxinus latifolia 24 28 G [ivy Retain N/A
Nuisance species, poor
30252 VC| Dec|English hawthorn |Crataegus monogyna 12 15| P |structure, ivy Retain N/A
30255 VC| Dec|Oregon ash Fraxinus latifolia 17 16| P |Extensive ivy Retain N/A
Nuisance species, excessive
30257 VC| Dec|English hawthorn |Crataegus monogyna 11 14 lean Retain N/A
30273 On-Site| Con|Douglas-fir Pseudotsuga menziesii 12 14 Remove Trail
30278 On-Site| Con|Douglas-fir Pseudotsuga menziesii 13 15 Forked leaders Retain N/A
Nuisance species, poor
30282 On-Site| Dec|English hawthorn |Crataegus monogyna 7 8| P [structure, ivy Retain N/A
Nuisance species, poor
30283 On-Site| Dec|English hawthorn |Crataegus monogyna 4,6,8 8| P [structure, ivy Retain N/A
30298 VC| BLE|English holly llex aquifolium 2x6 6 F [Nuisance species Retain N/A
Nuisance species, broken top,
30299 VC| Dec|sweet cherry Prunus avium 9 10 F |poor structure Retain N/A
Not suitable for retention
with exposure from adjacent
removals, poor crown
30309 On-Site| Dec|Oregon ash Fraxinus latifolia 19 23 structure, lower trunk wound [Remove Trail
30312 On-Site| Dec|Oregon ash Fraxinus latifolia 17 24 High live crown Remove Lot 21
Very poor structure, small
30314 On-Site| Dec|Oregon ash Fraxinus latifolia 6 14 P |live crown Remove wWQ Facility

Morgan Holen & Associates, LLC
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MHA19064 Riverside at Cedar Creek - Tree Data 01-20-2020 Rev. 03-05-2020.xIsx
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No. | Location® Type| Common Name Species Name DBH?> | C-Rad®|Cond* Comments Treatment® | Reason®
30315 On-Site| Dec|Oregon ash Fraxinus latifolia 11 13 F  [High live crown Remove wWQ Facility
30322 On-Site| Con|Douglas-fir Pseudotsuga menziesii 15 21 F [Poor structure Remove Lot 22

Poor structure, dead and
broken branches, lower trunk
30328 VC| Dec|Oregon ash Fraxinus latifolia 33 201 F |wound Retain N/A
30329 VC| Dec|English hawthorn |Crataegus monogyna 10 10| F |Poor structure Retain N/A
Nuisance species, crook in
30341 VC| Dec|sweet cherry Prunus avium 9 9] F [lower trunk Unaffected [N/A
30346 VC| Dec|Oregon ash Fraxinus latifolia 14 0l D |Windsnapped Unaffected [N/A
30354 VC| Con|Douglas-fir Pseudotsuga menziesii 45 26 E Retain N/A
30403 VC| Dec|red alder Alnus rubra 17 20| F |Leans northwest Retain N/A
30409 VC| Dec|red alder Alnus rubra 19 16 F |Leans west Retain N/A
Column of advanced trunk
30417 VC| Dec|Oregon ash Fraxinus latifolia 8 12 P |decay Retain N/A
30420 VC| Dec|red alder Alnus rubra 19 14 P |Broken top, trunk decay Unaffected |N/A
30421 VC| Dec|Oregon ash Fraxinus latifolia 13 8| P [Snag Retain N/A
30422 VC| Dec|Oregon ash Fraxinus latifolia 18 10| P |Broken top Retain N/A
30431 VC| Dec|Oregon ash Fraxinus latifolia 28 20| F |Dead and broken branches [Unaffected [N/A
Nuisance species, recently
30459 On-Site| Dec|English hawthorn |Crataegus monogyna 12 12 P |uprooted Remove Trail
30521 On-Site| Con|Douglas-fir Pseudotsuga menziesii 21 14| G Remove Trail
30594 On-Site| Con|Douglas-fir Pseudotsuga menziesii 45 30 E Remove Lot 22
30603 On-Site| Dec|sweet cherry Prunus avium 8 11 F  |Nuisance species Remove Lot 24
Nuisance species, decrepit,
history of failure, advanced
30622 On-Site| Dec|sweet cherry Prunus avium 2x15 15( P |decay Remove Lot 25
Self-correcting lean, crown Condition/
30627 On-Site| Con|Douglas-fir Pseudotsuga menziesii 21 11| F |asymmetry, pini conks Remove Wall

Morgan Holen & Associates, LLC
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No. | Location® Type| Common Name Species Name DBH?> | C-Rad®|Cond* Comments Treatment® | Reason®
30636 VC| Con|Douglas-fir Pseudotsuga menziesii 33 20 G |[One-sided crown Retain N/A
30638 VC| Con|Douglas-fir Pseudotsuga menziesii 10 12 P |Sunscald Retain N/A

Nuisance species; not
suitable for retention with
30639 On-Site| Dec|sweet cherry Prunus avium 6 10{ F |removal of #30627 Remove Wall
30640 VC| Con|Douglas-fir Pseudotsuga menziesii 22 12| F Retain N/A
30641 VC| Con|Douglas-fir Pseudotsuga menziesii 13 14| F Retain N/A
30646 On-Site| Con|Douglas-fir Pseudotsuga menziesii 27 25 F Remove Wall
Condition/
30647 On-Site| Con|Douglas-fir Pseudotsuga menziesii 15 12| F |Non-self correcting lean Remove Wall
30653 VC| Con|Douglas-fir Pseudotsuga menziesii 21 17| F Retain N/A
Poor structure, multiple
30659 VC| Dec|Oregon ash Fraxinus latifolia 13 16| F |leaders, trunk decay Unaffected [N/A
30683 VC| Dec|sweet cherry Prunus avium 17 25 F  [Nuisance species Retain N/A
Codominant leaders with
31250 On-Site| Con|Douglas-fir Pseudotsuga menziesii 49 32| G [included bark Remove Trail
31257 On-Site| Con|Douglas-fir Pseudotsuga menziesii 21 16| G |Codominant crown class Remove Trail
31263 VC| Con|Douglas-fir Pseudotsuga menziesii 29 24 F [History of branch failure Retain N/A
31283 VC| Con|Oregon ash Fraxinus latifolia 30 20| F |Dead and broken branches [unaffected [N/A
31289 On-Site| Con|Douglas-fir Pseudotsuga menziesii 15 9| G Remove Trail
Basal hollow, may just be
31293 On-Site| Con|Douglas-fir Pseudotsuga menziesii 33 26/ G [rooting and not decay Remove Trail
Likely to Assess wall
31295 VC| Con|western redcedar |Thuja plicata 9 12| G Retain impacts
31296 On-Site| Con|Douglas-fir Pseudotsuga menziesii 12 11] F Remove Trail
31300 VC| Con|Douglas-fir Pseudotsuga menziesii 38 24 G Unaffected [N/A
31313 100yr FP| Con|Douglas-fir Pseudotsuga menziesii 31 201 G Retain N/A
31319 On-Site| Dec|sweet cherry Prunus avium 10 17 F  [Nuisance species Remove Lot 26
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No. | Location® Type| Common Name Species Name DBH?> | C-Rad®|Cond* Comments Treatment® | Reason®
Few dead and broken
31320 On-Site| Con|Douglas-fir Pseudotsuga menziesii 48 28] G [branches Remove Lot 26
31323 VC| Con|Douglas-fir Pseudotsuga menziesii 38 28] F [Reduced vigor Retain N/A
Nuisance species, previous
codominant stem failure,
open wound with some
31333 100yr FP| Dec|sweet cherry Prunus avium 21 20| F |decay Retain N/A
Heavy sweep leaning uphill,
31337 VC| Dec|Douglas-fir Pseudotsuga menziesii 14 10 F |self-correcting Unaffected [N/A
31340 On-Site| Con|western redcedar |Thuja plicata 22 18] G Remove Lot 27
31342 100yr FP| Con|Douglas-fir Pseudotsuga menziesii 9 9 F Retain N/A
Broken top, very poor
31347 VC| Dec|Oregon ash Fraxinus latifolia 10 10{ P |structure Unaffected [N/A
Codominant stems, advanced
31349 VC| Dec|Oregon ash Fraxinus latifolia 28,29 20 F |trunk decay Unaffected [N/A
31350 VC| Dec|Oregon ash Fraxinus latifolia 12 14| F |Dead and broken branches |Unaffected |N/A
10” stem is dead, 21” stem
31353 VC| Dec|Oregon ash Fraxinus latifolia 10,21 14 F |with high live crown Unaffected [N/A
31355 VC| Dec|Oregon ash Fraxinus latifolia 7 10| P |Leans west Unaffected [N/A
31360 VC| Dec|Oregon ash Fraxinus latifolia 18 10| F |Small high live crown, codomijUnaffected |N/A
Dead and broken branches,
31361 VC| Dec|Oregon ash Fraxinus latifolia 19 16 trunk decay with hollow Unaffected |N/A
31362 VC| Dec|Oregon ash Fraxinus latifolia 18 15 Small high live crown Unaffected [N/A
31365 VC| Dec|Oregon ash Fraxinus latifolia 10 10 Major lower trunk sweep Unaffected [N/A
Poor structure, dead and
31373 VC| Dec|Oregon ash Fraxinus latifolia 29 20 broken branches Unaffected [N/A
31386 On-Site| Con|Douglas-fir Pseudotsuga menziesii 17 14 Remove Wwall
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No. | Location® Type| Common Name Species Name DBH?> | C-Rad®|Cond* Comments Treatment® | Reason®
31393 On-Site| Con|Douglas-fir Pseudotsuga menziesii 32 15 F |Codominant stems Remove Lot 27
31421 VC| Con|Douglas-fir Pseudotsuga menziesii 7 8] G Retain N/A

Nuisance species, very poor
31574 On-Site| Dec|English hawthorn |Crataegus monogyna 9 9| P [structure Remove Lot 23
Codominant stems with tight
V-shaped attachment, active
pitch flow lower trunk, some
pini conks, unidentified
31575 On-Site| Con|Douglas-fir Pseudotsuga menziesii 44 26/ G [mushrooms inroot zone Remove Lot 23
31577 On-Site| Con|Douglas-fir Pseudotsuga menziesii 25 22| G Remove Lot 23
31583 On-Site| Dec|Douglas-fir Pseudotsuga menziesii 8 7 P |Poor structure Remove Lot 23
31584 On-Site| Dec|Oregon ash Fraxinus latifolia 8 16| F |Poor structure, trunk wound [Remove Lot 23
History of branch failure,
31585 On-Site| Con|Douglas-fir Pseudotsuga menziesii 46 26 G [lower trunk damage Remove Lot 23
Likely to Assess wall
31605 On-Site| Con|Douglas-fir Pseudotsuga menziesii 36 24 G Retain impacts
Old broken top, multiple
31606 VC| Con|Douglas-fir Pseudotsuga menziesii 25 21 F [leaders Create Snag [Condition
31610 On-Site| Con|Douglas-fir Pseudotsuga menziesii 45 28 E Remove Trail
31614 VC| Dec|Oregon ash Fraxinus latifolia 12 16| F |Codominant leaders Retain N/A
71092 VC| Con|Douglas-fir Pseudotsuga menziesii 37 32| G Unaffected [N/A
Poor crown structure, dead
71095 VC| Dec|Oregon ash Fraxinus latifolia 17 201 F [and broken branches Unaffected [N/A
Very poor structure,
advanced trunk decay, good
71097 VC| Dec|Oregon ash Fraxinus latifolia 9,11,31 26| P |habitat, low target potential [Unaffected [N/A
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No. | Location® Type| Common Name Species Name DBH?> | C-Rad®|Cond* Comments Treatment® | Reason®
Mostly dead, but sprouting

80001 VC| Con|pacific yew Taxus brevifolia 8 3] P [andunique native species Retain N/A

80002 ROW| Con|Douglas-fir Pseudotsuga menziesii 7 6] F [Suppressed Unaffected [N/A

Poor structure, trunk sweep,
off-center leader, one-sided
80003 ROW| Con|Douglas-fir Pseudotsuga menziesii 15 15 F |crown to south Unaffected [N/A

'Location identifies where trees are located, either: On-site (not within environmentally constrained areas or rights-of-way); Off-Site (limited to tree #14124
near the northern boundary); Boundary (limited to tree #14125 on the northern boundary); ROW (for trees located in the SW Brookman Road right-of-way);
VC (for trees located within or on the Vegetated Corridor boundary); or, 100yr FP (for trees located outside of the VC but within the 100 year flood plain).
’DBH is tree diameter measured at 4.5-feet above ground level in inches, except off-site tree diameter was visually estimated; trees with multiple trunks
splitting below DBH were measured at the narrowest point beneath the split or are indicated as quantity x size.

3C-Rad is the average crown radius measured in feet.

“Cond is an arborist assigned rating to generally describe the condition of individual trees as follows- Dead; Poor; Fair; Good; or, Excellent Condition.
>Treatment corresponds with the Tree Preservation and Removal Plan.

®Reason lists the general reason for removal for the purposes of site development typically associated with grading that is required for building lots, sidewalks
and streets, retaining walls and trails, or because a tree's condition is not suitable for retention with the proposed development; N/A is indicated for trees
classified as Retain or Unaffected in the Treatment column.
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Stand Average Average | Total Canopy
No. Tree Species Count DBH' Condition Preserved Comments
Oregon ash (Fraxinus latifolia ) 103 20 Fair-Poor Non-surveyed stand grown trees within the unaffected
hawthorn (Crataegus spp.) 17 9 Fair Vegetated Corridor were generally assessed in terms of
] . species, diameter, and general condition. These trees
1 |Douglas-fir (Pseudotsuga menziesii) 3 30 Good ~4-acres
are unaffected by the proposed development. No
red alder (Alnus rubra) 3 12 Fair canopy credit is accounted for since they are located
D ite.
sweet cherry (Prunus avium) 1 8 Fair beyond the Net Development Site
Total Stand 127 16 Fair

'DBH is tree diameter measured at 4.5-feet above the ground level, in inches.
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Clean Water Services File Number

Sensitive Areas Certification Form

1. Property Information (example 1S234AB01400) 2. Owner Information
Tax lot ID(s): 351060000104 Name: Linda and Richard Scott

Company: "a
Address: 17433 SW Brookman Road

Site Address: 17433 SW Brookman Road City, State, Zip: Sherwood, Oregon 97140
City, State, Zip: Sherwood, Oregon, 97140 Phone/Fax:
Nearest Cross Street: SW Brookman Rd. & Pacific Hwy 99 E-Mail:
3. Development Activity (check all that apply) 4. Applicant Information
[] Addition to Single Family Residence (rooms, deck, garage) Name: Niki Munson
[] Lot Line Adjustment [CJ Minor Land Partition Company: Riverside Homes
[] Residential Condominium [ Commercial Condominium Address: 17933 NW Evergreen Pkwy, #370
R'eS|dent|a| SUdeVISI.OH [ Commermal Subd|Y|S|on City, State, Zip: Beaverton, Oregon 97008
[ Single Lot Commercial [J Multi Lot Commercial ’ ’
Other Phone/Fax: 503-645-0986
E-Mail: nmunson@riversidehome.com
5. Check any of the following that apply to this project. 6. Applicant Information

Name: Jack Dalton

[J Adds less than 500 square feet of impervious surface.
Company: Environmental Science & Assessment, LLC

[C] Does not encroach closer to the Sensitive Area than exist-

- 107 SE Washington Street, #249
ing development on the property. Address: g

City, State, Zip: Portland, OR 97214

[] Is not located on a slope greater than 25%.
Phone/Fax: 503-478-0424

E-Mail: jack@esapdx.com

7. Will the project involve any off-site work? []Yes No [CJUnknown (check appropriate box)

If yes, location and description of off-site work

8. Additional comments or information that may be needed to understand your project

SW Brookman Road right of way improvements will be deferred to Washington County until the time of actual improvements, which the county will

be responsible for.

\\
V4
2550 SW Hillsboro Highway Hillsboro, Oregon 97123 \\ :

Phone: 503.681.3600 Fax: 503.681.3603 cleanwaterservices.org CleanWater Services

Revised 6/17
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Clean Water Services File Number

Sensitive Areas Certification Form (continued)

9. An on-site, water quality sensitive area reconnaissance was completed on:
Date By Title Company

12/17-18/2019 K. Reavis, K. Sanderford  Wetland Scientists Environmental Science and Assessment

10. Existence of Water Quality Sensitive Areas (check all appropriate boxes)
As defined in the Districts Design and Construction Standards:
A. Water-quality-sensitive areas do []do not exist on the tax lot.
B. Water-quality-sensitive areas [/]do []do not exist within 200’ on adjacent properties, or |:| unable to evaluate
adjacent property.
Vegetated corridors []do ( 136,610 SF) []do not exist on the tax lot.
Vegetated corridors[/]do [_]do not exist within 200’ on adjacent properties, or [Junable to evaluate adjacent property.

Impacts to sensitive areas and/or vegetated corridors will occur [¥]On-site [ Off-site |:|None proposed at this time.
If impacts, mitigation is [/]On-site [ ] Off-site [_]Other

mmo o

11. Simplified Site Assessment containing the following information: (check only items submitted).
Please refer to Design and Construction Standards 17-05 section 3.02.2 for application requirements.
[ Complete Certification Form (2 pages)
[ written description of the site and proposed activity.
[] site plan of the entire property.
[] Photographs of the site labeled and keyed to the site plan.

12. Standard Site Assessment containing the following information: (check only items submitted).
Please refer to Design and Construction Standards 17-05 section 3.02.2 for application requirements.

Complete Certification Form (2 pages)

Written description per Design and Construction Standards 17-05 section 3.13.3 b. 1

Wetland Data sheets

Vegetated Corridor Data sheets

Existing Site Condition Figures

EEEEAA

Proposed Development Figures

By signing this form the Owner, or Owner’s authorized agent or representative, acknowledges and agrees that employees
of Clean Water Services have authority to enter the project site at all reasonable times for the purpose of inspecting
project site conditions and gathering information related to the project site.

| certify that | am familiar with the information contained in this document, and to the best of my knowledge and belief,
this information is true, complete, and accurate.

Applicant:

Jack Dalton Senior Wetland Scientist
Print/Type Name Print/Type Title

Signature Date

S
VA
2550 SW Hillsboro Highway Hillsboro, Oregon 97123 \ .

Phone: 503.681.3600 Fax: 503.681.3603 cleanwaterservices.org CleanWater \" Services

Revised 6/17
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Riverside Homes Brookman Road — CWS Site Assessment

INTRODUCTION

Environmental Science & Assessment, LLC (ES&A) was contracted by Riverside
Homes to conduct a site assessment on 10.35-acre site at 17433 SW Brookman
Road in Sherwood, Oregon (Figure 1). The study area includes one tax lot
located in Section 6, Township 3 South, Range 1 West: Tax Lot 104 on
Washington County’s assessor’'s map 3S106.

SITE DESCRIPTION

The site is located within the Brookman Addition community in the south end of
Sherwood, Oregon (Figure 1). The site is a large acre parcel with a residential
subdivision to the north, Hazelnut orchard to the south, and Cedar Creek riparian
corridor to the east. The site includes a single-family home and several
outbuildings and structures. A packed dirt driveway extends into the site from SW
Brookman Road at the southwest corner. The driveway splits into two dirt roads:
one extends to the residence and the other extends into the open grass area
near the outbuildings in the northwest site corner. The southern and eastern
areas of the site are forested with a riparian forested community along Cedar
Creek, which flows through the southwestern site corner (Figure 2, 3). There are
multiple wetland areas within the Cedar Creek floodplain.

The site is bare ground and mowed grass in the northwest half of the site
surrounding the residence and outbuildings. The remainder of the site is a mix of
riparian and wetland communities. The riparian areas include mature Douglas fir
(Pseudotsuga menziesii), Douglas Hawthorn (Crataegus douglasii), Oregon ash
(Fraxinus latifolia), and Big Leaf Maple (Acer macrophyllum) with a canopy cover
of up to 90 percent throughout. Understory plants include mainly native species
such as Western Beaked Hazelnut (Corylus cornuta), Vine Maple (Acer
circinatum), Snowberry (Symphoricarpos albus), Serviceberry (Amelanchier
alnifolia), Osoberry (Oemleria cerasiformis) and Swordfern (Polystichum
munitum).

The residence was built in 1976 and the site has been managed in its current
condition since that time. The subdivision to the north was built in 1997. The
parcel to the south is a large acreage single family home. Surrounding parcels to
the north, east, and west are large acreage single-family properties slated for
development of residential subdivisions (Figure 4).

The topography slopes from the northwest site corner southeast towards the
Cedar Creek riparian corridor. The topography at the northwest corner is
generally flat within the maintained grass areas but begins to slope 14-30% down
through the riparian corridor approaching Cedar Creek. There is a high point in
the southeast site corner, where topography slopes northwest approaching
Cedar Creek with 21-28% slopes.

The soils within the northern half of the study area are mapped as Aloha silt loam
(Map Unit 1) and Woodburn silt loam, 3 to 7 percent slopes (45B), with both soil
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types of hydric rating 1. In the south end, along the Cedar Creek channel soils
include Verboort silty clay loam, 0 to 3 percent slopes (2027A) and Wapato silty
clay loam (43). Both these soil types have high hydric ratings; 99 and 92 rating
respectively. The southeastern site corner is mapped a non-hydric soil,
Willamette silt loam, 3 to 7 percent slopes (44B), with a hydric soil rating of 3.

The site is outside the study area for the Sherwood Local Wetlands Inventory
(LWI) map and the National Wetland Inventory (NWI) maps Cedar Creek as a
Freshwater Forested/Shrub wetland (PFO1). Additionally, the Brookman
Addition Concept Plan maps Class 1 Riparian along the Cedar Creek corridor
with wetlands located within the floodplain area.

Brookman Road Right of Way

The southern site boundary is in the public right of way (ROW) for SW Brookman
Road and will be impacted for improvements. City of Sherwood has allowed the
developer in this case to defer improvements and mitigation for encroachment
into wetland and waters within the Cedar Creek floodplain.

From the existing driveway on the western site boundary to about 75-feet east
along Brookman Rd., the right of way is forested with mature Douglas Fir canopy
and dense English Ivy (Hedera helix) in the understory. The area between the
constructed channel and SW Brookman Rd is good condition forested area and
runs in a uniform strip east to the culvert where Cedar Creek passes under the
road. East of this culvert the area in the right of way slopes steeply up with
slopes >20% from Cedar Creek into a forested area with mature Douglas Fir and
Sword Fern in the understory. This forested area continues offsite to the east.

Topography indicates Cedar Creek and the tributary historically converged in the
southwest site corner to create Wetland A along the southern site edge. When
SW Brookman Road was built, Cedar Creek was channelized offsite along the
southern side of the road and flows through a flat bottom culvert into the
southeast corner, which severed the historic connection between wetland A and
Cedar Creek. A channel was dug on the eastern edge of the wetlands about 50-
feet north of and parallel to Brookman Road, to convey the tributary/wetland
waters to Cedar Creek. The channel is about 180-feet long, straight, uniform in
width and depth, and was likely installed during the road construction (Photo 6,
Figure 3).
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METHODOLOGY

The primary guidance document for this report is the Design and Construction
Standards for Sanitary Sewer and Surface Water Management (Resolution and
Order 19-22; Clean Water Services, 2019), which provides the methodology for
assessing the presence and extent of Sensitive Areas (SAs) within the
development site and within 200 feet of the site, and the required Vegetated
Corridors (VCs) adjacent to them.

Two levels of investigation were used to evaluate the presence or absence of
Sensitive Areas. The first level included a review of existing and available
background data. The second level consisted of a data collection effort
conducted during an on-site evaluation.

Reviewed background data included the following information:

e U.S. Geological Survey (USGS) 1:24,000 Topographic Map (MetroMap
2013).

e U.S. Fish and Wildlife Service (USFWS) National Wetland Inventory
(NWI) Map Washington County, OR area (Wetlands Mapper, 2019)

e Sherwood Local Wetlands Inventory (David Evans, Inc, 1992)

e Natural Resource Conservation Service (NRCS) Soil Survey of
Washington County Area, Oregon (Web Soil Survey, 2019)

e Brookman Addition Concept Plan — Final Report (Otak 2009)

ES&A wetland scientists, Kim Reavis and Kim Sanderford conducted the site
investigations on December 17-18, 2019. ES&A collected wetland determination
data at seventeen (17) locations to define the wetland boundaries (Figure 3).
The wetlands are documented by wetland delineation data forms DP-1 through
DP-17 (Appendix C). CWS VC data was recorded at seven (7) VC data plots to
characterize the adjacent VC (Appendix D).

The wetland delineation data was collected using the methodology provided in
the Regional Supplement to the Corps of Engineers Wetlands Delineation
Manual: Western Mountains, Valleys, and Coast Region (Version 2.0) (USACE,
2010).

The Sensitive Area boundaries and the data plot locations were flagged in the
field and subsequently surveyed by Pioneer Design Group, a professional land
surveyor (Figure 3). The Vegetated Corridor data locations (VC1 —-VC7) were
mapped in the field from known locations and added to the base survey.

SENSITIVE AREAS

There are four main resource areas located within the southern portion of the site
which include: eight (8) wetland areas, the main Cedar Creek channel, an
unnamed tributary, and a constructed channel (Figure 3). The tributary flows
seasonally from offsite through the driveway culvert west to southeast