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CITY OF SHERWOOD February 20, 2024 
Staff Report  
  Moser Pass  

Case File: LU 2020-020 PUD/SUB  
  Final Development Plan 

 
To:  Planning Commission 
 
 
From:       

  
 _____________________ 
     Joy Chang 

Senior Planner  
 
Proposal: On March 7, 2023, City Council adopted Ordinance 2023-001 approving a 
Planned Unit Development (PUD) and Subdivision to be known as Moser Pass PUD (Case 
File LU 2022-020 SUB/PUD). The applicant now proposes a Final Development Plan and 
Final Subdivision Plat for the PUD.  Like the approved project, the Final 
Development/Subdivision Plat proposes a 30-lot residential subdivision and PUD with a 
community park on a 12.36-acre property. The property is zoned Very Low Density 
Residential (VLDR) and is in the Southeast Sherwood Master Plan area. The applicant is 
proposing a minimum lot size of 10,000 SF and overall density of approximately 3.06-units 
per acre. 
 
Pursuant to the Development Code, Section 16.40.30 the Planning Commission reviews 
Final Development Plans for PUDs for compliance with the preliminary approval. 
Furthermore, if the PUD involves the subdivision of land, a final plat must be prepared and 
submitted for final approval, pursuant to Chapter 16.120. 
 
The applicant’s materials for Final Development Approval include a narrative, detailed final 
development plan, landscape plans, preliminary plat, proposed and Annexation to Denali 
Subdivision CC&Rs. During this phase of the project, the Planning Commission reviews 
the specific conditions of approval ordered at the preliminary phase of the project to ensure 
that it meets the intention of the preliminary approval.  

I. BACKGROUND 
 
A. Applicant/Owner: 
 
 
 

J.T. Roth Construction 
12600 SW 72nd #200 
Portland OR  97223 
 

Applicant’s Representative:  
 

Jennifer Arnold, Emerio Design 
1500 Valley River Drive, Suite 100 
Eugene, OR  97401 
503-746-8812 or jarnold@emeriodesign.com 
 

 

Application Submitted: September 27, 2023 
 Application Complete: January 3, 2024 

  120-Day Deadline: May 5, 2024                                                                                
Public Hearing: February 27, 2024 
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B. Location: 22900 SW Murdock Road (Tax Lot 2S133BC001700), northeast corner of 
SW Murdock Rd. and SW Upper Roy St. 

 
C.  Parcel Size: The site is comprised of 12.36 acres. 
 
D. Existing Development and Site Characteristics: The subject site contains a single-

family residence and several outbuildings. Vegetation cover at the rear of the property 
includes a mixture of trees, shrubs, and grass. A 0.17-acre wetland is located near the 
north property line and is proposed for removal and mitigation within the Tualatin River 
basin. 

 
E. Site History:  The subject site is identified as the “Moser” property and is located at the 

north end of the SE Sherwood Master Plan study area. The property has been occupied 
by a single-family residence and several outbuildings for many years. A mature forest 
was located behind the home towards the middle and eastern edges of the property 
until it was removed by the previous owner between 2006 and 2007. The site is located 
north of the former Ken Foster Farm site and is not known to have soil contaminants.   

 
 The site was issued a tree removal permit (AD 2022-067) and a grading permit to 

prepare the site for development. The site was used for parking for the Sherwood Street 
of Dreams event that took place on the adjacent Denali Summit development in July 
2022. The grading permit allowed the site to be used for parking and required protection 
of the on-site wetland. The tree removal permit allowed removal of 20 of the existing 70 
on-site trees.  

 
The City Council approved a 30-lot Planned Unit Development and Subdivision (LU 
2022-020 SUB/PUD) on March 7, 2023 under Ordinance 2023-001.  
 

F.  Zoning Classification and Comprehensive Plan Designation: Very Low Density 
Residential Planned Unit Development (VLDR-PUD) for residential use and single 
family homes. 

 
G. Adjacent Zoning and Land Use: The surrounding properties to the north and south 

are zoned VLDR and the properties to west and across SW Murdock Road are zoned 
Low Density Residential Planned Unit Development (LDR-PUD). The land use is 
residential. 

 
H.  Review Type: According to § 16.40.030, upon approval of the PUD overlay zoning 

district and preliminary development plan by the Council, the applicant is required to 
prepare a detailed Final Development Plan as per this Chapter, for review and approval 
by the Commission. The Final Development Plan shall comply with all conditions of 
approval as per Section 16.40.020. In addition, if the PUD involves the subdivision of 
land, a final plat must be prepared and submitted for final approval, pursuant to Chapter 
16.120. 

 
I.  Neighborhood Meeting: A neighborhood meeting is not required for Final 

Development Plan Applications.   
 
J.  Public Notice: Notice of this land use application was posted at the site on February 7, 

2024 and in five public locations throughout the City on February 7, 2024. Notice was 
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also mailed to property owners within 1,000 feet of the site and any other party who 
expressed an interest in receiving mailed notice on February 7, 2024, in accordance 
with Section 16.72.020 of the Sherwood Zoning and Community Development Code 
(SZCDC). Notice was also published in the Times newspaper on February 8 and 
February 22, 2024. 

 
K.  Review Criteria: SZCDC§16.40 Planned Unit Development and §16.120 Subdivisions 
   
 

II. PUBLIC COMMENTS 
 

Public notice was mailed, posted on the property, and posted in five locations throughout 
the City on February 7, 2024. Staff did receive one email correspondence from Jesse Delia 
dated February 14, 2024. They are requesting the applicant and/or the city to install a 
crosswalk or a 4-way stop sign at the intersection of SW Upper Road St. and Murdock 
Road. As part of the preliminary approval for the Moser Pass SUB/PUD, intersection 
improvements at SW Murdock Rd/SW Upper Roy St. are required to be constructed 
consisting of a crosswalk and rapid flashing beacon (Condition C6), meeting their request.  
Additional comments from the community are welcome up to the close of the public hearing. 
 

 
III. AGENCY/DEPARTMENTAL COMMENTS 

 
Staff sent e-notice to affected agencies on January 29, 2024. All original documents are 
contained in the planning file and are a part of the official record on this case. The following 
information briefly summarizes those comments: 
 
Sherwood Engineering Department: Staff has reviewed the proposal and states the 
following:  

• The storm sewer location adjacent to SW Murdock Rod is in the process of being 
determined, if the street trees are not allowed in the landscape strip due to the storm 
sewer location, the required Street Trees will be placed outside the storm sewer 
location.  

• The size of Storm Water Facility, Tract B, may get smaller in size.  If Tract B is 
reduced in size, the abutting lots will increase their square footages that meets the 
minimum lot size of the zone.   

• Engineering plans may need to change resulting in a change in easements that 
impact the final plat. Change in easement would not change lot configuration nor lot 
sizes.  

 
No new conditions were recommended on behalf of the Engineering Department.  (Exhibit 
C). 
 
 
 
 
 

IV. REQUIRED FINDINGS 
 

16.40.020 - Preliminary Development Plan  
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A. Generally 
 
A PUD Preliminary Development Plan shall be submitted for the review and approval 
in accordance with Chapter 16.72. PUDs shall be considered: a.) on sites that are 
unusually constrained or limited in development potential, as compared to other land 
with the same underlying zoning designation, because of: natural features such as 
floodplains, wetlands, and extreme topography, or man-made features, such as 
parcel configuration and surrounding development; b.) on parcels of land within the 
Urban Renewal District where flexibility and creativity in design may result in greater 
public benefit than strict adherence to the code; or c.) in other areas deemed 
appropriated by Council during the adoption of a concept plan required by a Metro 
UGB expansion.  
 
STAFF ANALYSIS: The applicant received approval of the PUD on March 7, 2023 under 
Ordinance 2023-001. 
 
 
16.40.030 - Final Development Plan  
 
A. Generally 
 
Upon approval of the PUD overlay zoning district and preliminary development plan 
by the Council, the applicant shall prepare a detailed Final Development Plan as per 
this Chapter, for review and approval of the Commission. The Final Development 
Plan shall comply with all conditions of approval as per Section 16.40.020. In 
addition, the applicant shall prepare and submit a detailed site plan for any non-
single-family structure or use not addressed under Section 16.40.020(B)(6), for 
review and approval, pursuant to the provisions of Chapter 16.90. The site plan shall 
be processed concurrently with the Final Development Plan.  
 
B. Final Subdivision Plat  
 
If the PUD involves the subdivision of land, a final plat must be prepared and 
submitted for final approval, pursuant to Chapter 16.120. 
 
STAFF ANALYSIS: Site designs may change a little between approval at the entitlement 
stage and construction level documents.  Some flexibility is built into the system to 
accommodate these kinds of small changes.  Planning regularly reviews building permits 
to assure they are consistent with the approved entitlements.  The review of a Final PUD 
should find that the approved project, and the project as proposed are substantially in 
conformance with each other.  The same is true for the Final Subdivision Plat review, which 
is similar to the PUD Final Development Plan.  More specifically this means that any of the 
proposed changes between the approved version of the project and the final version should 
continue to satisfy the original criteria used to support the project.  
 
The submittal materials show that changes from the Preliminary Development Plans to the 
Final Development Plans are minor. Through additional surveys, the proposed square 
footage and lot dimensions of the lots are more accurate.  The Very Low Density – PUD 
development standards are still satisfied as shown below.   
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The applicant has prepared and submitted a final plat for final approval, pursuant to Chapter 
16.120. As stated above, the plat is consistent with the preliminary plans (e.g. number of 
lots, open space tracts, right-of-way dedication, etc.). Per City Engineering (Exhibit C), 
public improvements plans may require minor changes that would impact the final plat 
(easements and the sizing of Tract B). Potential changes to the plat, based on the review 
of public improvement plans, will not alter the project in a way that jeopardizes any of the 
criteria used for the original approval.   
 
One change of note is the labeling of the Open Space Tracts. The preliminary plans showed 
a pedestrian path as “Tract E”.  The pedestrian path still exists as a pedestrian easement 
instead of an open space tract. The new community park in now considered Tract E and 
the proposal does not have a Tract F.  Some Conditions of Approvals are impacted by the 
relabeling.      
 
Regarding the requirement that the project comply with conditions of approval, conditions 
are divided into thresholds, or ‘triggers.’  These include triggers such as ‘prior to building 
permit’ or ‘prior to occupancy of a structure.’ It is important to walk through which conditions 
apply at this stage, and which conditions are required to be satisfied prior to this approval. 
The “General Conditions” are intended to be informational, such as listing expiration dates 
and such. These generally act more like notifications to the applicant.  Other milestones 
are triggered by specific events.  Most of these events come after a Final Plan is approved. 
Therefore, they cannot apply at this stage. For example, the applicant cannot proceed with 
any site disturbance until the Final Development Plan and the Final Engineering Public 
Improvement Plans are approved. Therefore, only conditions listed in the Conditions of 
Approval for LU 2022-020 SUB/PUD subsection B (Prior to Final Subdivision Plat / Final 
Development Plan Approval) are required to be satisfied to comply with the requirements 
of the code section listed above (16.40.030).   
 
FINDING: Based on the discussion above and below, the applicant meets this criterion. 
 
Based on the Notice of Decision, the applicant must demonstrate compliance with the 
following general and specific PUD Detailed Final Development Plan and Subdivision Plat 
requirements: 
 
B. PRIOR TO FINAL SUBDIVISION PLAT / FINAL DEVELOPMENT PLAN APPROVAL 

1. Prior to Final Plat and Final Development Plan approval, provide a revised plat that 
demonstrates how the minimum lot depth and minimum lot width at front property 
line standards are met. 
 
ANALYSIS: The minimum lot depth for the VLDR-PUD is 80-feet and minimum lot 
width at front property line is 25-feet.  Per the submitted Plat, Applicant’s Exhibit 4, 
all proposed lots (Lots 1-30) meet the minimum lot depth and lot width.   
 
FINDING: Based on the discussion above, this condition is met. 
 

2. Prior to Final Plat approval, the applicant shall obtain Final Development Plan 
approval from the Planning Commission. 
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ANALYSIS: This application is for a Final Development Plan approval. The 
Planning Commission is scheduled to hold a public hearing February 27, 2024 and 
if approved, the condition will be satisfied.   
 
FINDING: Based on the discussion above, this condition is met. 
 
 

3. Prior to Final Plat Approval, show a clear vision area on the corners of each street 
intersection in accordance with SZCDC § 16.58.010 Clear Vision Areas. 

 
ANALYSIS: The applicant provided a Clean Vision Sheet, Applicant’s Exhibit E, 
showing the clear vision areas meeting the standards of Section 16.58.010. 
 
FINDING: Based on the discussion above, this condition is met. 

 
 

4. Prior to Final Development Plan approval, the existing access easement shall be 
extinguished on the subject property, or the plans shall be revised to maintain 
existing access within the easement. 

 
ANALYSIS: The applicant is maintaining the existing access easement to the 
abutting neighbor. The applicant provided a “Supplemental Declaration for Denali 
Annexing Moser Pass at Denali” into the existing CC&Rs for Denali Subdivision 
that states the following on Page 3 of the document. 
 
3. Vehicular Access Easement. A vehicular access easement accessing a neighboring 

property to the east crosses Tract B, Tract C and portions of Lots 7-10 as shown on 
the plat. The Denali Homeowners Association shall maintain that portion of the 
easement on Tract C and the owners of Lots 7-10 shall maintain the easement 
crossing their individual properties. The owners of Lots 7-10 are prohibited from 
interfering with the easement and shall not install permanent structures, retaining 
walls, fencing or landscaping over the easement area. 

 
FINDING: Based on the discussion above, this condition is met. 

 
 

5. Prior to Final Development Plan approval, provide a final Landscape Plan 
(including open space improvements) and Forest Restoration Plan. 

 
ANALYSIS: The applicant provided a final Landscape Plan stamped by Clement 
M. Walsh, a licensed landscape architect, that included open space improvements 
(Applicant’s Exhibit 2). A Forest Restoration Plan (AKA Moser Pass at Denali 
Vegetated Corridor Master Plan) was also submitted (Applicant’s Exhibit C) with a 
certification from Nicolas Tompulis, Associate Consulting Arborist from Bartlett 
Tree Experts stating he approved the Forest Restoration plan (Applicant’s Exhibit 
2).   
 
FINDING: Based on the discussion above, this condition is met. 
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6. Prior to Final Plat Approval, the applicant shall provide draft CC&Rs that 
demonstrate how the open space plantings, including the restored forest area, will 
be maintained by the developer or future HOA. 

 
ANALYSIS: The applicant provided a “Supplemental Declaration for Denali 
Annexing Moser Pass at Denali” into the existing CC&Rs for Denali Subdivision 
that states that the open space tracts will be maintained by the Denali 
Homeowners Association.   Specifically, page 3 of the document states the 
following: 
 
1. Common Area. The Common Area of Moser Pass at Denali shall consist of Tracts A, 

C, D and E. Tracts C, D and E shall be available for public use. Tract A is a road 
frontage visual corridor. Tracts C and D are open space. Tract E is a park. Except for 
the restroom facility on Tract E, the Common Area Tracts of Moser Pass at Denali 
shall be maintained by the Denali Homeowners Association as provided in the 
Declaration. If the Association fails to maintain the Common Area, the City of 
Sherwood may use code enforcement to ensure proper maintenance. Tract B is not 
Common Area, but a water quality facility which will be conveyed to the City of 
Sherwood. There shall be no entrance to Tract B except by authorized maintenance 
personnel. The restroom facility on Tract E shall be purchased, installed, maintained, 
repaired and replaced by the City of Sherwood. The City of Sherwood shall be 
responsible for setting the hours, operation, cleaning and maintenance schedule of the 
restroom. Tracts A, C, D and E shall be conveyed to the Denali Homeowners 
Association. 

 
FINDING: Based on the discussion above, this condition is met. 

 
 

7. Prior to final plat approval, submit draft deeds for City review dedicating Open 
Space Tracts Tracts C, D, E, and F to the future HOA. The deeds shall be 
recorded with the final plat. 

 
ANALYSIS: The applicant has submitted a draft deed dedicating Open Space 
Tracks (Tracks C, D, and E) to the future HOA (Applicant’s Exhibit B).  The 
preliminary plans showed Tract E as a pedestrian path.  The pedestrian path was 
removed as an open space “Tract” and is now reflected as a pedestrian easement 
on the plat. The new community park in now considered Tract E and the proposal 
does not have a Tract F.  The final deed will be recorded with the plat.  
 
FINDING: Based on the discussion above, this condition is met. 

 
 

8. Prior to final plat approval, submit draft CC&Rs to the City that describe how Open 
Space Tracts Tracts C, D, E, and F will be maintained by the future HOA. The final 
CC&Rs shall be recorded with the final plat. 
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ANALYSIS: The applicant provided a “Supplemental Declaration for Denali 
Annexing Moser Pass at Denali” into the existing CC&Rs for Denali Subdivision 
that states that the open space tracts will be maintained by the Denali 
Homeowners Association.   Specifically, page 3 of the document previously shown 
above. The final CC&Rs will be recorded with the plat. As previously noted, the 
preliminary plans showed Tract E as a pedestrian path.  The pedestrian path was 
removed as an open space “Tract” and is now reflected as a pedestrian easement 
on the plat. The new community park in now considered Tract E and the proposal 
does not have a Tract F. 

 
FINDING: Based on the discussion above, this condition is met. 

 
 

9. Prior to final plat approval, the plat and CC&Rs shall clearly state that the open 
space Tracts Tracts C, D, E, and F are available for public use. 

 
ANALYSIS: The applicant provided a “Supplemental Declaration for Denali 
Annexing Moser Pass at Denali” into the existing CC&Rs for Denali Subdivision 
that states that the open space tracts are available for public use.   Specifically, 
page 3 of the document states the following: 
 
1. Common Area. The Common Area of Moser Pass at Denali shall consist of Tracts A, 

C, D and E. Tracts C, D and E shall be available for public use. Tract A is a road 
frontage visual corridor. Tracts C and D are open space. Tract E is a park. Except for 
the restroom facility on Tract E, the Common Area Tracts of Moser Pass at Denali 
shall be maintained by the Denali Homeowners Association as provided in the 
Declaration. If the Association fails to maintain the Common Area, the City of 
Sherwood may use code enforcement to ensure proper maintenance. Tract B is not 
Common Area, but a water quality facility which will be conveyed to the City of 
Sherwood. There shall be no entrance to Tract B except by authorized maintenance 
personnel. The restroom facility on Tract E shall be purchased, installed, maintained, 
repaired and replaced by the City of Sherwood. The City of Sherwood shall be 
responsible for setting the hours, operation, cleaning and maintenance schedule of the 
restroom. Tracts A, C, D and E shall be conveyed to the Denali Homeowners 
Association. 

 
As previously noted, the preliminary plans showed Tract E as a pedestrian path.  
The pedestrian path was removed as an open space “Tract” and is now reflected 
as a pedestrian easement on the plat. The new community park in now considered 
Tract E and the proposal does not have a Tract F. 
 
FINDING: Based on the discussion above, this condition is met. 

 
10. Prior to Final Plat Approval, submit draft CC&Rs demonstrating how visual corridor 

Tract A will be owned and maintained by the future HOA. 
 

ANALYSIS: The applicant provided a “Supplemental Declaration for Denali 
Annexing Moser Pass at Denali” into the existing CC&Rs for Denali Subdivision 
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that states that the Tract A, visual corridor, will be maintained by the Denali 
Homeowners Association.   Specifically, page 3 of the document states the 
following: 
 
1. Common Area. The Common Area of Moser Pass at Denali shall consist of Tracts A, 

C, D and E. Tracts C, D and E shall be available for public use. Tract A is a road 
frontage visual corridor. Tracts C and D are open space. Tract E is a park. Except for 
the restroom facility on Tract E, the Common Area Tracts of Moser Pass at Denali 
shall be maintained by the Denali Homeowners Association as provided in the 
Declaration. If the Association fails to maintain the Common Area, the City of 
Sherwood may use code enforcement to ensure proper maintenance. Tract B is not 
Common Area, but a water quality facility which will be conveyed to the City of 
Sherwood. There shall be no entrance to Tract B except by authorized maintenance 
personnel. The restroom facility on Tract E shall be purchased, installed, maintained, 
repaired and replaced by the City of Sherwood. The City of Sherwood shall be 
responsible for setting the hours, operation, cleaning and maintenance schedule of the 
restroom. Tracts A, C, D and E shall be conveyed to the Denali Homeowners 
Association. 

 
FINDING: Based on the discussion above, this condition is met. 

 
 

11. Prior to Final Plat Approval, any septic system within the subject property shall be 
abandoned/removed in accordance with all applicable regulations. 
 
ANALYSIS: The applicant provided documentation of the septic tank 
decommission/abandonment dated August 31, 2023 (Applicant’s Exhibit F). 
 
FINDING: Based on the discussion above, this condition is met. 

 
 

12. Prior to Final Plat Approval, any well within the subject property shall be 
abandoned/removed in accordance with all applicable regulations. 
 
ANALYSIS: The applicant provided well decommissioning documentation 
(Applicant’s Exhibit 3) certifying the well has been abandoned October 9, 2023. 
 
FINDING: Based on the discussion above, this condition is met. 
 

 
13. Prior to Final Development Plan Approval, a new park identified as Tract F shall be 

provided in the location of Lots 30 – 32. The design of the park and amenities 
described below shall be owned and maintained by the HOA unless indicated 
otherwise. The park and amenity design shall receive approval by the Planning 
Commission as part of the Final Development Plan  

a. Park shall include trees and landscaping  
ANALYSIS: Sheet L101 of the Applicant’s Exhibit 2 includes trees and 
landscaping as part of the community park.  
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b. Park shall include lighting  

ANALYSIS: A Lighting Plan has been submitted showing lighting for the 
community park (Applicant’s Exhibit C). 

 
c. Park shall include a minimum flat area of 20,000 SF that is ADA accessible 

from the public street. Required amenities can be located in flat area.  
ANALYSIS: The community park, Tract E, is 32,746 square feet exceeding the 
minimum area of 20,000 square feet. The proposed park is adjacent to a public 
street and can be made ADA accessible. The proposed park does include park 
amenities as shown on the Applicant’s Exhibit D. 

 
d. Park shall include a sports court / facility based on an identified need or 

community desire in the 2021 Parks Master Plan.  
ANALYSIS: The proposed park does include a basketball court as shown on the 
Applicant’s Exhibit D. 

 
e. Park shall include a gazebo or other covered structure with tables and 

seating (minimum 600 SF)  
ANALYSIS: The proposed park does include a covered gazebo with a structure 
area of 600 square feet as shown on the Applicant’s Exhibit D. 

 
f. Park shall include minimum of two benches outside the covered structure  

ANALYSIS: The proposed park does include two park benches, outside the 
covered structure, along the pedestrian path as shown on the Applicant’s Exhibit 
D. 

 
g. Park shall include a new restroom to match the existing restroom at 

Cannery Square, or a similar design approved by the Planning Commission. 
The developer shall be responsible for the installation of underground 
electrical and plumbing and construction of a concrete pad in the final 
location of the restroom. The City shall be responsible for purchasing, 
installing, and long-term maintenance of the restroom. The City shall be 
responsible for setting the hours of operation, cleaning, and maintenance 
schedule of the restroom. 

ANALYSIS: The proposed park does include a new restroom matching the 
existing restroom at the Cannery Square as shown on the Applicant’s Exhibit D. 
Coordination with City of Sherwood Public Works Department will be on-going. 
 

 
h. Parallel on-street parking shall be provided along the south side of Upper 

Roy street adjacent to the park 
ANALYSIS: Parallel on-street parking will be provided along the south side of SW 
Curry Ridge Drive (formally proposed Upper Road St.) adjacent to the park as 
reflected on the Applicant’s Exhibit D. 
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i. Park area can be reduced on a per square foot basis for any off-street 
parking and drive aisles provided that meet the dimensional requirements of 
SZCDC 16.94.020(B)  

ANALYSIS: Per Applicant’s Exhibit D, off-street parking is not proposed for the 
community park.  This Condition of Approval is not being considered. 
 
OVERALL FINDING: Based on the analysis above, this condition is met. 
 
 

14. Prior to Final Plat Approval, submit draft CC&Rs that demonstrate how Tract F will 
be owned and maintained by the future HOA. The CC&Rs shall be recorded with 
the final plat.  
 
ANALYSIS: The applicant provided a “Supplemental Declaration for Denali 
Annexing Moser Pass at Denali” into the existing CC&Rs for Denali Subdivision 
that states that the Tract E, community park, will be owned and maintained by the 
Denali Homeowners Association.   Specifically, page 3 of the document states the 
following: 
 
1. Common Area. The Common Area of Moser Pass at Denali shall consist of Tracts A, 

C, D and E. Tracts C, D and E shall be available for public use. Tract A is a road 
frontage visual corridor. Tracts C and D are open space. Tract E is a park. Except for 
the restroom facility on Tract E, the Common Area Tracts of Moser Pass at Denali 
shall be maintained by the Denali Homeowners Association as provided in the 
Declaration. If the Association fails to maintain the Common Area, the City of 
Sherwood may use code enforcement to ensure proper maintenance. Tract B is not 
Common Area, but a water quality facility which will be conveyed to the City of 
Sherwood. There shall be no entrance to Tract B except by authorized maintenance 
personnel. The restroom facility on Tract E shall be purchased, installed, maintained, 
repaired and replaced by the City of Sherwood. The City of Sherwood shall be 
responsible for setting the hours, operation, cleaning and maintenance schedule of the 
restroom. Tracts A, C, D and E shall be conveyed to the Denali Homeowners 
Association. 

 
As previously noted, the preliminary plans showed Tract E as a pedestrian path.  
The pedestrian path was removed as an open space “Tract” and is now reflected as 
a pedestrian easement on the plat. The new community park in now considered 
Tract E and the proposal does not have a Tract F. 

   
  FINDING: Based on the above discussion, this condition is met. 
 
 

 
V. RECOMMENDATION 

Based on a review of the applicable code provisions, agency comments, and staff review, 
staff finds that the Final Development plan meets the applicable review criteria.  Therefore, 
Staff recommends that the Planning Commission APPROVE the Moser Pass PUD Final 
Development Plan and Final Subdivision Plat (Case File LU 2022-020 SUB/PUD).  
 



 
PUD 19-02 Final Development Plan                       Page 12 of 12 
 

 
 

VI. EXHIBITS 
 
A. Applicant’s materials submitted on September 27, 2023 and January 3, 2024 (Binder) 
B. On-going Conditions of Approval 
C. City of Sherwood Engineering email correspondence of February 12, 2024 
D. Jesse Delia email correspondence dated February 14, 2024  



APPLICANT'S MATERIALS
EXHIBIT A 



Final Plat & Development Plan
Approval

Seeking final plat approval from the Planning Department for LU2022-020 SUB/PUD





 
 

Moser Pass At Denali  
Final Development Plan 

 
Prepared for: 

JT Roth Construction  
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 

 
 
 

 
Prepared by: 

 

 
  



 
 

APPLICANT:  Kehoe Northwest Properties 

  11627 S. Summerville Ave. 

  Portland, OR 97219 

 
CIVIL ENGINEER,  

PLANNING &  

SURVEYOR: Emerio Design, LLC 
6445 SW Fallbrook Pl., Suite 100 

Beaverton, OR 97008 

   
  Roy Hankins, P.E.  

(503) 746-8812 

roy@emeriodesign.com 

 
Jennifer Arnold, Land Use Department Manager  

(503) 746-8812 

jarnold@emeriodesign.com 
 

 

SITE 

LOCATION: The 12.36-acre subject property is located at 22900 SW Murdock Road  
 

TAX LOTS:    2S133BC0; Tax Lot 1700 

 
SITE SIZE: The subject site totals 12.36 acres in size.  

  

ZONING: VLDR 
 

REQUEST: The applicant is seeking approval of final development plan by demonstrating 

compliance with all conditions of approval that are specifically required prior to 

development plan approval.  
 

I. INTRODUCTION 

On March 7, 2023, JT Roth Construction received approval for a 30-lot subdivision/planned unit 

development that included an open space area with pedestrian path connections and a public park. As 

conditioned, the applicant is required to go back to the Planning Commission to seek final development 

plan approval and demonstrate compliance with specific conditions listed below.  

 

B. PRIOR TO FINAL SUBDIVISION PLAT / FINAL DEVELOPMENT PLAN APPROVAL  

1. Prior to Final Plat and Final Development Plan approval, provide a revised plat that demonstrates 

how the minimum lot depth and minimum lot width at front property line standards are met. 

4. Prior to Final Development Plan approval, the existing access easement shall be extinguished on the 

subject property, or the plans shall be revised to maintain existing access within the easement. 

mailto:roy@emeriodesign.com
mailto:jarnold@emeriodesign.com


 
5. Prior to Final Development Plan approval, provide a final Landscape Plan (including open space 

improvements) and Forest Restoration Plan. 

13. Prior to Final Development Plan Approval, a new park identified as Tract F shall be provided in the 

location of Lots 30 – 32. The design of the park and amenities described below shall be owned and 

maintained by the HOA unless indicated otherwise. The park and amenity design shall receive approval 

by the Planning Commission as part of the Final Development Plan   

a. Park shall include trees and landscaping   

b. Park shall include lighting   

c. Park shall include a minimum flat area of 20,000 SF that is ADA accessible from the public 

street. Required amenities can be located in flat area.   

d. Park shall include a sports court / facility based on an identified need or community desire in 

the 2021 Parks Master Plan.   

e. Park shall include a gazebo or other covered structure with tables and seating (minimum 600 

SF)   

f. Park shall include minimum of two benches outside the covered structure   

g. Park shall include a new restroom to match the existing restroom at Cannery Square, or a 

similar design approved by the Planning Commission. The developer shall be responsible for the 

installation of underground electrical and plumbing and construction of a concrete pad in the final 

location of the restroom. The City shall be responsible for purchasing, installing, and long-term 

maintenance of the restroom. The City shall be responsible for setting the hours of operation, 

cleaning, and maintenance schedule of the restroom.  

h. Parallel on-street parking shall be provided along the south side of Upper Roy street adjacent 

to the park  

i. Park area can be reduced on a per square foot basis for any off-street parking and drive aisles 

provided that meet the dimensional requirements of SZCDC 16.94.020(B)   

(…) 

The applicant is required to submit materials demonstrating compliance with conditions of approval 2, 3, 

6-12 and 14 to receive final plat approval. Condition of approval 2 requires the applicant to obtain final 

development plan approval from the Planning Commission prior to submitting for final plat approval. All 

other conditions of approval are required to be satisfied generally throughout the project, prior to approval 

of public improvement plans, prior to issuance of building permits, or prior to issuance of public 

improvements.  

Tract Changes: As proposed at the Planning Commission level, the site plan had Tract A (the Murdock 

landscape tract), Tract B (Water Quality Facility), Tract C (trail/reforested open space), Tract D (open 

space joining development to the south), and Tract E (pedestrian path from the cul-de-sac to Murdock). 

When this application was at the City Council level, the applicant was required to remove lots in favor of 

Tract F (new park) with required park elements. The applicant went back to City Council to present a 

park tract but also made the Tract E pedestrian path an easement which renamed the tracts throughout the 



 
site. This made the newly required park Tract E and there is no Tract F. Although these changes were 

discussed with staff and the City Council, the conditions of approval were never updated with the proper 

Tract references. Tract E has all the required elements as conditioned for Tract F, but the project no 

longer has a Tract F.  

II. RESPONSES TO CONDITIONS OF APPROVAL SPECIFIC TO FINAL DEVELOPMENT 

PLAN APPROVAL  

Response to Condition of approval B1: Minimum lot width at front property line for this zone is 25 feet 

according to 16.12.030.C. As shown on the submitted plat (Exhibit A), minimum lot widths at the front 

property line are met. Lot depth is shown on the submitted plat (Exhibit A) and the standard is 

demonstrated to be met.  

Response to Condition of approval B4: The existing access easement along the northern property line 

to access to an adjacent property is proposed to remain. The HOA is responsible for maintaining this 

access easement and the homeowners of lots 7-10 are prohibited from interfering with the easement as 

stated in the submitted CC&R supplemental declaration (Exhibit B).  

Response to Condition of approval B5: The submitted landscape plan includes the open space 

improvements on Tract E (previously Tract F) for the new park. The submitted reforestation plan calls 

out the proposed plant units, maintenance, and reforestation limits. The landscape and reforestation 

plans can be found in Exhibit C.  

Response to Condition of approval B13: A Park exhibit (Exhibit D) was submitted to demonstrate 

compliance with all aspects of condition of approval 13. Included on the park exhibit are trees and 

landscaping (details are also included in Exhibit C), lighting, an ADA compliant area of 29,000 square feet 

is provided (exceeding the minimum required area per conditions of approval), two sport court/facilities 

are shown (Bocce Ball Court & Horseshoe Pits), A gazebo with seating area, a bathroom area (the 

developer will stub all utilities to the concrete pad), parallel on-street parking is provided, but no off-

street parking is provided.  

Parks Master Plan Chapter 3 include recommended resources, size and access, and additional potential 

resources for new community parks. The applicant has proposed (see Exhibit D) park amenities aligned 

with the Chapter 3 Parks Master Plan guidelines. As shown on Exhibit D, the new community park on 

Tract E includes a natural playground play area, picnic table and benches, open lawn area for sitting and 

informal play, pathways connecting park amenities, additional play features (bocci ball and horseshoe 

pits), a permanent restroom will be provided, drinking fountains, and the park is located on a local street 

with frontage for visibility.  

Tract C is an open space tract that completes a trail system from adjacent development, includes 

reforestation of the hillside and has multiple access points from the local street. A Pathway system 

connecting internal park facilities is listed in the Chapter 3 Parks Master Plan guidelines for 

recommended facilities and the sidewalk system within this subdivision connects pedestrians from Tract 

E to the trail within Tract C.  

Additionally, Chapter 3 of the Parks Master Plan includes recommended resources, size and access, and 

additional potential resources for new neighborhood parks. Access to Tract E (new park) is from a local 



 
public street and adjacent to the front facades of adjacent development meeting access guidelines. 

Several of the recommended resources and additional resources included in this section are also shown 

on Exhibit D. These resources include small scale active recreation (horseshoe pits), drinking fountains, 

restrooms, pedestrian lighting, internal pathway system, perimeter sidewalks, open lawn area, trees, 

picnic table and benches. Lastly, the same chapter of the Parks Master Plan includes guidelines for 

pocket parks. Tract E is larger than the typical size for pocket parks (typically less than ½ acre) but offers 

many of the recommended resources duplicated in the community and neighborhood park guidelines.  

This subdivision offers 2.42 acres of active recreation open space between Tract C and Tract E.  

III. CONCLUSION  

The applicant has submitted required materials to demonstrate compliance with applicable conditions 

of approval and respectfully requests Planning Commission approval for the final development plan.  
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SITE 

LOCATION: The 12.36-acre subject property is located at 22900 SW Murdock Road  
 

TAX LOTS:    2S133BC0; Tax Lot 1700 

 
SITE SIZE: The subject site totals 12.36 acres in size.  

  

ZONING: VLDR 
 

REQUEST: The applicant is seeking approval of final plat approval by demonstrating compliance 

with all conditions of approval that are specifically required prior to plat approval.  

 
I. INTRODUCTION 

On March 7, 2023, JT Roth Construction received approval for a 30-lot subdivision/planned unit 

development that included an open space area with pedestrian path connections and a public park. As 

conditioned, the applicant is required seek final plat approval and demonstrate compliance with specific 

conditions listed below.  

 

B. PRIOR TO FINAL SUBDIVISION PLAT / FINAL DEVELOPMENT PLAN APPROVAL  

1. Prior to Final Plat and Final Development Plan approval, provide a revised plat that demonstrates 

how the minimum lot depth and minimum lot width at front property line standards are met. 

2. Prior to Final Plat approval, the applicant shall obtain Final Development Plan approval from the 

Planning Commission. 

mailto:roy@emeriodesign.com
mailto:jarnold@emeriodesign.com


 
3. Prior to Final Plat Approval, show a clear vision area on the corners of each street intersection in 

accordance with SZCDC § 16.58.010 Clear Vision Areas. 

6. Prior to Final Plat Approval, the applicant shall provide draft CC&Rs that demonstrate how the open 

space plantings, including the restored forest area, will be maintained by the developer or future HOA. 

7. Prior to final plat approval, submit draft deeds for City review dedicating Open Space Tracts Tracts C, 

D, E, and F to the future HOA. The deeds shall be recorded with the final plat. 

8. Prior to final plat approval, submit draft CC&Rs to the City that describe how Open Space Tracts  C, 

D, E, and F will be maintained by the future HOA. The final CC&Rs shall be recorded with the final plat. 

9. Prior to final plat approval, the plat and CC&Rs shall clearly state that the open space Tracts Tracts 

C, D, E, and F are available for public use. 

10. Prior to Final Plat Approval, submit draft CC&Rs demonstrating how visual corridor Tract A will be 

owned and maintained by the future HOA. 

11. Prior to Final Plat Approval, any septic system within the subject property shall be 

abandoned/removed in accordance with all applicable regulations. 

12. Prior to Final Plat Approval, any well within the subject property shall be abandoned/removed in 

accordance with all applicable regulations. 

14. Prior to Final Plat Approval, submit draft CC&Rs that demonstrate how Tract F will be owned and 

maintained by the future HOA. The CC&Rs shall be recorded with the final plat. 

 

The applicant is required to submit materials demonstrating compliance with conditions of approval 2, 3, 

6-12 and 14 to receive final plat approval. Condition of approval 2 requires the applicant to obtain final 

development plan approval from the Planning Commission prior to submitting for final plat approval, 

however City Staff has indicated the review for Final Plat and Final Development Plan are reviewed 

concurrently. All other conditions of approval are required to be satisfied generally throughout the 

project, prior to approval/issuance of public improvement plans, prior to issuance of building permits, or 

prior to issuance of public improvements.  

Tract Changes: As proposed at the Planning Commission level, the site plan had Tract A (the Murdock 

landscape tract), Tract B (Water Quality Facility), Tract C (trail/reforested open space), Tract D (open 

space joining development to the south), and Tract E (pedestrian path from the cul-de-sac to Murdock). 

When this application was at the City Council level, the applicant was required to remove lots in favor of 

Tract F (new park) with required park elements. The applicant went back to City Council to present a 

park tract but also made the Tract E pedestrian path, an easement which renamed the tracts throughout the 

site. This made the newly required park Tract E and there is no Tract F. Although these changes were 

discussed with staff and the City Council, the conditions of approval were never updated with the proper 

Tract references. Tract E has all the required elements as conditioned for Tract F, but the project no 

longer has a Tract F.  

 



 
II. RESPONSES TO CONDITIONS OF APPROVAL SPECIFIC TO FINAL DEVELOPMENT 

PLAN APPROVAL  

Response to Condition of approval B1: Minimum lot width at front property line for this zone is 25 feet 

according to 16.12.030.C. As shown on the submitted plat (Exhibit A), minimum lot widths at the front 

property line are met. Lot depth is shown on the submitted plat (Exhibit A) and the standard is 

demonstrated to be met.  

Response to Condition of approval B2: Application submitted September 26, 2023, requesting Planning 

Commission approval of the Final Development Plan 

Response to Condition of approval B3: Clear vision areas are shown on Exhibit E and are mostly within 

the public utility easement along the frontage of applicable lots. No structures or sight obstructions are 

proposed for those areas.  

Response to Condition of approval B6: Exhibit B includes the CC&R declaration to comply with this 

condition of approval. Maintenance of all public open space tracts is clearly listed as the responsibility of 

the HOA in Exhibit B. If maintenance falls below City standards, code enforcement action is expected to 

be taken.  

Response to Condition of approval B7: The draft deed is included with Exhibit B to declare HOA 

ownership of public open space tracts.  

Response to Condition of approval B8: Exhibit B includes the CC&R declaration to comply with this 

condition of approval. 

Response to Condition of approval B9: Exhibit B includes the CC&R declaration which states all open 

space tracts are available for public use. 

Response to Condition of approval B10: Exhibit B includes the CC&R declaration to comply with this 

condition of approval. Tract A is included with all other tracts to be owned and maintained by the HOA. 

Response to Condition of approval B11: Septic Tank Decommissioning Form included with submittal 

under Exhibit F. 

Response to Condition of approval B12: The Applicant had the well decommissioned on September 22, 

2023.  

Response to Condition of approval B14: Tract F no longer exists with this project, but the Applicant 

believes this condition is associated with the park tract which is Tract E and included in the CC&Rs of 

Exhibit B. All requirements imposed for Tract F are captured within Tract E and Exhibit B clearly 

demonstrates compliance with this condition of approval.  

 

III. CONCLUSION  

The applicant has submitted required materials to demonstrate compliance with applicable conditions of 

approval and respectfully requests approval of the final plat.  
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SITE 
LOCATION: The 12.36-acre subject property is located at 22900 SW Murdock Road  
 
TAX LOTS:    2S133BC0; Tax Lot 1700 
 
SITE SIZE: The subject site totals 12.36 acres in size.  
  
ZONING: VLDR 
 
REQUEST: The applicant is seeking approval of final development plan and final plat by 

demonstrating compliance with all conditions of approval that are specifically required. 
This submittal specifically addresses the incompleteness items included in the October 
24, 2023, incompleteness letter. 

 
I. INTRODUCTION 
On March 7, 2023, JT Roth Construction received approval for a 30-lot subdivision/planned unit 
development that included an open space area with pedestrian path connections and a public park. The 
applicant submitted materials to demonstrate compliance with all required conditions of approval for final 
development plan and final plat approval on September 27, 2023. On October 24, 2023, the applicant 
received a letter of incompleteness listing the needed materials.  



 
II. INCONPLETENESS LETTER ITEMS 

 

Applicant Response: Exhibit E has been updated to include dimensions for each of the 
clear vision triangles. The standards of SZCDC 16.58.010 are shown to be met. 

 

Applicant Response: The applicant has included the updated Landscape Plan with 
appropriate certification information by the required professional. Also included in this 
submittal is a memo by the project Arborist certifying the Forest Restoration Plan.     

 

Applicant Response: The Bargain and Sale Deed has been included in this submittal to 
demonstrate compliance with the above requirement.  

 

Applicant Response: Septic decommissioning materials were sent to Washington County in 
October 2023 to reflect in their system. 



 

 

 

Applicant Response: The lighting shown on the park plan exhibit (Exhibit D) is consistent 
with the submitted lighting plan to address the comment above. The applicant has removed 
the bocce ball court and horseshoe pits from the plan and has replaced those facilities with 
a basketball court to meet the desire of the City. The gazebo is shown to have an ‘interior’ 
area of 600 sf, includes a picnic table and lighting (lighting also reflected in the submitted 
lighting plan). The restroom detail has been added for reference and remaining Public 
Works conditions are ongoing.  
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 f
or

 p
la

nt
 s

ur
vi

va
l. 

Pl
an

ti
ng

 s
ho

ul
d 

no
t 

ta
ke

 p
la

ce
 in

 f
re

ez
in

g 
w
ea

th
er

 o
r 

in
 f
ro

ze
n 

gr
ou

nd
.

G
.

S
C

H
ED

U
LI

N
G

Pl
an

ti
ng

 o
pe

ra
ti
on

s 
sh

ou
ld

 b
e 

sc
he

du
le

d 
to

 a
llo

w
 t

he
 s

ho
rt

es
t 

po
ss

ib
le

 t
im

e 
be

tw
ee

n 
pl

an
t

de
liv

er
y 

to
 j
ob

 s
it
es

 a
nd

 a
ct

ua
l p

la
nt

in
g.

H
.

G
U
A
R
A
N
TE

E 
A
N
D

 R
EP

LA
C

EM
EN

T
1.

A
ll 

pl
an

t 
m

at
er

ia
l s

ha
ll 

be
:

a.
G

ua
ra

nt
ee

d 
fr

om
 t

he
 c

om
pl

et
io

n 
an

d 
fin

al
 in

sp
ec

ti
on

 o
f 
w
or

k 
fo

r 
on

e 
fu

ll 
gr

ow
in

g 
se

as
on

or
 o

ne
 y

ea
r,

 w
hi

ch
ev

er
 is

 lo
ng

er
.

b.
R
ep

la
ce

d 
by

 t
he

 C
on

tr
ac

to
r 

du
rin

g 
th

is
 p

er
io

d,
 if

 a
ny

 p
la

nt
 m

at
er

ia
l i

s 
no

t 
in

 g
oo

d
co

nd
it
io

n 
an

d 
pr

od
uc

in
g 

ne
w
 g

ro
w
th

 w
it
h 

pl
an

ts
 o

f 
th

e 
sa

m
e 

qu
al

it
y,

 s
iz
e,

 v
ar

ie
ty

, 
an

d 
ag

e
as

 t
he

 o
rig

in
al

 a
t 

no
 c

os
t 

to
 t

he
 o

w
ne

r 
un

de
r 

gu
ar

an
te

e 
by

 t
he

 C
on

tr
ac

to
r.

2
.
Ex

ce
pt

io
ns

 t
o 

th
is

 g
ua

ra
nt

ee
: 
in

cl
ud

e 
m

at
er

ia
l d

am
ag

ed
 b

y 
se

ve
re

 w
ea

th
er

 c
on

di
ti
on

s;
 d

ue
 t

o
O

w
ne

r's
 n

eg
lig

en
ce

; 
no

rm
al

ly
 u

nf
or

es
ee

n 
pe

cu
lia

rit
ie

s 
of

 t
he

 p
la

nt
in

g 
si

te
; 
or

 lo
st

 d
ue

 t
o

va
nd

al
is

m
.

3
.
A
ll 

re
ce

ip
ts

 f
or

 s
oi

l a
m

en
dm

en
t 

an
d 

to
ps

oi
l d

el
iv

er
y 

ar
e 

to
 b

e 
ke

pt
 o

n 
si

te
 f
or

 O
w
ne

r's
R
ep

re
se

nt
at

iv
e'

s 
in

sp
ec

ti
on

.
I.

PR
O

TE
C

TI
O

N
Ex

is
ti
ng

 r
oa

ds
, 
si

de
w
al

ks
, 
an

d 
cu

rb
s,

 la
nd

sc
ap

in
g,

 a
nd

 o
th

er
 f
ea

tu
re

s 
ar

e 
to

 b
e 

pr
ot

ec
te

d 
to

re
m

ai
n 

as
 f
in

al
 w

or
k.

  
Lo

ca
ti
on

 o
f 
un

de
rg

ro
un

d 
ut

ili
ti
es

 t
o 

be
 v

er
ifi

ed
 p

rio
r 

to
 d

oi
ng

 w
or

k.
  
A
ny

da
m

ag
e 

to
 s

er
vi

ce
 li

ne
s,

 e
xi
st

in
g 

fe
at

ur
es

, 
et

c.
 c

au
se

d 
by

 la
nd

sc
ap

in
g 

in
st

al
la

ti
on

 a
re

 t
o 

be
re

pa
ire

d 
to

 t
he

 o
rig

in
al

 c
on

di
ti
on
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J.
PL

A
N
T 

Q
U
A
LI

TY
 A

S
S
U
R
A
N
C

E
1.

A
ll 

pl
an

ts
 s

ho
ul

d 
be

 p
ro

pe
rly

 s
to

re
d 

to
 a

ss
ur

e 
he

al
th

 a
t 

pl
an

ti
ng

 t
im

e.

2
.
N
ur

se
ry

 s
to

ck
 s

ha
ll 

be
 h

ea
lt
hy

, 
w
el

l b
ra

nc
he

d 
an

d 
ro

ot
ed

, 
fo

rm
ed

 t
ru

e 
to

 v
ar

ie
ty

 a
nd

 s
pe

ci
es

,
fu

ll 
fo

lia
ge

d,
 f
re

e 
of

 d
is

ea
se

, 
in

ju
ry

, 
de

fe
ct

s,
 in

se
ct

s,
 s

ca
rs

, 
br

ea
ks

, 
w
ee

ds
, 
an

d 
w
ee

d 
ro

ot
s.

Tr
ee

s 
sh

al
l h

av
e 

st
ra

ig
ht

 t
ru

nk
s,

 s
ym

m
et

ric
al

 t
ip

s,
 a

nd
 h

av
e 

an
 in

ta
ct

 s
in

gl
e 

le
ad

er
. 
 A

ny
 t

re
es

w
it
h 

do
ub

le
 le

ad
er

s 
w
ill
 b

e 
re

je
ct

ed
 u

po
n 

in
sp

ec
ti
on

. 
 A

ll 
Pl

an
ts

: 
Tr

ue
 t

o 
na

m
e,

 w
it
h 

on
e 

of
 e

ac
h

bu
nd

le
 o

r 
lo

t 
ta

gg
ed

 w
it
h 

th
e 

co
m

m
on

 a
nd

 b
ot

an
ic

al
 n

am
e 

an
d 

si
ze

 o
f 
th

e 
pl

an
ts

 in
 a

cc
or

da
nc

e
w
it
h 

st
an

da
rd

s 
of

 p
ra

ct
ic

e 
of

 t
he

 A
m

er
ic

an
 A

ss
oc

ia
ti
on

 o
f 
N
ur

se
ry

m
en

, 
an

d 
sh

al
l c

on
fo

rm
 t

o 
th

e
S
ta

nd
ar

di
ze

d 
Pl

an
t 

N
am

es
, 
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4
2
 E
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ti
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3
.
C

on
ta

in
er

 g
ro

w
n 

st
oc

k:
 S

m
al

l c
on

ta
in

er
-g

ro
w
n 

pl
an

ts
, 
fu

rn
is

he
d 

in
 r

em
ov

ab
le

 c
on

ta
in

er
s,

 s
ha

ll 
be

w
el

l-r
oo

te
d 

to
 e

ns
ur

e 
he

al
th

y 
gr

ow
th

. 
 C

on
ta

in
er

 p
la

nt
s 

gr
ow

n 
in

 c
on

ta
in

er
s 

a 
m

in
im

um
 o

f 
on

e
ye

ar
 p

rio
r 

to
 d

el
iv

er
y,

 w
it
h 

ro
ot

s 
fil

lin
g 

co
nt

ai
ne

r 
bu

t 
no

t 
ro

ot
 b

ou
nd
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B
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e 
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 s
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e 
to

 b
e 
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el

l-b
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l b
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d 
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so
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d.
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C
on

tr
ac

to
r 

m
ay

 s
to

ck
pi

le
 s

it
e 

to
ps

oi
l f

or
 p

os
si

bl
e 

re
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e 
in

 la
nd

sc
ap

e 
be

ds
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 S

to
ck

pi
le

d 
to

ps
oi

l
to

 b
e 

te
st

ed
 b

y 
a 

so
il'
s 

la
bo

ra
to

ry
 f
or

 n
ur

se
ry

 o
r 
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ul
tu

ra
l u

se
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nd
 r
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om

m
en
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ti
on

s 
fo

r
am

en
dm

en
ts

 t
o 

be
 f
ol

lo
w
ed

.

2
.

S
it
e 

to
ps

oi
l t

o 
be

 s
cr

ee
ne

d 
to

 r
em

ov
e 

al
l g

ra
ss

 c
lo

ds
 a

nd
 d
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ris

 la
rg

er
 t

ha
n 

1"
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Ex

is
ti
ng

 s
it
e

to
ps

oi
l t

o 
be

 a
m

en
de

d 
w
it
h 

co
m

po
st

 a
t 

a 
ra

ti
o 

of
 3

:1
, 
w
it
h 

3
 u

ni
ts

 o
f 
ex

is
ti
ng

 s
oi

l t
o 

on
e 

un
it
 o

f
co

m
po

st
. 
In

 li
eu

 o
f 
am

en
di

ng
 s

it
e 

to
ps

oi
l, 

co
nt

ra
ct

or
s 

m
ay

 c
ho

os
e 

to
 u

se
 im

po
rt

ed
 3

-w
ay

to
ps

oi
l. 

To
ps

oi
l t

o 
be

 p
la

ce
d 

at
 a

 m
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im
um

 o
f 
6
" 
in

 a
ll 

la
nd

sc
ap

e 
be

d 
ar

ea
s 

an
d 

in
co

rp
or

at
ed

in
to

 e
xi
st

in
g 
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ra
de
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To

ps
oi

l t
o 

be
 p

la
ce

d 
at

 a
 m

in
im

um
 o

f 
12

" 
in

 a
ll 

tr
ee

 p
it
 a

re
as
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In

 a
ll

in
st

an
ce

s,
 p

la
ce

d 
to

ps
oi

l t
o 

be
 in

co
rp

or
at

ed
 in

to
 e

xi
st

in
g 

gr
ad

e.

3
.L

an
ds

ca
pe

 C
on

tr
ac

to
r 

is
 t

o 
de

te
rm

in
e 

an
d 

ve
rif

y 
w
it
h 

th
e 

G
en

er
al

 C
on

tr
ac

to
r 

th
e 

co
nd

it
io

n 
of

th
e 

si
te

 t
op

so
il.

 S
up

pl
y 

al
te

rn
at

e 
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d 
fo

r 
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po
rt

ed
 t

op
so

il 
if 

th
e 

ex
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ti
ng
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op

so
il 
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 n

ot
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nd
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iv
e 

to
 p

ro
pe

r 
pl

an
t 

gr
ow

th
, 
w
it
h 

La
nd

sc
ap
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C

on
tr

ac
to

r 
im

po
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g 
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e 
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ire
d 
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nt
.
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an
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ng
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ll 
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e 
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d 
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n 
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n 
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 t
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 m
ee
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ti
ng
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m

en
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:

a.
G

ra
de

s 
an

d 
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op
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 s
ha

ll 
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s 

in
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ca
te

d.

b.
Pl

an
ti
ng
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ed

 g
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de
s 

sh
al

l b
e 
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pr

ox
im

at
el

y 
3
” 

be
lo

w
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en
t 

w
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vi
ng

, 
fin
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d
gr
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e 

lin
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 e
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.,
 t

o 
al

lo
w
 f
or

 b
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k 
ap

pl
ic

at
io

n.

c.
Fi

ni
sh

 g
ra

di
ng

 s
ha

ll 
re

m
ov

e 
al

l d
ep

re
ss

io
ns

 o
r 

lo
w
 a

re
as

 t
o 

pr
ov

id
e 

ad
eq

ua
te

 d
ra

in
ag

e
th

ro
ug

ho
ut

 t
he

 a
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a.

O
ut

lin
e 

S
pe
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fic

at
io

ns
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nt
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g:
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an

ti
ng

 S
pe
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fic

at
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ns
:
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l p
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pa

ra
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al

l a
re
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 s

ho
w
in

g 
an

y 
un

de
si

ra
bl

e 
w
ee

d 
or

 g
ra

ss
 g

ro
w
th

 s
ha

ll 
be

tr
ea

te
d 

w
it
h 

R
ou

nd
up

 o
r 

C
he

et
ah

 P
ro

 in
 s

tr
ic

t 
ac

co
rd

an
ce

 w
it
h 

th
e 

m
an

uf
ac

tu
re

r's
 in

st
ru

ct
io

ns
at

 le
as

t 
on

e 
w
ee

k 
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io
r 

to
 p

la
nt

in
g.

 A
n 

al
te

rn
at

iv
e 

m
et

ho
d 

of
 t

re
at

in
g/

re
m

ov
in

g 
un

de
si

ra
bl

e
w
ee

d 
or

 g
ra

ss
 g

ro
w
th

 m
us

t 
be

 a
pp

ro
ve

d 
by

 t
he

 L
an

ds
ca

pe
 A

rc
hi

te
ct

 o
r 

th
e 

O
w
ne

r's
R
ep

re
se

nt
at

iv
e.

2
.

W
he

n 
us

ed
, 
he

rb
ic

id
es

 s
ho

ul
d 

co
nf

or
m

 t
o 

na
ti
on

al
, 
st

at
e,

 a
nd

 lo
ca

l c
od

es
; 
sh

ou
ld

 o
nl

y 
be

 u
se

d
as

 p
er

 la
be

l i
ns

tr
uc

ti
on

s;
 a

nd
 s

ho
ul

d 
be

 u
se

d 
in

 a
 s

af
e 

an
d 

en
vi

ro
nm

en
ta

lly
 p

ro
te

ct
iv

e 
m

an
ne

r.
A
pp

lic
at

io
ns

 s
ho

ul
d 

on
ly

 b
e 

m
ad

e 
by

 in
di

vi
du

al
s 

pr
op

er
ly

 li
ce

ns
ed

 b
y 

th
e 

O
D

A
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O
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A
R
A
TI

O
N

1.
S
oi

l s
ho

ul
d 

be
 r

ea
so

na
bl

y 
fr

ee
 o

f 
ro

ck
s,

 d
eb

ris
, 
an

d 
no

xi
ou

s 
w
ee

ds
. 
S
oi

ls
 s

ho
ul

d 
be

 t
es

te
d 

an
d,

if 
it
 is

 s
ub

so
il 

or
 o

f 
po

or
 q

ua
lit

y,
 s

uf
fic

ie
nt

 t
op

so
il 

or
 a

m
en

dm
en

ts
 s

ho
ul

d 
be

 b
ro

ug
ht

 in
 t

o
as

su
re

 p
la

nt
 h

ea
lt
h.

2
.

W
or

k 
al

l a
re

as
 b

y:
a.

R
ot

ot
ill
in

g 
to

 a
 m

in
im

um
 d

ep
th

 o
f 
8
"

b.
R
em

ov
in

g 
al

l s
to

ne
s 

(o
ve

r 
11
/2

" 
si

ze
),
 s

ti
ck

s,
 m

or
ta

r,
 la

rg
e 

cl
um

ps
 o

f 
ve

ge
ta

ti
on

, 
ro

ot
s,

de
br

is
, 
or

 e
xt

ra
ne

ou
s 

m
at

te
r 

tu
rn

ed
 u

p 
in

 w
or

ki
ng

c.
Le

ve
lin

g,
 s

m
oo

th
in

g 
an

d 
lig

ht
ly

 c
om

pa
ct

in
g 

ar
ea

 t
o 

pl
us

 o
r 

m
in

us
 0

.1
0
' (

fe
et

) 
of

 r
eq

ui
re

d
gr

ad
es

.

3
.I

m
po

rt
ed

 s
oi

ls
 s

ho
ul

d 
be

 f
re

e 
of

 d
is

ea
se

, 
w
ee

ds
, 
pe

st
s,

 a
nd

 d
eb

ris
. 
S
oi

l a
m

en
dm

en
ts

 s
ho

ul
d

be
 f
re

e 
of

 d
is

ea
se

s,
 p

es
ts

, 
w
ee

ds
, 
an

d 
or

 c
he

m
ic

al
s 

in
cl

ud
in

g 
he

rb
ic

id
es

.
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A
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TI

N
G
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O

LE
1.

PR
EP

A
R
A
TI

O
N
: 
S
ho

ul
d 

co
ns

is
t 

of
 la

yi
ng

 o
ut

 p
la

nt
 lo

ca
ti
on

s,
 d

ig
gi

ng
 h

ol
es

, 
an

d 
ad

di
ng

am
en

dm
en

ts
 if

 c
al

le
d 

fo
r.

3
.L

O
C

A
TI

O
N
S
: 
Pl

an
ts

 s
ho

ul
d 

be
 lo

ca
te

d 
as

 p
er

 p
la

n 
or

 s
pe

ci
fic

at
io

n.
 P

la
ce

m
en

t 
sh

ou
ld

 b
e

m
od

ifi
ed

 t
o 

av
oi

d 
ex

is
ti
ng

 u
ti
lit

ie
s,

 a
nd

 ir
rig

at
io

n 
eq

ui
pm

en
t.

 M
aj

or
 m

ov
em

en
t 

of
 p

la
nt

s 
sh

ou
ld

be
 a

pp
ro

ve
d 

by
 o

w
ne

r 
or

 o
w
ne

r's
 r

ep
re

se
nt

at
iv

e.
 I
f 
th

e 
co

nt
ra

ct
or

 r
ec

og
ni

ze
s 

pr
ob

le
m

s 
w
it
h

ul
ti
m

at
e 

pl
an

t 
si

ze
 f
or

 a
re

a 
sp

ec
ifi

ed
, 
co

nt
ra

ct
or

 s
ho

ul
d 

in
fo

rm
 L

an
ds

ca
pe

 A
rc

hi
te

ct
 o

r 
th

e
O

w
ne

r's
 R

ep
re

se
nt

at
iv

e 
in

 w
rit

in
g 

ab
ou

t 
su

bs
ti
tu

ti
ng

 o
r 

m
ov

in
g 

pl
an

t.

2
.
PL

A
N
T 

H
O

LE
S

a.
Pl

an
ti
ng

 h
ol

es
 s

ho
ul

d 
be

 d
ug

 w
it
h 

a 
w
id

th
 2

 t
o 

2
 1
/2

 t
im

es
 t

he
 r

oo
t 

ba
ll 

an
d 

to
 a

 d
ep

th
2
”-

4
” 

le
ss

 t
ha

n 
th

e 
or

ig
in

al
 r

oo
t 

ba
ll'
s 

de
pt

h 
in

 t
he

 c
on

ta
in

er
 o

r 
ba

ll.
 T

he
 d

ep
th

 o
f 
th

e
ro

ot
 b

al
l i

n 
th

e 
pl

an
ti
ng

 h
ol

e 
sh

ou
ld

 le
av

e 
th

e 
ro

ot
 c

ro
w
n 

2
” 

ab
ov

e 
th

e 
fin

is
he

d 
gr

ad
e 

to
al

lo
w
 f
or

 s
et

tl
in

g 
af

te
r 

pl
an

ti
ng

 a
nd

 m
ul

ch
 a

pp
lic

at
io

n.
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December 22, 2023 
 
Ash Creek Forest Management, LLC 
P.O. Box 231208  
Tigard, OR 97281-1208 
 
Moser Pass at Denali Forestry Plan Response 
 
   
Ash Creek, 
 
I reviewed the Moser Pass at Denali Vegetated Corridor Master Plan dated December 21,2023. 
A survey of the work site by Northwest Surveying Incorporated dated March 7, 2022, was 
provided. An inventory of trees by Peter van Oss dated March 15, 2022, was also provided. The 
Moser Pass at Denali Vegetated Corridor Master Plan proposes creating an oak forest habitat in 
the northeast corner of the development (Tract C). Based on the contents of the master plan, in 
addition to the data provided by the survey and tree inventory, I approve the Moser Pass at 
Denali Vegetated Corridor Master Plan. 
 
If you have any questions about my observations or recommendations, please contact me. 
 

 
 
Nicholas Tompulis 
Associate Consulting Arborist 
Plant Healthcare Specialist 
ISA Certified Arborist #PN-9556A 
ISA Tree Risk Assessment Qualified 
ntompulis@bartlett.com 
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Well Decommissioning



WELL I.D. LABEL# L
START CARD #

Owner Well I.D.
First Name

Address
Zip

(1) LAND  OWNER

 New Well  Deepening
 Abandonment(complete 5a)

 Conversion

(3) DRILL METHOD
 Rotary Air  Rotary Mud  Cable  Auger  Cable Mud

 OtherReverse Rotary

(4) PROPOSED USE  Domestic  Community
 Industrial/ Commericial

 Irrigation
 Livestock  Dewatering

 StateCity

STATE OF OREGON
WATER SUPPLY WELL REPORT
(as required by ORS 537.545 & 537.765 and OAR 690-205-0210)

 Thermal  Injection  Other

(5) BORE HOLE CONSTRUCTION
Depth of Completed Well  ft.

SEAL
Material From To Amt

BORE HOLE

(Attach copy)

Dia From To

 Special Standard

(6) CASING/LINER
 Dia

Shoe  Inside  Outside Location of shoe(s)

From To Gauge Stl Plstc Wld ThrdCasing  Liner

(7) PERFORATIONS/SCREENS
Method

Type   Material
 Scrn/slot

widthToFrom
# of
slots

Tele/
pipe size

Casing/
Liner

 Dia

(8) WELL TESTS: Minimum testing time is 1 hour

Yield gal/min Drawdown Drill stem/Pump depth Duration (hr)

Temperature °F  Lab analysis
 Water quality concerns?

Yes

From
Yes (describe below)

To Description

(9) LOCATION OF WELL (legal description)

Tax Lot
  Lot

Twp   Range  E/W WM
Sec  1/4  1/4

Lat ° ' " or   DMS or DD
Long ° ' " or   DMS or DD

County N/S
of the

(10) STATIC WATER LEVEL

 WATER BEARING ZONES
From To Est Flow SWL(psi)SWL Date

(11) WELL LOG Ground Elevation
Material To

End DateBegin Date

(unbonded) Water Well Constructor Certification
I certify that the work I performed on the construction, deepening, alteration, or
abandonment of this well is in compliance with Oregon water supply well
construction standards. Materials used and information reported above are true to
the best of my knowledge and belief.
License Number   Date

Signed

(bonded) Water Well Constructor Certification

ORIGINAL - WATER RESOURCES DEPARTMENT
THIS REPORT MUST BE SUBMITTED TO THE WATER RESOURCES DEPARTMENT WITHIN 30 DAYS OF COMPLETION OF WORK
New exempt use wells must be submitted with a map and recording fee.

Depth water was first found

Temp casing From To

Screen
Dia

 Other

Tax Map Number

I accept responsibility for the construction, deepening, alteration, or abandonment
work performed on this well during the construction dates reported above. All work
performed during this time is in compliance with Oregon water supply well
construction standards.  This report is true to the best of my knowledge  and belief.

License Number   Date

Signed

Existing Well / Pre-Alteration
Completed Well

From

Company
 Last Name

Seal placement method:

Perf/
Screen

+

Date SWL(psi)

  By

Amount Units

sacks/
lbs

 Slot
length

 Perforations
 Screens

SWL(ft)

+

SWL(ft)

+

Contact Info (optional)

Flowing Artesian?

(2a) PRE-ALTERATION
 Alteration (complete 2a & 10)

(2) TYPE OF WORK

To sacks/lbsAmtFromMaterial

(5a) ABANDONMENT USING UNHYDRATED BENTONITE
Proposed Amount

From

+

 Dia

TDS amount

 Casing:

 Seal:

ORIGINAL LOG #

Construction
Begin Time

Actual Amount
+ Yes

Seal Placement Begin Date Begin Time

 A  B  C  D  E  Other:
Backfill placed from  ft. to  ft.    Material
Filter pack from  ft. to  ft. Material Size
Explosives used: Type Amount

Street address of well Nearest address

Pump Bailer Air Flowing Artesian

Dry Hole?

Form Version:

ThrdWldPlstcStlGaugeTo

Calculated

Calculated

Page 1 of 3

1071407

JT ROTH CONSTRUCTION

3490

12600 SW 72ND AVE
PORTLAND OR 97223

0.00

55

699/21/2023

9/21/2023 9/22/2023

1977 10/4/2023

1438 10/4/2023

81470WASH

10/9/2023

DAVID PAYSINGER (E-filed)

JOSE ESTRADA (E-filed)

bluewaterdrilling.com || 503 868 7878

89 ppm

1508

Perf Casing 6 0 16 .2 1 148

drive down

155
155
155
155
155

0
0
0

0
0

Permanent abandonment unknown 6" well
Borehole checked clear.
Camera shows steel casing 0-16'
Drive down perforator used 0-16'
35 sax cement pumped 155' - 0'.9/22/2023 1810

WASHINGTON 2.00 S 1.00 W
33 SW NW 1700

45.35415632
-122.82529289

22900 SW MURDOCK RD, SHERWOOD

6 0 155 Cement 0 155 35 S
31



WATER SUPPLY WELL REPORT -
continuation page

(6) CASING/LINER

(7) PERFORATIONS/SCREENS

(8) WELL TESTS: Minimum testing time is 1 hour

(10) STATIC WATER LEVEL
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CHARLES ESTRADA HELPER WATER 8888851
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Map of Hole

81470WASH

10/9/2023

WATER SUPPLY WELL REPORT - Map with location
identified must be attached and shall include an approximate
scale and north arrow
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After recording return to:  
Denali Homeowners Association 
c/o J.T. Roth Construction Inc. 
12600 SW 72nd Ave #200 
Tigard, OR 97223 
 
No change in tax statements.  

  
Bargain and Sale Deed  

  
 
J.T. Roth Construction, Inc., an Oregon company, Grantor, conveys to, Denali Homeowners Association, 
an Oregon nonprofit corporation, Grantee, the following real property described below. 
 
Tracts C, D, and E, Moser Pass at Denali, in the City of Sherwood, Washington County, Oregon.  

   
BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON TRANSFERRING FEE TITLE SHOULD 
INQUIRE ABOUT THE PERSON’S RIGHTS, IF ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336 
AND SECTIONS 5 TO 11, CHAPTER 424, OREGON LAWS 2007, SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009, AND SECTIONS 2 TO 7, CHAPTER 8, OREGON LAWS 2010. THIS INSTRUMENT DOES 
NOT ALLOW USE OF THE PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION OF APPLICABLE 
LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON 
ACQUIRING FEE TITLE TO THE PROPERTY SHOULD CHECK WITH THE APPROPRIATE CITY OR COUNTY 
PLANNING DEPARTMENT TO VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A LAWFULLY 
ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY THE APPROVED USES 
OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON LAWSUITS AGAINST FARMING OR FOREST 
PRACTICES, AS DEFINED IN ORS 30.930, AND TO INQUIRE ABOUT THE RIGHTS OF NEIGHBORING 
PROPERTY OWNERS, IF ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336 AND SECTIONS 5 TO 
11, CHAPTER 424, OREGON LAWS 2007, SECTIONS 2 TO 9 AND 17, CHAPTER 855, OREGON LAWS 2009, 
AND SECTIONS 2 TO 7, CHAPTER 8, OREGON LAWS 2010.  
  

The true consideration for this conveyance is other valuable consideration.  
  

Dated this ______ day of _________________ 202__.  
  
  
  
  
______________________________________  
By:  McKenzie C. Roth, Vice President 
  
STATE OF OREGON, County of       )ss  
  

This instrument was acknowledged be for me on __________day of ________________, 20___ 
by McKenzie C. Roth. as Vice President of J.T. Roth Construction, Inc. 

  
  
  

____________________________________  
Notary Public for Oregon  
My commission expires:  
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After Recording Return To: 

Karna R. Gustafson 

Vial Fotheringham LLP 

17355 SW Boones Ferry Rd., Suite A 

Lake Oswego, OR 97035 

SUPPLEMENTAL DECLARATION 

FOR DENALI 

ANNEXING MOSER PASS AT DENALI 

THIS SUPPLEMENTAL DECLARATION FOR DENALI ANNEXING MOSER PASS 

AT DENALI is made this _____ day of ________________, 20___, by J.T. Roth Construction, 

Inc., an Oregon corporation (the “Declarant”), with reference to the following facts: 

A. By document entitled Declaration of Covenants, Conditions, and Restrictions for

Denali recorded on May 1, 2019, Instrument No. 2019-026203 in the Official Records of 

Washington County, Oregon, the Declarant created the first phase of Denali ("Original 

Declaration").  The Amended and Restated Declaration of Covenants, Conditions and 

Restrictions for Denali recorded on March 19, 2020, Instrument No. 2020-023343 and re-

recorded on February 2, 2021, Instrument No. 2021-013825 in the Official Records of 

Washington County, Oregon, superceded and replaced the Original Declaration.  The 

Supplemental Declaration for Denali Annexing Denali Meadows was recorded on July 21, 2021, 

as Instrument No. 2021-080765 in the Official Records of Washington County, Oregon.  The 

Supplemental Declaration for Denali Annexing Denali Summit was recorded on December 8, 

2022, as Instrument No. 2022-070754 in the Official Records of Washington County, Oregon 

(collectively, the “Declaration”). 

B. Section 2.2 of the Declaration provides that Declarant may annex additional

property to Denali and thereby make such property subject to the Declaration. 

C. Moser Pass at Denali, the fourth phase of development of Denali, consists of Lots

1-30, Tract B and Common Area Tracts A, C, D and E as shown on the plat.  Tract B, though a 

part of Moser Pass at Denali, is not Common Area.   Moser Pass at Denali, Lots 1-30 and Tracts 

A, B, C, D and E shall be collectively referred to as the “Property”.   

NOW THEREFORE, Declarant declares that the Property shall be held, transferred, sold, 

conveyed and occupied subject to the Oregon Planned Community Act as may be amended from 

time to time (ORS 94.550 to 94.783) and in addition to being subjected to the Declaration, shall 

subject to the following covenants, conditions, restrictions, easements, charges and liens, which 

shall run with the land, which shall be binding upon all parties having or acquiring any right, title 
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or interest in the Property or any part thereof, and which shall inure to the benefit of the 

Association and of each Owner. To the extent provisions herein conflict with the Declaration, 

these provisions shall control the Property. 

1. Common Area.  The Common Area of Moser Pass at Denali shall consist of Tracts

A, C, D and E. Tracts C, D and E shall be available for public use. Tract

A is a road frontage visual corridor. Tracts C and D are open space. Tract E is a

park. Except for the restroom facility on Tract E, the Common Area Tracts of

Moser Pass at Denali shall be maintained by the Denali Homeowners

Association as provided in the Declaration. If the Association fails

to maintain the Common Area, the City of Sherwood may use code

enforcement to ensure proper maintenance. Tract B is not Common Area,

but a water quality facility which will be conveyed to the City of

Sherwood.  There shall be no entrance to Tract B except by authorized

maintenance personnel. The restroom facility on Tract E shall be purchased,

installed, maintained, repaired and replaced by the City of Sherwood.

The City of Sherwood shall be responsible for setting the hours, operation,

cleaning and maintenance schedule of the restroom. Tracts A, C, D and

E shall be conveyed to the Denali Homeowners Association.

2. Commonly Maintained Property. Commonly Maintained Property shall

include the pedestrian access easement path shown on the plat of Moser

Pass at Denali which shall be maintained and repaired by the Denali

Homeowners Association. The path crosses over portions of Lots 5 and 6 as

shown on the plat. The Denali Homeowners Association shall have an easement

over those portions of the Lots the path covers for purposes of maintenance and

repair.

3. Vehicular Access Easement. A vehicular access easement accessing a

neighboring property to the east crosses Tract B, Tract C and portions of Lots

7-10 as shown on the plat. The Denali Homeowners Association shall

maintain that portion of the easement on Tract C and the owners

of Lots 7-10 shall maintain the easement crossing their individual

properties. The owners of Lots 7-10 are prohibited from interfering with

the easement and shall not install permanent structures, retaining walls,

fencing or landscaping over the easement area.

4. Home Square Footage. The square footage of a Home in Moser Pass at Denali

shall not be less than twenty-five hundred (2500) square feet exclusive of

decks, porches, carports and garages. The minimum square footage does

not apply to Accessory Dwelling Units (“ADUs”).

5. Landscaping.  The builder of a Home on a Lot in Moser Pass at Denali shall

install the front landscaping of Lots prior to the occupancy of the Home.  The

Owner shall install the landscaping in the back of their Lot within six (6) months

after the sale of a Home from the builder and shall be responsible for

maintaining the landscaping of their Lot.  Each Owner other than Declarant shall

obtain the ARC’s prior approval of any modification to the front yard

landscaping before commencing.  No ARC approval shall be required

prior to installation of backyard landscaping.
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6. Accessory Dwelling Units. ADUs in Moser Pass at Denali may be separately rented

from the main Home. The ADUs are not subject to a minimum rental period, but are

subject to other restrictions in the Declaration and to the governing statutes of the

City of Sherwood.

DECLARANT DECLARES that pursuant to the terms of the Declaration, Declarant, as 

owner of the real property described in herein, hereby annexes such real property to the planned 

development described in the Declaration.   

IN WITNESS WHEREOF, Declarant has executed this Supplemental Declaration on the 

date set forth above. 

J. T. ROTH CONSTRUCTION, INC. 

an Oregon corporation 

By: 

Theresa A. Roth, President 

STATE OF OREGON ) 

) ss.  ____________________, 2023 

County of  ) 

Personally appeared before me the above-named Theresa A. Roth who, being duly sworn, 

did say that she is the President of J. T. Roth Construction, Inc., an Oregon corporation, and that 

the foregoing instrument was signed on behalf of said corporation by authority of its board of 

directors; and acknowledged said instrument to be its voluntary act and deed. 

Notary Public for Oregon 
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EXHIBIT B 
 

ON-GOING 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, City Council finds that the 
proposed site plan does not fully comply with the standards but can be conditioned to 
comply. Therefore, City Council approves LU 2022-020 SUB / PUD Moser Pass 
subject to the following conditions of approval: 

 

  
A. GENERAL CONDITIONS  

1. Compliance with the Conditions of Approval is the responsibility of the developer 
or its successor in interest.  

2. Development and construction on the site shall conform substantially to the 
preliminary plat plans submitted by Emerio Design as part of the land use review, 
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.  

3. 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.   

4. 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. 

5. All fences within the subdivision shall meet the requirements in Sherwood Zoning 
and Community Development Code Chapter 16.58.020. 

6. The applicant and future owners shall restrict and maintain on-site landscaping, 
utilities, and any other obstructions in the sight distance triangles to provide 
adequate sight distance at access locations. 

7. Prior to Building Permit application submittal, obtain address(es) for the site or 
parcels. 

8. No property created by the subdivision approval shall be disposed of, transferred, 
or sold unit required subdivision approvals are obtained, pursuant to Sherwood 
Zoning & Community Development Code.  

9. The required public improvements and common areas shall be substantially 
completed within one (1) year from the date of the Notice of Decision of the Final 
Development Plan. 

10. Trees within the Clear Vision Areas shall be maintained in accordance with the 
clear vision standards in SZCDC § 16.58.010. Trees shall be pruned to 7 ft. 
above the sidewalk and 10 ft. above the street. 



11. If the existing access easement along the north property line is not extinguished, 
no fences, retaining walls, or permanent structures shall be constructed within 
the easement on Lots 7 – 10 and Tracts B and C. 

12. 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. 

13. The applicant and future owners shall install and maintain the restored forest 
area in accordance with the final Forest Restoration Plan. Landscaping under the 
Forest Restoration Plan is not required for occupancy as tree planting is required 
to follow a specific schedule based on the season. 

14. The proposed development shall comply with the conditions of the CWS Service 
Provider Letter. 

15. Per City of Sherwood standards, all new utilities shall be placed underground. 
16. The Final Plat shall be processed as a Type I administrative decision. The Final 

Development Plan shall be processed as a Type IV land use decision. 
17. The PUD ordinance shall become effective upon approval of the Final 

Development Plan pursuant to SZCDC 16.40.30. 
 

*** 
 
C. PRIOR TO APPROVAL OF THE PUBLIC IMPROVEMENT PLANS / ISSUANCE OF 
A CITY OF SHERWOOD ENGINEERING COMPLIANCE AGREEMENT 

1. Prior to engineering plan approval and any filling of the on-site wetland, the 
proposed development shall obtain a US Army Corps of Engineers/Oregon 
Department of State Lands joint permit. 

2. Prior to Approval of Engineering Public Improvement Plans, the developer shall 
design for street widening improvements (including street lighting and street 
trees) along the subject property frontage of SW Murdock Road to meet a 3-lane 
city arterial street section meeting the approval of the Sherwood Engineering 
Department. 

3. Prior to Approval of Engineering Public Improvement Plans, the developer shall 
design for left turn lanes within SW Murdock Road at the SW Murdock Road/SW 
Upper Roy Street intersection meeting the approval of the Sherwood Engineering 
Department. 

4. Prior to Approval of Engineering Public Improvement Plans, the developer shall 
design for new sidewalk ramps on the western side of the SW Murdock Road/SW 
Upper Roy Street intersection meeting the approval of the Sherwood Engineering 
Department.  These improvements will be city transportation SDC creditable 
(100%) and Washington County TDT creditable (75%) in accordance with the 
applicable jurisdictional regulations. 

5. Prior to Approval of Engineering Public Improvement Plans, the developer shall 
design for new sidewalk ramps on the western side of the SW Murdock Road/SW 



Upper Roy Street intersection meeting the approval of the Sherwood Engineering 
Department.  These improvements will be city transportation SDC creditable 
(100%) and Washington County TDT creditable (75%) in accordance with the 
applicable jurisdictional regulations. (duplicate condition to C4 above) 

6. Prior to Approval of Engineering Public Improvement Plans, the developer shall 
design for new continental crosswalk and rapid flashing beacon at the SW 
Murdock Road/SW Upper Roy Street intersection meeting the approval of the 
Sherwood Engineering Department.  These improvements will be city 
transportation SDC creditable (100%) and Washington County TDT creditable 
(75%) in accordance with the applicable jurisdictional regulations. 

7. Prior to Approval of Engineering Public Improvement Plans, the developer shall 
design for new local street improvements (including street lighting and street 
trees) within the subdivision to meet a 28’ local standard residential street section 
meeting the approval of the Sherwood Engineering Department. 

8. Prior to Approval of Engineering Public Improvement Plans, an engineering 
compliance agreement shall be executed between the developer and the City of 
Sherwood. 

9. Prior to Approval of Engineering Public Improvement Plans, the subject 
development shall design to provide public sanitary sewer service to all proposed 
lots through new public streets/public easements meeting the approval of the 
Sherwood Engineering Department. 

10. Prior to Approval of Engineering Public Improvement Plans, the subject 
development shall design to provide water service and fire protection to all 
proposed lots meeting the approval of the Sherwood Engineering Department. 

11. Prior to Approval of Engineering Public Improvement Plans, the subject 
development shall design to extend public water lines to connect to the water 
lines within SW Murdock Road, SW Byers Lake Terrace and SW Curry Ridge 
Drive meeting the approval of the Sherwood Engineering Department. 

12. Prior to Approval of Engineering Public Improvement Plans, the subject 
development shall design to add a fire hydrant along SW Murdock Road meeting 
the approval of the Sherwood Engineering Department. 

13. Prior to Approval of Engineering Public Improvement Plans, the subject 
development shall design to provide public storm sewer service to all proposed 
lots, new streets and new street widening meeting the approval of the Sherwood 
Engineering Department. 

14. Prior to Approval of Engineering Public Improvement Plans, the proposed 
development shall design to provide on-site water quality treatment/hydro-
modification facilities with maintenance access to all facility structures in 
accordance with city and Clean Water Services standards unless otherwise 
approved by the city and Clean Water Services.  These facilities shall be 
designed meeting the approval of the Sherwood Engineering Department. 



15. Prior to Approval of Engineering Public Improvement Plans, the proposed 
development shall provide a storm report in compliance with CWS standards 
meeting the approval of the Sherwood Engineering Department. 

16. Prior to Approval of Engineering Public Improvement Plans, the proposed 
development shall obtain a DEQ NPDES 1200-C permit. 

17. Prior to Approval of Engineering Public Improvement Plans, a CWS Storm Water 
Connection Permit Authorization shall be obtained. 

18. Prior to Approval of Engineering Public Improvement Plans, the developer shall 
design to underground the existing overhead utilities along the east side of SW 
Murdock Road along the frontage of the subject development meeting the 
approval of the Sherwood Engineering Department. 

 
D. PRIOR TO ISSUANCE OF A SITE GRADING PERMIT 

1. None 
 
E. PRIOR TO ISSUANE OF BUILDING PERMITS 

1. Prior to Issuance of Building Permits for each lot, the applicant shall provide plot 
plans and building plans showing the residential structures meet the 
development standards of the VLDR-PUD zone. No exceptions to the underlying 
standards are permitted unless a modification to the PUD is approved pursuant 
to SZCDC § 16.40. 

2. Prior to Issuance of Building Permits, the applicant shall demonstrate how the 
proposed garages for each residential unit meet the garage standards in SZCDC 
§ 16.12.040. 

3. Prior to Issuance of Building Permits, the applicant shall demonstrate compliance 
with the Residential Design standards in SZCDC § 16.14.010 Table 16.14-1. 

4. Prior to Issuance of Building Permits, the applicant shall provide a House Variety 
Plan that demonstrates compliance with the housing variety standards in 
Residential Design standards in SZCDC § 16.14.010 Table 16.14-1. 

5. Prior to Issuance of Building Permits, substantial completion of the public 
improvements by the Sherwood Engineering Department is required unless 
otherwise approved by the Sherwood Engineering Department in the case of a 
model home. 

 
F. PRIOR TO ACCEPTANCE OF CONSTRUCTED PUBLIC IMPROVEMENTS  

1. Prior to Acceptance of Public Improvements, the developer shall dedicate right-of-
way as necessary to achieve a 39-foot wide half street right-of-way along the 
subject property frontage of SW Murdock Road meeting the approval of the 
Sherwood Engineering Department. 

2. Prior to Acceptance of Public Improvements, the developer shall dedicate right-
of-way to a 52-foot width for local street improvements within the subject 
development meeting the approval of the Sherwood Engineering Department. 



3. Prior to Acceptance of Public Improvements, the developer shall dedicate a 
minimum 8-foot wide PUE along all street frontages within the subject 
development meeting the approval of the Sherwood Engineering Department 
unless otherwise approved by the City Engineer. 

4. Prior to Acceptance of Public Improvements, the developer shall construct all 
required public improvements meeting the approval of the Sherwood Engineering 
Department. 

5. Prior to Acceptance of the Public Improvements, any public sanitary sewer located 
on private property shall have a recorded public sanitary sewer easement 
encompassing the related public sanitary sewer improvements meeting the 
approval of the Sherwood Engineering Department. 

6. Prior to Acceptance of the Public Improvements, the public water system that is 
currently under construction within the Denali Summit subdivision will be required to 
have received Acceptance of Public Improvements by the Sherwood Engineering 
Department. 

7. Prior to Acceptance of the Public Improvements, any public storm sewer located on 
private property shall have a recorded public storm sewer easement encompassing 
the related public storm sewer improvements meeting the approval of the 
Sherwood Engineering Department. 

8. Prior to Acceptance of the Public Improvements, the tract of land containing the 
public water quality facilities meeting the approval of the Sherwood Engineering 
Department shall be dedicated to the City of Sherwood. 

9. Prior to Acceptance of the Public Improvements, any fence for protection of the 
public water quality/hydro-modification facility that is located on private property 
shall have a Fence and Maintenance Covenant recorded meeting the approval of 
the Sherwood Engineering Department. 

10. Prior to Acceptance of the Public Improvements, Sherwood Broadband utilities 
(vaults and conduits) shall be installed along the subject property frontage of all 
streets interior to the subject development and the frontage along SW Murdock 
Road per requirements set forth in City Ordinance 2005-017 and City Resolution 
2005-074.   

 
G. PRIOR TO OCCUPANCY OF STRUCTURES 

1. Prior to Occupancy, open space improvements shall be installed in accordance 
with the Final Open Space Plan and Landscape Plan.  

2. Prior to Occupancy each residence, the front yard of each lot shall be fully 
landscaped excluding any paved off-street parking areas, paved pedestrian 
paths, and utility areas. 

3. Prior to Occupancy, all common landscaped areas must have an irrigation 
system in accordance with SZCDC § 16.92.040(C). 

4. Prior to Occupancy of Each Residence, a minimum of one off-street parking stall 
shall be provided on the lot. Garage spaces cannot be counted towards meeting 
this requirement. The minimum stall dimension is 9 ft. x 20 ft 



5. Prior to Occupancy of Each Residence, one hard surface driveway shall be 
provided on the lot. Pavement width shall be a minimum of 10 ft. wide and 
grades shall not exceed 14%. 

6. Prior to Occupancy, street trees shall be installed in accordance with the final 
landscape plan.   

7. Prior to Occupancy, final acceptance of the constructed public improvements 
shall be obtained from the City of Sherwood Engineering Department unless 
otherwise approved by the city. 

8. Prior to Grant of Occupancy, any private sanitary piping shall be installed in 
compliance with the current Oregon Plumbing Specialty Code. 

9. Prior to Grant of Occupancy, any private water piping shall be installed in 
compliance with the current Oregon Plumbing Specialty Code. 

10. Prior to Grant of Occupancy, any private storm piping shall be installed in 
compliance with the current Oregon Plumbing Specialty Code. 

11. Prior to Occupancy, all open space and visual corridor landscaping shall be 
installed in accordance with the final landscape plans. 
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Joy Chang

From: Craig Christensen
Sent: Monday, February 12, 2024 11:03 AM
To: Joy Chang
Subject: RE: Moser Plass - Incompleteness Response Materials

Joy, 

Storm sewer along SW Murdock Road may prevent street trees in landscape strip. 
Tract B will likely get smaller in size. 
Final easements have yet been determined. 

All of the above is pending upon final engineering plan approval. 

Thank you. 

Craig Christensen, P.E. 
Senior Civil Engineer, Engineering Dept. 
City of Sherwood 
(503) 925‐2301

‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Joy Chang <ChangJ@SherwoodOregon.gov>  
Sent: Monday, February 12, 2024 10:30 AM 
To: Craig Christensen <ChristensenC@SherwoodOregon.gov> 
Subject: Moser Plass ‐ Incompleteness Response Materials 

See attached and thanks for the review. 

Joy L. Chang 
Senior Planner 
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Joy Chang

From: Jesse DElia <jesse.delia.jd@gmail.com>
Sent: Wednesday, February 14, 2024 6:29 PM
To: Planning Mailbox
Subject: Moser Pass Development Plan PUBLIC COMMENT

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you are expecting 
this email and/or know the content is safe. 

I am providing the following public comment on the MOSER PASS Final Development Plan (LU 2022-020 SUB/PUD). 

I request the applicant and/or the city install a crosswalk or 4-way stop sign at the intersection of Upper Roy St. and 
Murdock Rd.  Traffic traveling on Murdock from north to south has limited visibility at this intersection due to rising 
elevation, and cars are typically accelerating to get up the hill. Also, because of a bend in the road to the south, traffic 
traveling north at this intersection also has limited visibility.  With citizens crossing from the new development to access 
Murdock Park and the rest of the city, and visa-versa, it would benefit everyone to have a protected area to cross the 
street here. If you decide not to establish a 4-way stop sign, I would strongly suggest a crosswalk that has an electronic 
signal for higher visibility. 

Thank you for your consideration. 

Jesse D'Elia 
23125 SW William Ave 
Sherwood, OR 97140   
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