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1. Applicant’s Request

Rock Point Construction, LLC, represented by Adrian Oltean (the "Applicant"), submits this Site Plan
Review application for a new 32-unit multifamily development in the City of Sherwood’s Old Cannery
district. Strategically located in the heart of the City, this project will deliver much-needed market-
rate housing within walking distance of key amenities such as dining, retail, and the public library.
The accessibility to urban services provided to future residents of these apartments will also help
the City of Sherwood achieve its mandated CFEC greenhouse gas reduction goals.

According to the 2024 Oregon Housing Needs Analysis (prepared by the Department of
Administrative Services), the City of Sherwood requires 712 dwelling units affordable to
households earning 60-100% of Area Median Income (AMI), what the applicant considers to be
“market rate housing”. A need this project will directly fulfill. Rock Point Construction specializes
providing in high-quality and market-rate apartment units, with a proven track record of successful
infill projects across the Portland Metro area. This 32-unit development is a critical step toward
fulfilling Sherwood’s state identified housing production targets.

To facilitate this development the applicant is also requesting that the City of Sherwood grant
Mandatory Adjustment, as required by state law, to two development standards in the Sherwood
Zoning and Community Development Code. The adjustments are necessary to ensure that this
critical development can be completed at a cost that allows the applicant to provide market rate
rents to future tenants. Without these adjustments site development is still feasible, but it will result
in future rents that would only be affordable to families making above 120% of the AMI and
therefore would not help Sherwood to meet the dire need for affordable housing.

The Applicant has not requested exceptions to Old Town overlay design standards, required open
space, or landscaping regulations. Our goal is to deliver an aesthetically pleasing and community-
enhancing development that aligns with Sherwood’s vision for a thriving and pedestrian focused
Old Town. This project represents a unique opportunity to expand housing options while preserving
Sherwood’s historic character. We look forward to continuing to collaborate with the City staff to
complete this vital development.



2. Procedure and Applicable Criteria [AMENDED]
Procedures [AMENDED]

The procedures for processing this application are found in Chapter 16.72 of the Sherwood Zoning
and Community Development Code. Per Section 16.72.010.A.5 a site plan review for a
development within the Old Town district is to be processed as a Type IV land use application. Per
this Chapter a Type IV application would require a notice period of 20 days, a notice area of 1,000
linear feet, and would be decided by the Sherwood Planning Commission. Per section 16.70.020
of the Sherwood Zoning and Community Development Code an additional “neighborhood meeting”
must be held prior to the public hearing and prior to the submission of a land use application.

State guidance on procedures for processing limited land use decisions changed between the
original date of the submission of the original application and the end of the completeness period.
The applicant acknowledges that while the application for site development review is still
considered a limited land use decision but that the procedures identified in Chapter 16.72 of the
Sherwood Zoning and Community Development Code Shall apply to this application.

In conjunction with the applicant’s request for site plan review, the applicant is requesting that the
City of Sherwood grant a Mandatory Adjustment to the application. The procedure for Mandatory
Adjustments can be found in enrolled Senate Bill 1537 from the 2024 legislative session and shall
be added to ORS Chapter 197A. Per Senate Bill 1537:

“(3) A decision on an application for an adjustment made under this section is a limited
land use decision. Only the applicant may appeal the decision. No notice of the decision is
required if the application is denied, other than notice to the applicant. In implementing this
subsection, a local government may:

(a) Use an existing process, or develop and apply a new process, that complies with
the requirements of this subsection; or

(b) Directly apply the process set forth in this subsection”

Mandatory Adjustments are identified as limited land use decisions. The applicant finds that the
request for a Mandatory Adjustment should be processed simultaneously using the same
procedures as the request for site plan review.

The applicant notes that there is a procedure for variance and adjustments within the Sherwood
Zoning and Community Development Code, however at the time the application was submitted to
the City, the City of Sherwood had not applied for an exemption to the Mandatory Adjustments
which were established by Senate Bill 1537. By not applying for an exemption the City
acknowledged that they shall directly apply state statute for processing Mandatory Adjustments.
As a result the procedures for variance and adjustment adopted by City of Sherwood shall not apply
as they contradict the requirements for a Mandatory Adjustment.



The City of Sherwood has requested in writing that the applicant submit “a request for two (2) ‘Class
A Variances,’” pursuant to the criteria under Chapter 16.84 - Variances, to the maximum density
and minimum lot size standards described within Chapter 16.12 - Residential Land Use Districts.”
The applicant has not requested a variance, but a mandatory adjustment. The criteria for a variance,
associated land use fees, and adopted procedures do not apply to this request as the City of
Sherwood had not applied to an exemption the required mandatory adjustments prior to the initial
submission of this application. As a result the City must directly apply the mandatory adjustment
process which does not require the submission of any ‘Class A Variances,’ pursuant to the criteria
under Chapter 16.84 - Variances, to the maximum density and minimum lot size standards
described within Chapter 16.12 - Residential Land Use Districts.”

The applicant acknowledges that the City of Sherwood has applied for an exemption to the
mandatory adjustments as required by SB 1537 of the 2024 legislative session, and while this
request is being reviewed is granted a stay from granting mandatory adjustments. However, land
use regulations cannot typically be applied ex post facto to an application in progress, and the
applicant requests that the City of Sherwood apply only the procedures and criteria which were in
place at the time the original land use application was submitted.

Applicable Criteria

Applicable criteria for Mandatory Adjustments is established in enrolled Senate Bill 1537 from the
2024 legislative session. The applicant has prepared narrative findings for the requested
adjustment in the following order: 1) Section 38.2, and 2) Section 38.4.

Applicable criteria for site plan review are dispersed throughout the Sherwood Zoning and
Community Development Code, but are derived from the criteria found in Section 16.90.020 -
“Site Plan Review”. The applicant has prepared narrative findings for the requested site plan review
addressing the required sections of the Sherwood Zoning and Community Development Code in
the following order: 1) Chapter 16.90 - “Site Planning”, 2) Chapter 16.12 - “Residential Land Use
Districts”, 3) Chapter 16.50 - “Accessory Structures, Architectural Features, and Decks, 4) Chapter
16.58 - “Vision Clearance and Fence Standards”, 5) Chapter 16.68 - “Infill Development
Standards”, 6) Chapter 16.92 - “Landscaping”, 7) Chapter 16.94 - “Off-Street Parking and
Loading”, 8) Chapter 16.96 - “On-Site Circulation”, 9) Chapter 16.98 - “On-Site Storage”, 10)
Chapter 16.106 - “Transportation Facilities”, 11) Chapter 16.108 - “Improvement Plan Review”,
12) Chapter 16.110 - “Sanitary Sewers”, 13) Chapter 16.112 - “Water Supply”, 14) Chapter
16.114 - “Storm Water”, 15) Chapter 16.116 - “Fire Protection”, 16) Chapter 16.118 - “Public
and Private Utilities”, 17) 16.140 - “Parks Trees and Open Space”, 18) 16.142 - “Wetland Habitat,
and Natural Areas”, 19) 16.154 - “Energy Conservation”, and 20) 16.162 - “Old Town (OT) Overlay
District”.

The applicant would like to note that while this application fulfilled each and every applicable
criterion, that this application is an application for “needed housing” as defined in state rule. As a



result only clear and objective standards, conditions, and procedures may be applied to this
application per OAR 660-008-0015. Several development standards adopted by the City of
Sherwood contain language which is not clear and objective and provide no alternative clear and
objective standards. While the applicant has prepared findings indicating that the proposed
development meets all these subjective criteria, the applicant finds that no subjective criteria may
be considered when reaching a final decision approving or denying this application.



3. Narrative and Findings Related to Mandatory Adjustments

1) SB 1537 Section 38.2

(2) Except as provided in section 39 of this 2024 Act, a local government shall grant a request for
an adjustment in an application to develop housing as provided in this section. An application
qualifies for an adjustment under this section only if the following conditions are met:

(a) The application is for a building permit or a quasi-judicial, limited or ministerial land use
decision;

Finding: This application is for a 32-unit apartment complex. Per the Sherwood Zoning and
Community Development Code (SZCDC) this requires site plan review. Per the applicant’s previous
findings made in Section 2 of this report, site plan review shall be an administrative decision
reached by the Planning Commission and is a limited land use decision. The applicant finds that
this application is for a limited land use decision and therefore this criterion is met.

(b) The development is on lands zoned to allow for residential uses, including mixed-use
residential;

Finding: The subject property has been assigned the underlying zoning district of High Density
Residential. Residential uses are a permitted and expected use in the underlying zone. The
applicant finds that the proposed development is on lands zoned to allow for residential uses and
that therefore this criterion is met.

(c) The residential development is for densities not less than those required under section
55 (3)(a)(C) of this 2024 Act;

Finding: Section 55.3.a.C of SB 1537 requires residential densities of “Seventeen dwelling units
per net residential acre if sited within the Metro urban growth boundary;”. The subject property is
within the Metro urban growth boundary and the Metro jurisdictional boundary. The applicant
proposes 32 dwelling units on a parcel of +/- 1.14 acres. The resultant residential densities would
be ~28.07 dwellings per net residential acre. The applicant finds that 28 dwellings per acre is
greater than 17 dwellings per acre and that therefore this criterion is met.

(d) The development is within an urban growth boundary, not including lands that have not
been annexed by a city;

Finding: The subject property is within an urban growth boundary and has been annexed by the City
of Sherwood. The applicant finds that the development is within an urban growth boundary and
that therefore this criterion has been met.

(e) The development is of net new housing units in new construction projects, including:

(A) Single-family or multifamily; ...



Finding: The proposed development is for a 32 unit apartment complex and therefore is a
multifamily development. The applicant finds that this is an application for multifamily development
and therefore this criteria is met.

...(f) The application requests not more than 10 distinct adjustments to development
standards as provided in this section. A “distinct adjustment” means:

(A) An adjustment to one of the development standards listed in subsection (4) of
this section where each discrete adjustment to a listed development standard that
includes multiple component standards must be counted as an individual
adjustment; or

(B) An adjustment to one of the development standards listed in subsection (5) of
this section where each discrete adjustment to a listed development standard that
includes multiple component standards must be counted as an individual
adjustment; and

Finding: The applicant is requesting an adjustment to the minimum lot size and an associated
adjustment to the maximum density standard in the underlying zone. This represents 2
adjustments to the development standards listed in subsection 4 of section 38 of SB 1537. The
applicant finds that the request is for 2 distinct adjustments and therefore this criterion is met.

(8) The application states how at least one of the following criteria apply:

(A) The adjustments will enable development of housing that is not otherwise
feasible due to cost or delay resulting from the unadjusted land use regulations;

(B) The adjustments will enable development of housing that reduces the sale or
rental prices per residential unit;

(C) The adjustments will increase the number of housing units within the application;

(D) All of the units in the application are subject to an affordable housing covenant
as described in ORS 456.270 to 456.295, making them affordable to moderate
income households as defined in ORS 456.270 for a minimum of 30 years;

(E) At least 20 percent of the units in the application are subject to an affordable
housing covenant as described in ORS 456.270 to 456.295, making them
affordable to low income households as defined in ORS 456.270 for a minimum of
60 years;

(F) The adjustments will enable the provision of accessibility or visitability features
in housing units that are not otherwise feasible due to cost or delay resulting from
the unadjusted land use regulations; or



(G) All of the units in the application are subject to a zero equity, limited equity, or
shared equity ownership model including resident-owned cooperatives and
community land Enrolled Senate Bill 1537 (SB 1537-B) Page 19 trusts making them
affordable to moderate income households as described in ORS 456.270 to
456.295 for a period of 90 years.

Finding: The applicant is a developer who specializes in market rate and below market rate housing.
The applicant has already successfully developed two rental buildings that after construction
qualified for federal financing for low income housing. These projects are located at 5 NE Lincoln
in Hillsboro, Oregon and 5581 N Montana in Portland, Oregon.

Without adjusting the requested development regulations only permit 28 dwelling units on the
subject property. In order to recover construction costs for 28-unit apartment complex the median
apartment rent would be higher than the rents required to recover costs for a 32-unit apartment
complex. The inclusion of an additional 4 dwelling units substantially reduces the rental price of
each unit. The applicant has conducted an internal rent study (excerpts of which can be provided
to the City of Sherwood upon request) which indicates that the future rental prices for the proposed
32-unit apartment complex will be up to 10% lower than typical rents for recently constructed
apartments in the Sherwood area. The applicant finds that the adjustments are required to reduce
the final rental price of each newly constructed unit, therefore criterion B of this section is met.

2) SB 1537 Section 38.4
(4) A local government shall grant an adjustment to the following development standards:..

...(d) Minimum lot sizes, not more than a 10 percent adjustment, and including not more
than a 10 percent adjustment to lot widths or depths...

Finding: The applicant is requesting an adjustment to the minimum lot size of the underlying zone.
The minimum lot size for a multifamily development is 8,000 square feet for the first 2 dwelling
units and 1,500 square feet for each additional dwelling unit beyond 2. A 10 percent adjustment
to this standard results in a minimum lot size of 7,200 square feet for the first 2 dwelling units and
1,350 square feet for each additional dwelling unit beyond the first. The applicant plans to build a
32 unit multifamily complex, upon granting the requested adjustment a 32 unit multifamily
development shall require a lot that is at least 47,700 square feet in area. The subject property is
1.14 acres in area or approximately 49,650 square feet in area. 49,000 is greater than 47,700
square feet, therefore the applicant finds that upon granting this Mandatory Adjustment the
minimum lot size shall be met.

...(8) For manufactured dwelling parks, middle housing as defined in ORS 197A.420,
multifamily housing and mixed-use residential housing....

...(C) Unit density maximums, not more than an amount necessary to account for
other adjustments under this section; and...



Finding: The application is for a 32 unit apartment complex and therefore is an application for a
multifamily housing development. The applicant is requesting a 10 percent adjustment to the
minimum lot size of the underlying zone. The SZCDC has a density requirements in addition to the
minimum lot size standards. The maximum permitted unit density in the High Density Residential
zone is 24 dwelling units per acre. The applicant requests an adjustment to unit density maximums
necessary to grant the previously requested adjustment to minimum lot size. The required
adjustment would be an increase of 4.1 permitted dwelling units per residential acre resulting in a
final unit density of 28.1 dwelling units per acre. The applicant finds that upon granting a
Mandatory Adjustment resulting in a unit density maximum of 28.1 dwelling units per acre that the
maximum density requirement shall be met.



4. Narrative and Findings Related to Site Development
Review [AMENDED]

1) SZCDC Chapter 16.90 - “Site Planning” [AMENDED]
16.90.020 - Site Plan Review

A. Site Plan Review Required

Site Plan review is required prior to any substantial change to a site or use that is not subject to
Residential Design Checklist or Residential Design Review, does not meet the criteria of a minor or
major modification per 16.90.030, issuance of building permits for a new building or structure, or
for the substantial alteration of an existing structure or use. Exemptions noted below.

Site Plan Review is required for the following development:
1. Multi-dwelling...

Finding: The applicant is proposing the development of a new 32-unit apartment complex. All 32
units will be part of a single three story structure. The SZCDC defines a multi-family dwelling as “A
single structure containing five (5) or more dwelling units that share common walls or floor/ceilings
with one or more units. The land underneath the structure is not divided into separate lots. Multi-
dwellings include structures commonly called garden apartments, apartments and condominiums”.
The SZCDC uses the terms Multi-dwelling, multi-family dwelling, and apartment interchangeably.
This application is for a Multi-dwelling as defined by the SZCDC, therefore the applicant finds that
Site Plan Review is required.

...D. Required Findings
No site plan approval will be granted unless each of the following is found:

1. The proposed development meets applicable zoning district standards and design
standards in Division Il, and all provisions of Divisions V, VI, VIl and IX.

Finding: The applicant has prepared findings that show that this application complies with each
and every piece of applicable criteria from SZCDC Divisions I, V, VI, VIII, and IX. The findings are
made below in sections 2 - 19 of Chapter 4 of this document. The applicant finds that this criteria
has been met.

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

Finding: The subject property is situated within City Limits and is surrounded by developed
properties. The applicant will demonstrate throughout Chapter 4 of this document that the subject



property is served by public water facilities, storm and sanitary sewer facilities, and private utility
facilities such as power and communications. The property is less than one block from a public
park and additional findings related to parks and open space are made in Section 17 of Chapter 4
of this document. The subject property is within the service areas of the Sherwood Police
Department and Tualatin Valley Fire and Rescue, therefore it can be adequately served by public
safety services.

The applicant finds that the subject property is adequately served by by services conforming to the
Community Development Plan, including but not limited to water, sanitary facilities, storm water,
solid waste, parks and open space, public safety, electric power, and communications.

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

Finding: The proposed development is not expected to be condoized nor is the applicant proposing
that the subject property be partitioned. The proposed development is a single 32 unit building and
thus shall not be eligible for middle housing land division. The entire subject property shall be under
common ownership, ensuring one entity is responsible for all property management and the
maintenance of all structures, on-site amenities, and required landscaping. The applicant
acknowledges that if the development were ever condoized an organization and associated legal
covenants must be established to ensure an acceptable method of ownership, management, and
maintenance of structures, landscaping, and other on-site features. The applicant finds that this
criteria has been met.

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

Finding: The applicant has provided an existing conditions plan and a wetland delineation which
was preformed as part of a previous application as part of the application materials. The subject
property is currently covered in a mix of native and non-native vegetation, this vegetation contains
a large number of mature trees, most of which are non-native. The applicant proposes to remove
all on-site vegetation outside of the retention of two mature Douglas Fir trees which were previously
identified as significant by the City of Sherwood. It is not feasible to maintain any significant on-site
vegetation as the area is overgrown with non-native and invasive species. An efficient land clearing
process is necessary to remove the overgrowth and prepare for development and this may result
in the loss of the remaining native vegetation. The applicant has proposed landscaping which shall
include primarily native plants as demonstrated by the attached landscaping plan. The proposed
landscaping shall offset the loss of any significant mature native vegetation and shall replace the



invasive and non-native vegetation with appropriate plants. Additional findings related to specific
criteria for development in wetland areas are made in Section 18 of Chapter 4 of this report and
additional findings related to development criteria found in Division VIII of the SZCDC are made
throughout Chapter 4 of this report. The applicant finds that the criteria of this section has been

met.

...6. Electric Vehicle Conduits

a. For proposed multi-family residential or mixed-use developments - proposed
multi-family residential buildings with five or more residential dwelling units and
proposed mixed-use buildings consisting of privately owned commercial space and
five or more residential dwelling units, shall provide sufficient electrical service
capacity, as defined in ORS 455.417, to accommodate no less than 40 percent of
all vehicle parking spaces. Dwelling units in townhouses are not included for
purposes of determining the applicability of this regulation...

Amended Finding: The above requirement is a restatement of OAR 660-012-0410 - “Electric Vehicle
Charging”. ORS 455.417 defines “provision of electric service capacity” as:

“(A)

(i) Building electrical service, sized for the anticipated load of electric vehicle
charging stations, that has overcurrent devices necessary for electric vehicle
charging stations or has adequate space to add the overcurrent devices;

(ii) Designated space within a building to add electrical service with capacity for
electric vehicle charging stations; or

(iii) A designated location on building property, in or adjacent to a landscaped area,
for installing remote service for electric vehicle charging stations; and

(B) A conduit system installed from building electrical service, or from the dedicated spaces
or locations described in subparagraph (A) of this paragraph, to parking spaces that can
support, at a minimum, electrical wiring for installation of level 2 electric vehicle charging
stations and, if the conduit is for future installation of electric vehicle charging stations, that
labels both ends of the conduit to mark the conduit as provided for future electric vehicle
charging stations.”

The applicant would like to note that providing electric service capacity does not include the
installation of electric vehicle charging stations. The applicant plans to provide 40 off-street parking
spaces. 40% of 38 is 16. The applicant shall provide electric service capacity to 16 parking spaces.
The applicant shall build electrical service which would serve 16 electric vehicle charging stations,
will designate a location of the property for installing remote service for future electrical vehicle



charging stations, and install electrical conduit from the building electrical service to the
designated parking spaces.

As ORS 44.517 directed State of Oregon Staff to add provision of electric service capacity to the
state building code, the applicant suggests that the requirement to identify the 16 spaces which
shall have the electric service capacity and to show the plans for installation of the conduit be
differed until building permit submit. The applicant suggests that upon a CONDITION OF APPROVAL
that prior to receiving building permits for the 32-unit apartment building the applicant shall provide
amended plans to the City of Sherwood Building Department which include: a) the designation of
16 parking spaces to receive electric service capacity, b) the installation of electrical conduit to
provide electrical service capacity, and c) the designation of an area on site for the installation of
remote service for electrical charging stations, that the criteria of this section are met.

7. The proposed commercial, Multi-Family dwelling, institutional or mixed-use development
is oriented to the pedestrian and bicycle, and to existing and planned transit facilities. Urban
design standards include the following:

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

Amended Finding: The applicant proposes a design for the 32-unit apartment building that will
include 3 ground floor units which are oriented towards SW Columbia St and a main lobby oriented
towards SW Columbia Street. The lobby entrance shall provide direct pedestrian access to the
pedestrian improvements along SW Columbia St. The lobby entry is emphasized through the
following architectural treatments:

e A 23-wide, 5'-deep metal-framed canopy for weather protection and entry definition;
e An enhanced door height to establish hierarchy over unit entries;
e Wood-finish cladding at the recessed entry alcove; and,

e An adjacent pedestrian bench to activate the streetscape.
The applicant finds that the criteria of this section are met.

b. Buildings are located adjacent to and flush to the street, subject to landscape
corridor and setback standards of the underlying zone.

Finding: This criteria does not impose a fixed built-to line or property line setback but instead
requires buildings to be “adjacent to and flush to the street” within the context of zoning and
landscaping standards. City of Sherwood staff indicated in writing and during meetings that this
results in a maximum setback of 14’ from the front property line and a minimum setback of 14’



from the front property line. However, given the definition of adjacent provided in the SZCDC this is
not the case. “

Adjacent” is defined in the SZCDC as “ A relative term meaning nearby; may or may not be in actual
contact with each other, but are not separated by things of the same kind. For example, a lot is
adjacent to a lot across the street because the lots are separated by a street, not an intervening
lot.” If a building is separated from a street by a 100’ landscaped area then by this definition the
building could be considered adjacent to the street as it is not separated from the street via a
different building (“a thing of the same kind”). Finally, the use of a “relative” term implies that the
term requires interpretation and one can argue that this prevents a standard from ever being clear
or objective.

The applicant agrees that the intent of this criteria appears to be that a building should located as
close to a property line as possible, however this is unclear given the use of the term “adjacent”.
Second the applicant notes that the intent of this criteria seems to directly conflict with the setback
imposed by the underlying zone. If there is a required front property line setback, then a structure
can never have the building line or entryway immediately abut the right of way. The criteria of this
section are therefore neither clear nor objective and shall not apply to the application.

However, despite the lack of objectivity provided in the SZCDC the applicant has attempted to meet
the intent of this criteria by building up to the setback line of the western portion of the property
line. The subject property is irregularly dimensioned, and is seperated from the SW Columbia Street
right of way by this results in a challenge when trying to site the proposed 32-unit apartment
complex flush to SW Columbia St. The setbacks of the HDR zone require that structures be setback
14 linear feet from the front property line. The SZCDC defines “abut” as: “Contiguous to, in contact
with, or adjoining with a common property line; two properties separated by another parcel, lot,
tract or right-of-way measuring twenty (20) feet in width or less, shall be considered abutting for
the purposes of interpreting the infill-related development standards.” The applicant proposes that
the 32-unit apartment complex be developed parallel to the front property line and setback 14’
from the western portion of the front property line which is separated from the right of way by a
portion of a neighboring City owned lot by less than 20’, and is therefore abutting the Columbia St
right of way. Portions of the building shall be setback more than 14’ from the eastern portion of the
irregular front property line, however due to the absence of “a thing of the same type” this portion
of the building is both outside of the setback area and adjacent to the Columbia Street right of way.

As a result while this criteria cannot be applied to this application for site development review the
applicant finds that the proposed 32-unit apartment building is as adjacent and flush to the right
of way as is reasonably possible and that the criteria is also met.

c. The architecture of buildings are oriented to the pedestrian and designed for the
long term and be adaptable to other uses. Aluminum, vinyl, and T-111 siding are
prohibited. Street facing elevations have windows, transparent fenestration, and



divisions to break up the mass of any window. Roll up and sliding doors are
acceptable. Awnings that provide a minimum 3 feet of shelter from rain are required
unless other architectural elements are provided for similar protection, such as an
arcade.

Amended Finding: The requirement that architecture of buildings are oriented to the pedestrian
and designed for the long term and be adaptable to other use requires interpretation as what is
“oriented to the pedestrian” and “adaptable to other use” is up to interpretation and debate. As a
result this portion of this criteria is not clear and objective and may not be applied to this application.
The applicant has proposed a design for the 32-unit apartment that fulfills the objective criteria of
this section and attempts to provide a design which is oriented towards the pedestrian and will be
flexible for future uses despite the subjective nature of these standards.

The proposed design of the 32-unit apartment building is oriented towards Columbia St and has
pedestrian accesses for the street facing ground floor units. These ground floor units could be
adaptable to other uses. The street facing elevation of the building shall have windows and glazed
doors. 3 of the ground floor units with pedestrian access shall have an awning which extends 3’
from the street facing building elevation. This awning combined with the decks of the second story
units shall create a traditional “stoop” area which provides shelter from rain. Stoops and similar
semi-private spaces oriented towards the street are a hallmark of good pedestrian oriented design
which encourages street level interaction. In addition the primary entrance shall be covered b a
similar metal framed awning. The applicant shall not use aluminum, vinyl, or T-111 siding in the
construction of the proposed 32-unit apartment building.

The applicant finds that the proposal fulfills the criteria of this section.

d. Multi-family development requires a minimum of 15 percent of the area of the
primary building elevation adjacent to a public right-of-way to include windows and
entrance doors, and for the side building elevation, adjacent to a public right-of-way
or public accessway, a minimum of 10 percent glazing of area is required...

Finding: The applicant has submitted preliminary elevations and renderings of the proposed 32-
unit apartment building. The elevations show that greater than 15% of the front elevation which is
oriented towards SW Columbia St includes windows and doors. Greater than 28% of the front
elevation contains glazed area. The applicant finds that the glazing requirements of this section
are met.

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



Finding:: The applicant proposes a new driveway onto SW Columbia St. to provide vehicle access to
the multi-family building. There are no nearby local streets that the driveway would need to align
with. The applicant finds that this criteria is met.

2) SZCDC Chapter 16.12 - “Residential Land Use Districts”
16.12.010 - Purpose and Density Requirements

...E. High Density Residential (HDR)

The HDR zoning district provides for higher density multi-family housing and other related uses
with density of 16.8 to 24 dwelling units per acre (except middle housing types pursuant to
16.12.010.F). Minor land partitions shall be exempt from the minimum density requirement...

Finding: The subject property has been assigned to the High Density Residential (HDR) zoning
district. The applicant has requested a Mandatory Adjustment to the density requirements of the
underlying zone. Findings related to the request for a Mandatory Adjustment are made in Chapter
3 of this document. The applicant finds that upon approval of the Mandatory Adjustment that the
resulting unit density maximum shall be 28.1 dwelling units per acre that the maximum density
requirement shall be met.

16.12.020 - Allowed Residential Land Uses
A. Residential Land Uses

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

LDR MDRL MDRH

RESIDENTIAL

+ Multi-Family Dwellings N N N P P

Whereas P=Permitted, C=Conditional, N=Not Allowed

Finding: The applicant is proposing the development of a new 32-unit apartment complex. All 32
units will be part of a single three story structure. The SZCDC defines a multi-family dwelling as “A
single structure containing five (5) or more dwelling units that share common walls or floor/ceilings
with one or more units. The land underneath the structure is not divided into separate lots. multi-
dwellings include structures commonly called garden apartments, apartments and
condominiums”. The SZCDC uses the terms multi-dwelling, multi-family dwelling, and apartment
interchangeably.



The subject property has been assigned to the High Density Residential (HDR) zone. Per the
permitted use table summarized above, multi-family dwellings are permitted uses in the HDR zone.
This application is for the development of a new multi-family dwelling, the applicant finds that the
proposed use is permitted by right in the underlying zone.

16.12.030 - Residential Land Use Development Standards..

...C. Development Standards per Residential Zone



Development Standard by Residential Zone-

Minimum Lot areas:(in square ft.)

+ Multi-FamilyDwelling: for the first 2 units X X X X 8,000 8,000
+ Multi-Family Dwelling: each additional unit X X X X 3,200 1,500
after first 2
Minimum Lot width at front property line: (in 25 25 25 25 25 25
feet)
Minimum Lot width at building line 2: (in feet)
+ Multi-Family dwelling X X X X 60 60
Minimum Lot Depth 80 80 80 80 80 80
Maximum Height (in feet) 3
:bull; All other dwelling types 30 feetor 2 30 feetor 2 30 feetor2 30 feetor 2 35feetor2.5 | 40feetor3
stories staries staries stories stories stories
Setbacks (in feet)
- Front yard > 30 20 20 14 14 14
« Interior side yard ©
+ Multi-Family Dwelling
+ 18 ft. or less in height X X X X 5 5
+ Between 18—24 ft. in height X X X X 7 7
+ If over 24 ft. in height X X X X §16.68 816.68
Infill Infill
+ Rear yard 20 20 20 20 20 20

Finding: The minimum lot size for a multi-family development, as established in the table above, is
8,000 square feet for the first 2 dwelling units and 1,500 square feet for each additional dwelling
unit beyond 2. The applicant has requested a Mandatory Adjustment to this development standard.
Approving the Mandatory Adjustment results in a minimum lot size of 7,200 square feet for the
first 2 dwelling units and 1,350 square feet for each additional dwelling unit beyond the first. The
applicant plans to build a 32 unit multifamily complex, upon granting the requested adjustment a
32 unit multifamily development shall require a lot that is at least 47,700 square feet in area. The




subject property is 1.14 acres or approximately 49,650 square feet. 49,000 is greater than 47,700
square feet, therefore the minimum lot size shall be met.

The minimum lot width at the front property line, as established by the table above, is 25 linear
feet. The subject property is irregularly dimensioned.” The subject property is a through lot, and as
a result has multiple front property lines. The applicant would like to note that all front property
lines exceed the 25 linear feet requirement, however as the proposed 32-unit apartment complex
shall be oriented towards SW Columbia St. and the primary access drive shall be onto SW Columbia
St., the applicant suggests that the front property line which abuts the SW Columbia St right-of-way
should be used to determine if this standard has been met. The SZCDC defines “Lot Width” as “The
horizontal distance between the side lot lines, ordinarily measured parallel to the front lot line, at
the center of the lot, or, in the case of a corner lot, the horizontal distance between the front lot
line and a side lot line.” This definition does not include the lot width at the front property line for
irregularly dimensioned lots. The applicant proposes that the lot width begin at the easternmost
corner of the front property line and be a horizontal distance parallel to the front property line from
the easternmost corner to the western side interior lot line. Using this method the lot width at the
front property line is approx. 184 linear feet. 184 linear feet is greater than 25 linear feet and
therefore the minimum lot width at the property line is met.

The minimum lot width at the building line, as established by the table above is, 60 linear feet. The
building line begins 14 linear feet behind the eastern half of the irregular front property line which
abuts SW Columbia St. Drawing a horizontal line 14 linear feet behind the eastern portion of the
irregular front property line which runs parallel to the front elevation of the proposed 32-unit
apartment building and extends from the eastern side property line to the western side property
line results in a line which is approx 184 linear feet in length. 184 linear feet is greater than 60
linear feet and therefore the minimum lot width at the building line is met.

The minimum lot depth, as established by the table above, is 80 linear feet. The SZCDC defines
“Lot Depth” as “The average horizontal distance between the front and rear lot lines measured in
the direction of the side lot lines.” The lot is irregularly dimensioned and is a through lot with
frontage on 3 public rights-of-way. Using the definitions established in the SZCDC there is no clear
and objective way to determine the lot depth. As the proposed 32-unit apartment complex shall be
oriented towards SW Columbia St. and the primary access drive shall be onto SW Columbia St., the
applicant proposes that the average distance between the front property line which abuts SW
Columbia St and the side interior property line which runs parallel to the SW Columbia St front
property line and abuts Washington County Tax Lots 25132BD00401 and 2S5132BD00402 shall
be the lot depth measured to satisfy this standard. Using this method the lot depth shall be greater
than 170 linear feet. 170 linear feet is more than double 80 linear feet and therefore the minimum
lot depth is met.

The maximum building height, as established by the table above, is 40 linear feet or three stories.
The SZCDC defines “Building Height” as “the vertical distance above a reference datum measured



to the highest point of the coping of a flat roof or to the deck line of a mansard roof or to the
average height of the highest gable of a pitched or hipped roof.” The applicant has included
preliminary architectural elevations which show that the proposed 32-unit apartment building shall
be 3 stories in height and shall be 31.5 linear feet tall when measured from lowest adjacent grade
to the highest point of the proposed roof. The proposed building shall be no more than 3 stories in
height and 31.5 linear feet is less than 40 linear feet, therefore the building height requirement is
met.

The minimum front yard setback is 14 linear feet from a front property line. The submitted
preliminary site plan shows no part of the building constructed within 14 linear feet of any front
property line, with the exception of architectural features. Findings related to the projection of
architectural features are made in Section 3 of Chapter 4 of this document. Therefore with the
exception of architectural features, the front yard setback requirement is met.

The proposed 32-unit apartment complex is to be 31.5 linear feet in height, as previously
established. For buildings greater than 24 linear feet in height the minimum side interior yard
setback is established in SZCDC Chapter 16.68 - “Infill Design Standards”. Findings related to side
interior setbacks are made in Section 5 of Chapter 4 of this document.

The minimum rear yard setback is 20 linear feet from a rear property line. The lot line is an irregular
through lot with street frontage on 3 rights-of-way and with no clear rear property line. The
preliminary site plan shows no part of the building within 20’ of any lot line except for the front lot
line which abuts the SW Columbia St right-of-way and the property line which abuts Washington
County tax lots 25132BD07900 and 25132BD08800 which is not “opposite and most distant”
from any of the possible front lot lines and is therefore a side property line. As a result without
determining which property lines are in fact “rear” property lines, the applicant is confident that
hat this requirement is met.

The applicant finds that all established development criterion of this section are met.
16.12.040 - Community Design

...C. Residential Front-Yard Landscaping—The front-yard area of a lot shall be fully landscaped
excluding paved off-street parking areas, paved pedestrian paths, and utility areas. Landscaping
materials shall meet standards identified in Section 16.92.020 Landscaping Materials...

Finding: The applicant has provided a preliminary landscaping plan which includes landscaping in
the front-yard area of the lot between the building line of the proposed 32-unit apartment building
and SW Columbia St. As the proposed 32-unit apartment complex shall be oriented towards SW
Columbia St. and the primary access drive shall be onto SW Columbia St., the applicant proposes
that this front-yard area be used to determine the required front yard landscaping of this section.

The preliminary landscaping plan shows that all portions of the front-yard between the building line
and the SW Columbia St. right-of-way are landscaped excepting paved pedestrian paths and utility



areas. Additional findings related to landscaping are made in Section 6 of Chapter 4 of this
document. The applicant has proposed landscaping in the front yard-area and finds that the criteria
of this section are met.

3) SZCDC Chapter 16.50 - “Accessory Structures, Architectural Features, and Decks”
16.50.050 - Architectural Features

Architectural features such as cornices, eaves, canopies, sunshades, gutters, signs, chimneys, and
flues may project up to five (5) feet into a front or rear required yard setback and two and one half
(2 ¥2) into the required side yard setback.

Finding: The proposed design of the 32-unit apartment building includes awnings which shall
extend out over the “stoop” areas of several ground floor street oriented dwelling units. These
awnings do extend into the required front yard setback, but do not extend more than 5 linear feet
into the required front yard. The applicant finds that these awnings are architectural features which
shall be allowed in the front yard area.

4) SZCDC Chapter 16.58 - “Clear Vision Areas”
16.58.010 - Clear Vision Areas

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

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

Finding: The applicant’s preliminary site plan shows the creation of two new access driveways. The
first will be a two-way access drive which provides access from SW Columbia St to the subject
property and the second will be a two-way emergency fire access which will provide limited access
to SW Pine St and shall be obstructed by an approved fire access gate. Each driveway shall result
in the creation of 2 clear vision areas which shall result of a total of 4 new clear vision areas on the
subject property. One clear vision area shall extend beyond the boundaries of the subject property,
only the sections of this area which are on the subject property are under the applicant's ownership
and control

Each clear vision area shall be a triangle which begins at the intersection of the edge of the
improved driveway and the right-of-way using the methodology established in this section.

C. A clear vision area shall contain no planting, sight obscuring fence, wall, structure, or temporary
or permanent obstruction exceeding two and one-half (21%) feet in height, measured from the top



of the curb, or where no curb exists, from the established street center line grade, except that trees
exceeding this height may be located in this area, provided all branches and foliage are removed
to the height of seven (7) feet above the ground on the sidewalk side and ten (10) feet on the street
side.

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

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

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

Finding: The applicant proposes no site obscuring fence, or other structures which would exceed
2.5 linear feet in height. The applicant’s preliminary landscaping plan includes shrubs which can
be groomed to ensure that they shall not grow more than 2.5 linear feet in height within the clear
vision areas. The applicant’s preliminary plans show the placement of no new obstructions to the
clear vision area and therefore the criteria of this section are met.



16.58.020 - Fences, Walls and Hedges.

...C.Fences, Walls, and Hedges in Residential Zones:

Table 16.58.020
Standards for fences, walls, and hedges in residential zones by location
Fence Location Maximum Fence Height Hedge Location Hedge Height
E x Anywhere, up to the property line Forty-two (42) inches Anywhere, up to the property line 4 feet
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1. All fences shall be subject to the clear vision provisions of Section 16.58.010...
...3. Toppers, lattice, decorative top fencing are counted toward the height of the fence...

Finding: The applicant proposes the construction of a slatted cedar fence which is typically 6’ in
height along many of the property lines as shown in the preliminary site plan. The fence shall either
not be constructed or shall be stepped down to a height of 3.5 linear feet in any front yard setback
areas and shall not be constructed in any clear vision areas. A portion of the fence shall run parallel
to the property line which fronts SW Willamette St. but shall be setback 14 feet from the property
line. The maximum fence height is 6 linear feet in a rear or side yard setback and 3.5 linear feet
in any front yard setback.

The subject property is an irregularly dimensioned through lot with frontage on 3 public rights-way,
it is difficult to establish which property lines are side property lines and which are rear property
lines. The fence height standard in rear and side yard setbacks is the same. As a result without
determining which property lines are in fact “rear” property line the proposed slatted cedar fence
conforms to the maximum setback height in each setback area. The applicant finds that the criteria
of this section are met.

E. General Conditions—All Fences:...



...2. Fences must be structurally sound and maintained in good repair. A fence may not be
propped up in any way from the exterior side.

3. Chain link fencing is not allowed in any required residential front yard setback.

4. The finished side of the fence must face the street or the neighboring property. This does
not preclude finished sides on both sides....

...6.In the event of a conflict between this Section and the clear vision standards of Section
16.58.010, the standards in Section 16.58.010 prevail.

7. The height of a fence or wall is measured from the actual adjoining level of finished grade
measured six (6) inches from the fence. In the event the ground is sloped, the lowest grade
within six (6) inches of the fence is used to measure the height...

Finding: The applicant proposes the development of a new slatted cedar fence. The fence shall be
installed using best practices and shall be structurally sound. The “finished” side of the fence, or
the side of the fence where rails and posts are not visible shall be installed on the side of the
property line which either faces a neighbors property line or the nearest right-of-way. A slatted cedar
fence is not a chain link fence and therefore portions of the fence which are restricted to 3.5 linear
feet in height shall be allowed in the front yard setback area. The fence shall not be installed within
the clear vision area. The applicant finds that the criteria of this section are met.

5) SZCDC Chapter 16.68 - “Infill Development Standards”
16.68.030 - Building Design on Infill Lots

Structures exceeding twenty four (24) feet in height shall conform to the following standards:

Finding: The SZCDC defines “Building Height” as “the vertical distance above a reference datum
measured to the highest point of the coping of a flat roof or to the deck line of a mansard roof or
to the average height of the highest gable of a pitched or hipped roof.” The applicant has included
preliminary architectural elevations which show that the proposed 32-unit apartment building shall
be 3 stories in height and shall be 31.5 linear feet tall when measured from lowest adjacent grade
to the average height of the highest pitched roof. 31.5 linear feet exceeds 24 linear feet and
therefore the design standards of this section shall apply to this application.

A. Floor Area: Floor area in any dwelling with a height greater than twenty four (24) feet shall not
exceed the following floor area ratios, except that the first 200 square feet of floor area in a
detached garage or other accessory structure shall be exempt, when the accessory structure is
located behind a dwelling (dwelling is between accessory structure and abutting street), the lot is
not a through lot, and the accessory structure does not exceed a height of fifteen (15) feet. Floor
area shall not exceed:

...4. High Density Residential (HDR): 65% of lot area...



Finding: The subject property is a parcel of +/- 1.14 acres. The floor area of the proposed 32-unit
complex shall not exceed 0.74 acres or 32,234 square feet. The applicant has included preliminary
site and floor plans which indicate that when excluding the floor area of lobby spaces and
accessways the total area of the development dedicated to dwelling units is 31,053 square feet.
31,053 square feet is less than 32,234 square feet and therefore the floor area ratio is not
exceeded. The applicant finds that this criteria is met.

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

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

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

Finding: The applicant’s preliminary site plan and elevations indicate that the proposed 32-unit
apartment building shall be 31.5 linear feet in height. 31.5 exceeds 24 by 7.5 linear feet. %2 for
each foot in building height beyond 24 linear feet is therefore 3.75 linear feet. Therefore the side
interior setback shall be 8.75 linear feet. The preliminary site plan shows the 32-unit apartment
building setback 8.75 linear feet from the nearest side interior lot line. The applicant finds that the
interior side setback required for infill development has been met.

6) SZCDC Chapter 16.92 - “Landscaping” [AMENDED]
16.92.010 - Landscaping Plan Required

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

Finding: The applicant has submitted a preliminary landscaping plan. The preliminary landscaping
plan shows that all areas which are not occupied by structures, walkways, roadways , and patios



shall be landscaped and maintained. The applicant suggests that upon a CONDITION OF APPROVAL
that prior to receiving building permits for the 32-unit apartment building the applicant shall provide
final landscaping plans to the City of Sherwood which are prepared by an architect and are in
substantial conformance to the provided preliminary ,landscaping plans and the requirements of
the SZCDC for review and acceptance that the criteria of this section are met.

16.92.020 - Landscaping Materials
A. Type of Landscaping

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

1. Ground Cover Plants

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

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

2. Shrubs

a. All shrubs must be of sufficient size and number to be at full growth within three
(3) years of planting.

b. Shrubs must be at least the one-gallon container size at the time of planting.
3.Trees

a. Trees at the time of planting must be fully branched and must be a minimum of
two (2) caliper inches and at least six (6) feet in height.

b. Existing trees may be used to meet the standards of this chapter, as described in
Section 16.92.020.C.2.

B. Plant Material Selection and Preparation

1.Required landscaping materials shall be established and maintained in a healthy
condition and of a size sufficient to meet the intent of the approved landscaping plan.



Specifications shall be submitted showing that adequate preparation of the topsoil and
subsoil will be undertaken.

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

Finding: The applicant acknowledges that Trees, Shrubs, and Ground Cover Plants which are
suitable for the climate of the Pacific Northwest must be used in the provided on-site landscaping.
The applicant has provided a preliminary landscaping plan which shows the intent to provide
adequate landscaping consisting of required landscaping Trees, Shrubs, and Ground Cover Plants
which are of a species suitable for the climate of the Pacific Northwest. The applicant intends to,
where appropriate, provide landscaping plants which are hardy and drought tolerant. This includes
ground cover plants such as snowberry, kinnikinnic, mock orange, and tall oregon grape. The
applicant suggests that upon a CONDITION OF APPROVAL that prior to receiving building permits
for the 32-unit apartment building the applicant shall provide final landscaping plans to the City of
Sherwood which are prepared by an architect and are in substantial conformance to the provided
preliminary ,landscaping plans and the requirements of the SZCDC for review and acceptance that
the criteria of this section are met.

C. Existing Vegetation

1. All developments subject to site plan review per Section 16.90.020 and required to
submit landscaping plans per this section shall preserve existing trees, woodlands and
vegetation on the site to the maximum extent possible, as determined by the Review
Authority, in addition to complying with the provisions of Section 16.142.(Parks, Trees and
Open Space) and Chapter 16.144 (Wetland, Habitat, and Natural Resources).

2. Existing vegetation, except those plants on the Nuisance Plants list as identified in the
"Suggested Plant Lists for Required Landscaping Manual" may be used to meet the
landscape standards, if protected and maintained during the construction phase of the
development.

a. If existing trees are used, each tree six (6) inches or less in diameter counts as
one (1) medium tree.

b. Each tree that is more than six (6) inches and up to nine (9) inches in diameter
counts as two (2) medium trees.

¢. Each additional three (3) inch diameter increment above nine (9) inches counts
as an additional medium tree.



Finding: The applicant proposes to remove all on-site vegetation outside of the retention of two
mature Douglas Fir trees which were previously identified as significant by the City of Sherwood. It
is not feasible to maintain any significant on-site vegetation as the area is overgrown with non-
native and invasive species. The applicant proposes to use the two mature Douglas fir trees to
meet landscaping standards as identified in this section. The applicant finds that by preserving the
significant Douglas fir trees and removing the non-native deciduous trees planted on the site that
the criteria of this section are met.

D. Non-Vegetative Features

1. Landscaped areas as required by this Chapter may include architectural features
interspersed with planted areas, such as sculptures, benches, masonry or stone walls,
fences, rock groupings, bark dust, semi-pervious decorative paving, and graveled areas.

2. Impervious paving shall not be counted toward the minimum landscaping requirements
unless adjacent to at least one (1) landscape strip and serves as a pedestrian pathway.

3. Artificial plants are prohibited in any required landscaped area.

Finding: The applicant’s preliminary landscaping plan does not include details for non-vegetative
features. The applicant suggests that upon a CONDITION OF APPROVAL that prior to receiving
building permits for the 32-unit apartment building the applicant shall provide final landscaping
plans to the City of Sherwood which are prepared by an architect and are in substantial
conformance to the provided preliminary landscaping plans and the requirements of the SZCDC for
review and acceptance that the criteria of this section are met.

16.92.030 - Site Area Landscaping and Perimeter Screening Standards
A. Perimeter Screening and Buffering
1. Perimeter Screening Separating Residential Zones:

A minimum six-foot high sight-obscuring wooden fence, decorative masonry wall, or
evergreen screen, shall be required along property lines separating residential zones from
commercial, institutional/public or industrial zones subject to the provisions of Chapter
16.48.020 (Fences, Walls and Hedges)...

Amended Finding: The subject property is split zoned, but primarily zoned as High Density
Residential. The properties which share a common boundary with the subject property are also
zoned as High Density Residential. The applicant finds that no perimeter screening shall be
required to separate the new development from surrounding properties.

2. Perimeter Landscaping Buffer



a. A minimum ten (10) foot wide landscaped strip comprised of trees, shrubs and
ground cover shall be provided between off-street parking, loading, or vehicular use
areas on separate, abutting, or adjacent properties....

3. Perimeter Landscape Buffer Reduction

If the separate, abutting property to the proposed development contains an existing
perimeter landscape buffer of at least five (5) feet in width, the applicant may reduce the
proposed site's required perimeter landscaping up to five (5) feet maximum, if the
development is not adjacent to a residential zone. For example, if the separate abutting
perimeter landscaping is five (5) feet, then applicant may reduce the perimeter landscaping
to five (5) feet in width on their site so there is at least five (5) feet of landscaping on each
lot...

Amended Finding: The original landscape plan included a combination of shrubs and ground cover
along all property edges. To meet SZCDC 16.92.030.A, trees have been added at regular intervals
to complete the required planting mixture. The revised plan now includes a full perimeter buffer
composed of trees, shrubs, and ground cover, with clear labels for species, spacing, and coverage.

Where the subject property abuts tax lot 25132BD09000, the applicant has provided a 5 linear
foot perimeter landscaped buffer from vehicle maneuvering and parking areas, on all other
property lines the applicant has provided a 10 linear foot landscape buffer from vehicle
maneuvering and parking areas.

The applicant finds that the criteria of this section are met.
B. Parking Area Landscaping
1.Purpose

The standard is a landscape treatment that uses a combination of trees, shrubs, and
ground cover to provide shade, storm water management, aesthetic benefits, and screening
to soften the impacts of large expanses of pavement and vehicle movement. It is applied to
landscaped areas within and around the parking lot and loading areas.

2. Applicability. The provisions of this section apply to off-street parking areas of more than
four (4) parking and/or loading spaces.

Amended Finding: The applicant proposes to develop a parking area to serve the 32 unit multi-
dwelling structure. The parking area shall consist of 40 spaces including 1 ADA accessible space.
The parking area shall consist of more than 4 parking spaces and therefore the applicant finds that
the parking area is subject to the parking area landscaping standards identified in this section of
the SZCDC.

3. Definitions



a. Parking Area Landscaping: Any landscaped area on the site that is not required
as perimeter landscaping 16.92.030 (Site Landscaping and Screening).

b. Canopy Factor

(1) Landscape trees are assigned a canopy factor to determine the specific
number of required trees to be planted. The canopy factor is calculated based
on the following formula:

Canopy Factor = Mature Height (in feet) x Canopy Spread (in feet) x Growth
Rate Factor x .01

(2) Growth Rate Factor: The growth rate factor is three (3) for fast-growing
trees, two (2) for medium growing trees, and one (1) for slow growing trees.
The growth rate of a tree is identified in the "Suggested Plant Lists for
Required Landscaping Manual."

Amended Finding: The applicant accepts that parking area landscaping consists of all onsite
landscaping that is not required perimeter landscaping. The applicant notes that while front yard
landscaping is required per SZCDC 16.12.040 that it is not required perimeter landscaping and is
therefore parking lot landscaping The applicant accepts the methodology use by the City of
Sherwood to calculate the approximate canopy of mature trees.

4.Required Landscaping

There shall be at least forty-five (45) square feet parking area landscaping for each parking
space located on the site. The amount of required plant materials are based on the number
of spaces as identified below.

Amended Finding: The proposed parking area shall consist of 40 parking spaces. Thus 1,800
square feet of landscaping, which is not front yard or perimeter landscaping, must be provided on
site. The applicant has provided a preliminary landscaping plan which includes greater than 1,800
square feet of parking area landscaping and therefore the applicant finds that the criteria of this
section are met.

5. Amount and Type of Required Parking Area Landscaping
a. Number of Trees required based on Canopy Factor

Small trees have a canopy factor of less than forty (40), medium trees have a canopy
factor from forty (40) to ninety (90), and large trees have a canopy factor greater
than ninety (90);

(1) Any combination of the following is required:

(i) One (1) large tree is required per four (4) parking spaces;



(ii) One (1) medium tree is required per three (3) parking spaces; or
(iii) One (1) small tree is required per two (2) parking spaces.
(iv) At least five (5) percent of the required trees must be evergreen.

(2) Street trees may be included in the calculation for the number of required
trees in the parking area.

Amended Finding: There are 5 existing street trees which front the subject property. 1 Street tree
may be removed as a result of the new access to the subject property. The 4 street trees which
shall not be impacted appear to be Fraxinus latifolia (Oregon Ash). Using the canopy factor
methodology accepted above these 4 trees have a canopy factor are considered “medium” trees.
None of the Ash trees have a DBH greater than 9” in diameter. The four existing medium trees shall
account for the required plantings for 12 of the 40 parking spaces.

The applicant is planning to preserve two mature Pseudotsuga menziesii (Douglas Fir) trees
identified on the existing conditions plan. One fir is 10” in DBH while the other is 35” in DBH. The
10" fir shall be considered two medium trees, and the 35" fir shall be considered 10 medium trees.
These two trees provide parking lot landscaping for the remaining 28 parking spaces.

However, the applicant is required to plant at least one tree in each required landscaping island.
The preliminary landscaping plan shows that the applicant shall plant a small tree which is both
native to the Pacific Northwest and Drought tolerant. The applicant proposes to plant one Acer
negundo (Boxelder Maple) tree in each in each required landscaping island.

The applicant finds that the existing trees preserved on the site, the existing street trees, and the
four additional small trees provided shall more than account for the required number of trees in
the Required Parking Area Landscaping.

b. Shrubs:
(1)Two (2) shrubs are required per each space.

(2) For spaces where the front two (2) feet of parking spaces have been
landscaped instead of paved, the standard requires one (1) shrub per space.
Shrubs may be evergreen or deciduous.

Amended Finding: The applicant proposes a total of 40 new parking spaces. 30 of those proposed
spaces shall have landscaped area extending for the first 2 linear feet. As a result 50 shrubs are
required. The applicant has provided a preliminary landscaping plan which identifies that exactly
50 drought tolerant and native shrubs of various species and size are to be planted within the
required parking area landscaping (all landscaping which is not perimeter landscaping, including
front yard landscaping). The applicant finds that the criteria of this section are met.

c¢. Ground cover plants:



(1 ) Any remainder in the parking area must be planted with ground cover
plants.

(2) The plants selected must be spaced to cover the area within three (3) years.
Mulch does not count as ground cover.

Finding: The applicants preliminary site plan shows the required landscaped islands and area
around the parking spaces planted with ground cover such as Arctostaphylos uva-ursi
(kinnikinnick/bearberry). Other large landscaped areas shall be treated with Fine Fescue Grass.
These ground cover plants make up the rest of the Required Parking Area Landscaping.

6. Individual Landscape Islands Requirements

a. Individual landscaped areas (islands) shall be at least ninety (90)square feet in
area and a minimum width of five (5) feet and shall be curbed to protect the
landscaping.

b. Each landscape island shall be planted with at least one (1) tree.
c. Landscape islands shall be evenly spaced throughout the parking area.
d. Landscape islands shall be distributed according to the following:

(1)Residential uses in a residential zone: one (1) island for every eight (8)
contiguous parking spaces...

Finding: The preliminary site plan shows the creation of 6 landscape islands distributed evenly
throughout the parking area. The four islands along with associated perimeter landscaping of the
parking area ensure that there are no bays of 8 or more contiguous parking spaces not separated
by a landscaping island. The applicant’s preliminary landscaping plan shows that each landscaping
island shall be at least 5 linear feet in width and at least 90 square feet in area. Each landscape
island shall be planted with 1 tree which shall be selected from the “suggested plants” list from
the City of Sherwood’s required landscaping manual. The applicant finds that the criteria of this
section have been met.

...7. Landscaping at Points of Access

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

Finding: The applicant has made findings pursuant to the clear vision requirements of the SZCDC
in Section 4 of Chapter 4 of this document. The applicant finds that no proposed landscaping
installed near a point of public access shall violate the requirements of the clear vision area.

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



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

Amended Finding: The applicant has not submitted plans showing the installation of mechanical
equipment outside of the proposed 32 unit apartment building. Mechanical equipment installed to
serve the proposed 32-unit apartment complex shall be installed either on the roof setback an
appropriate distance in order to reduce visual impacts from the street, or shall be installed at the
ground level behind the south facing elevation of the building to make the equipment invisible from
the street. The applicant’s preliminary site plans show the construction of a site obscuring property
line fence which shall prevent any ground floor mechanical equipment from being visible from grade
level from abutting properties Rooftop mechanical equipment will be further screened from all
public streets and adjacent properties using a 42-inch-high aluminum screen system matching the
design of the exterior guardrails.

The applicant finds that efforts have been made to reduce the visual impact of any necessary
mechanical equipment and that the criteria of this section are met.

16.92.040 - Installation and Maintenance Standards
A. Installation

All required landscaping must be in-ground, except when in raised planters that are used to meet
minimum Clean Water Services storm water management requirements. Plant materials must be
installed to current nursery industry standards. Plant materials must be properly supported to
ensure survival. Support devices such as guy wires or stakes must not interfere with vehicular or
pedestrian movement.

Finding: The applicant suggests that upon a CONDITION OF APPROVAL that prior to receiving final
occupancy for the 32-unit apartment building the applicant shall schedule an inspection with the
City of Sherwood to demonstrate that all landscaping has been installed as required by this section,
or shall provide the City of Sherwood with a security equal to 125% of the total cost of the required
landscaping improvements that the conditions of this section are met.

B. Maintenance and Mitigation of Landscaped Areas

1. Maintenance of existing non-invasive native vegetation is encouraged within a
development and required for portions of the property not being developed.

2. All landscaping shall be maintained in a manner consistent with the intent of the
approved landscaping plan.

3.Any required landscaping trees removed must be replanted consistent with the approved
landscaping plan and comply with 16.142, (Parks, Trees and Open Space).



Finding: The applicant has provided an existing conditions plan. The subject property is currently
covered in a mix of native and non-native vegetation, this vegetation contains a large number of
mature trees, most of which are non-native. The applicant proposes to remove all on-site vegetation
outside of the retention of two mature Douglas Fir trees which were previously identified as
significant by the City of Sherwood. It is not feasible to maintain any significant on-site vegetation
as the area is overgrown with non-native and invasive species. An efficient land clearing process is
necessary to remove the overgrowth and prepare for development and this may result in the loss
of the remaining native vegetation. The applicant has proposed landscaping which shall include
primarily native plants as demonstrated by the attached landscaping plan. The proposed
landscaping shall offset the loss of any significant mature native vegetation and shall replace the
invasive and non-native vegetation with appropriate plants. The applicant finds that by retaining
the significant Douglas fir trees that an effort has been made to preserve native and non-invasive
vegetation and that the criteria of this section shall be met.

C. Irrigation

The intent of this standard is to ensure that plants will survive the critical establishment period
when they are most vulnerable due to lack of watering. All landscaped areas must provide an
irrigation system, as stated in Option 1, 2, or 3.

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

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

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

Finding: The applicant has provided a preliminary landscaping plan which does not include details
for the required irrigation system. The applicant intends to irrigate the development using the
method identified in option 2 of this section. The applicant suggests that upon a CONDITION OF
APPROVAL that prior to receiving building permits for the 32-unit apartment building the applicant
shall provide final landscaping plans to the City of Sherwood, which are prepared by an architect
and include details for the proposed irrigation system, for review and acceptance that the criteria
of this section are met.

D. Deferral of Improvements

Landscaping shall be installed prior to issuance of occupancy permits, unless security equal to one
hundred twenty-five (125) percent of the cost of the landscaping is filed with the City. "Security"
may consist of a performance bond payable to the City, cash, certified check, or other assurance



of completion approved by the City. If the installation of the landscaping is not completed within
one (1) year, the security may be used by the City to complete the installation.

Finding: The applicant suggests that upon a CONDITION OF APPROVAL that prior to receiving final
occupancy for the 32-unit apartment building the applicant shall schedule an inspection with the
City of Sherwood to demonstrate that all landscaping has been installed as required by this section,
or shall provide the City of Sherwood with a security equal to 125% of the total cost of the required
landscaping improvements that the conditions of this section are met.

7) SZCDC Chapter 16.94 - “Off-Street Parking and Loading” [AMENDED]
16.94.010 - General Requirements
A. Off-Street Parking Required

No site shall be used for the parking of vehicles until plans are approved providing for off-street
parking and loading space as required by this Code...

Amended Finding: The applicant proposes to provide 40 off-street parking spaces as part of the
development of a 32-unit apartment complex. The applicant has provided a preliminary site plan
which includes on site parking facilities to be evaluated and approved by the City of Sherwood. By
making this application the applicant finds that the criteria of this section shall be met.

...D. Prohibited Uses

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

Amended Finding: No parking or vehicle maneuvering areas shall be used for the sale of vehicles
or for the long term storage of materials. The applicant proposes that the 40 parking spaces all be
used to serve the proposed 32-unit apartment building. The applicant finds that the criteria of this
section shall be met.

E. Location
1. Residential off-street parking spaces:
a. Garages and carports are not required for residential developments.

b. If garages and carports are proposed, the garage and carport parking space(s)
shall count as off- street parking.

c. Residential off-street parking spaces can be shared per Section 16.94.010.C.1.a.

d. If all proposed parking is off-site, off-site parking for people with disabilities must
be located within the shortest possible distance of an accessible entrance via an
accessible path and no greater than 200 feet from that entrance...



Finding: The applicant’s preliminary site plan does not contain any residential garages or covered
car ports. All proposed parking shall be on the same subject property as the primary use, the
applicant finds that the criteria of this section are met.

...F. Marking

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

Finding: The applicant has provided a preliminary site plan that shows that each parking space
shall be clearly marked and striped. The applicant finds that this criteria has been met.

G. Surface and Drainage

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

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

Finding: The applicants preliminary site plan shows that the parking area will be hard surfaced
using asphalt concrete. The applicant’s preliminary composite utility plan shows that a storm
drainage system will be provided on site. The applicant has made additional findings related to
storm drainage in Section 14 of Chapter 4 of this report. The applicant finds that this criteria has
been met.

...l. Parking and Loading Plan

An off-street parking and loading plan, drawn to scale, shall accompany requests for building
permits or site plan approvals. A parking and loading plan is not required for all residential housing
types, except for Multi-family, on residential lots in a recorded subdivision. The plan shall show but
not be limited to:

1. Delineation of individual parking and loading spaces and dimensions.

2. Circulation areas necessary to serve parking and loading spaces.

3. Location of accesses to streets, alleys and properties to be served, and any curb cuts.
4. Landscaping as required by Chapter 16.92.

5. Grading and drainage facilities.

6. Signing and bumper guard specifications.



7. Bicycle parking facilities as specified in Section 16.94.020.C...

Finding: The applicant has provided a preliminary site plan that includes all required details on the
proposed vehicle and bicycle parking. The applicant finds that the criteria of this section are met.

16.94.020 - Off-Street Parking Standards
A. Generally

Where square feet are specified, the area measured shall be the gross building floor area primary
to the functioning of the proposed use. Where employees are specified, persons counted shall be
those working on the premises, including proprietors, during the largest shift at peak season.
Fractional space requirements shall be counted as a whole space. The Review Authority may
determine alternate off - street parking and loading requirements for a use not specifically listed
in this Section based upon the requirements of comparable uses. Per OAR 660-012-0440 Parking
Reform Near Transit Corridors no off-street parking is required for developments on a lot or parcel
that includes lands within one-half (Y2) mile of a frequent transit corridor. Per OAR 660-012-0435
Climate Friendly Areas, no off-street parking is required within the Sherwood Town Center and one-
quarter mile of the area (see CFEC Parking Delineated Area Map at the end of this section).

Amended Finding: The subject property is within the designated climate friendly area. No off-street
parking is required. The applicant plans to provide 40 off-street parking spaces to serve the
development.

B. Dimensional and General Configuration Standards

1. Dimensions For the purpose of this Chapter, a "parking space" means a stall nine (9)
feet in width and twenty (20) feet in length. Up to twenty five (25) percent of required
parking spaces may have a minimum dimension of eight (8) feet in width and eighteen
(18) feet in length so long as they are signed as compact car stalls.

2 .Layout Parking space configuration, stall and access aisle size shall be of sufficient
width for all vehicle turning and maneuvering. Groups of more than four (4) parking spaces
shall be served by a driveway so as to minimize backing movements or other maneuvering
within a street, other than an alley. All parking areas shall meet the minimum standards
shown in the following table and diagram.
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Amended Finding: The preliminary site plan shows the dimensions of proposed parking stalls and
the proposed drive aisle. All proposed parking spaces are 90 degree, or head-in spaces. Per the
table above a 90 degree space shall have a width of 8 linear feet and depth of 18 linear feet when
served by a 26 linear foot wide drive aisle. The applicant proposes a 26 linear foot wide two-way
drive aisle. 30 spaces are shown as 9 linear feet in width and 20 linear feet in depth. 10 spaces
are shown as 8 linear feet in width and 8 linear feet in depth. The applicant finds that the criteria
of this section are met.

3.Wheel Stops

a. Parking spaces along the boundaries of a parking lot or adjacent to interior
landscaped areas or sidewalks shall be provided with a wheel stop at least four (4)
inches high, located three (3) feet back from the front of the parking stall as shown
in the above diagram.

b. Wheel stops adjacent to landscaping, bio-swales or water quality facilities shall be
designed to allow storm water runoff...

Amended Finding: All parking spaces provided on site shall abut a concrete curb at least 4 inches
in height. Tall compact spaces shall have a wheel stop located 3 linear feet back from the curb of
the parking stall. All regular spaces shall have 3 linear feet of landscaped area extending into the
parking space with a curb 4’ in height to serve as a wheel stop. The applicant finds that the criteria
of this section are met.

4.Service Drives



Service drives shall be clearly and permanently marked and defined through use of rails,
fences, walls, or other barriers or markers, and shall have minimum vision clearance area
formed by the intersection of the driveway center line, the street right-of-way line, and a
straight line joining said lines through points fifteen (15) feet from their intersection...

Finding: The applicant’s preliminary site plan shows that the where not bounded by head-in
parking spaces the service driveway and access aisle shall be defined by a concrete curb which
shall be at least 4 inches in height. The applicant finds that the service drives shall be adequately
and permanently marked and that the criteria of this section are met.

C. Bicycle Parking Facilities
1.General Provisions

a. Applicability. Bicycle parking spaces shall be provided for new development,
changes of use, and major renovations, defined as construction valued at twenty-
five (25) percent or more of the assessed value of the existing structure.

b. Types of Spaces. Bicycle parking facilities shall be provided in terms of short-term
bicycle parking and long-term bicycle parking. Short-term bicycle parking is intended
to encourage customers and other visitors to use bicycles by providing a convenient
and readily accessible place to park bicycles. Long-term bicycle parking provides
employees, students, residents, commuters, and others who generally stay at a site
for at least several hours a weather-protected place to park bicycles.

c. Minimum Number of Spaces. The required total minimum number of bicycle parking spaces for
each use category is shown in Table 4, Minimum Required Bicycle Parking Spaces...

Use Categories Minimum Required Spaces

Residential Categories

Household living Multi-dwelling — 2 or 1 per 10 auto spaces.

All other residential structure types — None

Amended Finding: The applicant plans to provide 48 vehicle parking spaces, as a result the
applicant is required to provide 4 short-term bicycle parking spaces (40/10 = 4). The applicant
has provided more than 4 bicycle spaces which are shown on the preliminary site planin a
secure bicycle room in the building. The applicant finds that the preliminary site plan exceeds the
bicycle parking requirements by serving the development with more than 4 bicycle parking
spaces.

2. Location and Design.

a. General Provisions




(1) Each space must be at least two (2) feet by six (6) feet in area, be
accessible without moving another bicycle, and provide enough space
between the rack and any obstructions to use the space properly.

(2) There must be an aisle at least five (5) feet wide behind all required
bicycle parking to allow room for bicycle maneuvering. Where the bicycle
parking is adjacent to a sidewalk, the maneuvering area may extend into the
right-of-way.

(3) Lighting. Bicycle parking shall be at least as well lit as vehicle parking for
security.

(4) Reserved Areas. Areas set aside for bicycle parking shall be clearly
marked and reserved for bicycle parking only.

(5) Bicycle parking in the Old Town Overlay District can be located on the
sidewalk within the right-of-way. A standard inverted "U shaped" or staple
design is appropriate. Alternative, creative designs are strongly encouraged.

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

b. Short-term Bicycle Parking

(1)Provide lockers or racks that meet the standards of this section.

(2) Locate inside or outside the building within thirty (30) feet of the main
entrance to the building or at least as close as the nearest vehicle parking
space, whichever is closer.

Finding: The applicant’s preliminary site plan includes a bicycle parking room which is within 30’
of a primary building entrance. The bicycle room is divided into parking spaces which are each 2’
by 6’ in area. The applicant has not yet determined if a wall mounted bicycle rack, or floor
mounted “staple” rack shall be provide to allow bicycles to be securely locked. The applicant
suggests that upon inclusion of a CONDITION OF APPROVAL that plans for a typical bicycle rack
be included on the plan set submitted for building permit review that the criteria of this section

are met.

8) SZCDC Chapter 16.96 - “On-Site Circulation”
16.96.010 - General Requirements for On-Site Pedestrian and Bicycle Circulation

A. Purpose

All new development, (except single-family detached and middle housing types), shall provide a
continuous system of private pathways/sidewalks. The on-site facilities shall connect to adjacent



residential areas and neighborhood activity centers within one-half mile of the development.
Neighborhood activity centers include but are not limited to existing or planned schools, parks,
shopping areas, transit stops or employment centers...

...D. Connection to Streets

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

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

Finding: The applicant’s preliminary site plan shows the proposed 32-unit apartment building will
be oriented towards SW Columbia St. with a direct pathway to the adjacent right-of-way for
individual ground-floor units. A hard surfaced common walkway will connect the parking lot and
interior units to SW Columbia St. A 20 ft. wide fire access and hard-surface emergency fire access
will provide additional pedestrian connectivity between the multi-family site and SW Pine St. The
applicant finds that the internal pedestrian system will provide adequate connectivity to nearby
rights-of-way and shall allow pedestrians to be connected to neighborhood activity centers such as
retail stores in the Old Town district or the nearby public library and that therefore the criteria of
this section are met.

16.96.020 - Minimum Residential Pedestrian Circulation Standards

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

A. Sidewalks, Pathways and Curbs...
...2.Multi-Family Dwelling:

a. A system of private pedestrian sidewalks/pathways extending throughout the
development site shall connect each dwelling unit to vehicular parking areas,
common open space, storage areas, recreation facilities, adjacent developments,
transit facilities within five hundred (500) feet of the site, and future phases of
development. Main building entrances shall also be connected to one another.

b. Required private pathways/sidewalks shall extend from the ground floor
entrances or the ground floor landing of stairs, ramps or elevators, on one (1) side
of approved driveways connecting to the public sidewalk or curb of the public street
that provides required ingress and egress. Curbs shall also be required at a standard
approved by the Review Authority.

c. Private Pathway/Sidewalk Design. Private pathway surfaces shall be concrete,
brick/masonry pavers, or other durable surface, at least five (5) feet wide and



conform to ADA standards. Where the system crosses a parking area, driveway or
street, it shall be clearly marked with contrasting paving materials or raised
crosswalk (hump).

d. Exceptions Private pathways/sidewalks shall not be required where physical or
topographic conditions make a connection impracticable, where buildings or other
existing development on adjacent lands physically preclude a connection now or in
the future considering the potential for redevelopment; or pathways would violate
provisions of leases, restrictions or other agreements.

Finding: The applicant’s preliminary site plan shows system of pedestrian pathways in conformance
with the standards above, including a connection to the parking lot, and to SW Columbia St. Each
ground floor unit facing SW Columbia St. will have an individual walkway to the street while units
interior to the site have access to SW Columbia St. via a pedestrian pathways. The applicant finds
that criteria of this section are met.

16.96.040 - General Requirements for On-Site Vehicle Circulation...
...C. Connection to Streets

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

Finding: The applicant’s preliminary plans show that all proposed ingresses and egresses connect
directly to a public street. The applicant finds that this criteria is met.

16.96.050 - Minimum Residential Vehicle Circulation Standards

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

A. Driveways...

...6. Multi-Family: Improved hard surface driveways are required as follows:

Number of Units Number of Driveways One Way Drive Width (Pair) Two Way Drive Width

5—49 1 15 feet 24 feet

Finding: The applicant is proposing two new hard surfaced driveways. One shall provide regular
access onto SW Columbia St., this driveway is shown on the preliminary site plan and shall provide
regular two way access. The SW Columbia St. driveway has a curb to curb length of 24 linear feet.
This driveway is the one driveway required to serve the 32 dwelling units per the table above. The
second hard surfaced driveway is onto SW Pine St, this driveway shall be gated with a fire access
gate and shall not be used for regular vehicular access. As this driveway is only expected for



emergency vehicle access the applicant proposed that the driveway have a curb to curb length of
20 linear feet, wide enough to serve as a fire access route. The applicant finds that the SW
Columbia Driveway shall meet the criteria of this section.

9) SZCDC Chapter 16.98 - “On-Site Storage”
16.98.020 - Solid Waste and Recycling Storage

All uses shall provide solid waste and recycling storage receptacles which are adequately sized to
accommodate all solid waste generated on site. All solid waste and recycling storage areas and
receptacles shall be located out of public view. Solid waste and recycling receptacles for multi-
family, commercial, industrial and institutional uses shall be screened by six (6) foot high sight-
obscuring fence or masonry wall and shall be easily accessible to collection vehicles.

Finding: The applicant has identified a location on the preliminary site plan for the location of solid
waste and recycling storage receptacles. The applicant suggests that upon inclusion of a
CONDITION OF APPROVAL that final plans for the solid waste and recycling storage area be included
on the plan set submitted for building permit review, and a CONDITION OF APROVAL that the solid
waste facility be appropriately screened by a 6 linear foot high fence or masonry wall, that the
criteria of this section are met.

10) SZCDC Chapter 16.106 - “Transportation Facilities”
16.106.020 - Required Improvements...

...B. Existing Streets

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

Finding: The applicant accepts that improvement requirements shall apply to the existing streets
which abut the subject property. The subject property is an irregularly dimensioned through lot with
frontage on SW Columbia St, SW Pine St, and SW Willamette St. The applicant accepts that where
street improvements are required they shall be made on these existing streets.

...D. Extent of Improvements

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



is directly related to and roughly proportional to the impact of the development, pursuant
to Section 16.106.090.

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

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

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

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

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

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

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

Finding: The subject property abuts three public streets, SW Columbia St. to the north/west, SW
Willamette St. to the south/east, and SW Pine St. to the south/west. SW Columbia St. is developed
to current City standards. SW Willamette St. and SW Pine St. have been identified by the City of
Sherwood as being substandard, either in terms of right-of-way width or required street
improvements. The applicant plans to create two access driveways, a primary access driveway onto
SW Columbia St and an emergency fire access drive onto SW Pine St. The emergency access drive
shall be gated and shall not be used by residents as an access driveway. The applicant is proposing
no vehicle or pedestrian access onto SW Willamette St.

The applicant is prepared to coordinate with the City of Sherwood Public Works to make the
following necessary street improvements:

e Restoration of any improvements on the SW Columbia St. frontage disturbed by the creation
of the new access driveway. Restoration of improvements shall be completed to the
standards of City of Sherwood Public Works.

e The installation of an 8-foot wide concrete sidewalk along the subject property street
frontage with SW Pine St. The sidewalk shall be designed to meet the adopted public works



design standards and to connect with abutting sidewalks. The sidewalk shall have a curb
cut for the proposed emergency fire access drive.

e Payment-in-lieu for the full half-width standard residential street section for the SW Pine St
frontage. The payment-in-lieu will be based upon a value of 125% of the city engineer’s
estimate for the necessary improvements.

As the applicant is not proposing a new vehicular access along Willamette St and expected
pedestrian traffic generated onto Willamette St is minimal any additional exaction, including a
requirement to design street improvements for Willamette St. or a requirement construct street
improvements along Willamette St., would lack a clear planning nexus and would not be roughly
proportional to the impact of the proposed development on Willamette St. The applicant finds that
upon inclusion of a condition of approval that the applicant conduct the street improvements
identified above that the criteria of this section are met.

16.106.040 - Design...
...M. Vehicular Access Management

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

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

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

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

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

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

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

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

a. Local Streets:

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

b. Neighborhood Routes:

Minimum spacing between driveways (Point "C" to Point "C") shall be fifty (50) feet
with the exception of single family detached dwellings and middle housing dwellings
on residential lots in a recorded subdivision. Such lots shall not be subject to a
minimum spacing requirement between driveways (Point "C" to Point "C"). In all
instances, access points near an intersection with a Neighborhood Route, Collector
or Arterial shall be located beyond the influence of standing queues of the
intersection in accordance with AASHTO standards. This requirement may result in
access spacing greater than fifty (50) feet.

c. Collectors:

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

Where joint access is available it shall be used, provided that such use is consistent
with Section 16.96.040, Joint Access. No use will be permitted direct access to a
Collector within one- hundred (100) feet of any present Point "A." Minimum spacing



between driveways (Point "C" to Point "C") shall be one-hundred (100) feet. In all
instances, access points near an intersection with a Collector or Arterial shall be
located beyond the influence of standing queues of the intersection in accordance
with AASHTO standards. This requirement may result in access spacing greater than
one hundred (100) feet...

Finding: The subject property is an irregularly dimensioned through lot with frontage on three
existing public rights-of-way with three different classifications. The applicant is proposing the multi-
family site to receive primary access from the lowest classification street, SW Columbia St., as
required by the standards above. An emergency access only driveway is proposed along SW Pine
St. The applicant find’s that the preliminary site plan proposes a street access in conformance with
the above criteria.

16.106.060 - Sidewalks
A. Required Improvements

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

...B. Design Standards
1.Arterial and Collector Streets

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

2.Local Streets

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

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

Finding: The applicant proposes 32-unit apartment complex representing as full buildout of the site.
New demand will be created for sidewalk infrastructure on SW Columbia St and SW Pine St.
Sidewalks are required along all street frontages based on the standard above. A sidewalk to
current standards is present within the SW Columbia St. right-of-way. Sidewalk infrastructure within
SW Pine St. is substandard. The applicant is prepared to install a he installation of an 8-foot wide
concrete sidewalk along the subject property street frontage with SW Pine St. prior to issuance of
a final certificate of occupancy for the 32-unit apartment building. The applicant finds that the
criteria of this section are met.



16.106.090 - Rough Proportionality
A. Purpose

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

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

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

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

2. Existing vehicle, bicycle, pedestrian, and transit use within the impact area.

3. The effect of increased demand on transportation facilities and other approved, but not
yet constructed, development projects within the impact area that is associated with the
proposed development.

4. Applicable TSP goals, policies, and plans.

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

6. Accident history within the impact area.

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

8.Potential benefit the development property will receive as a result of the construction of
any required transportation facility improvements.



9. Other considerations as may be identified in the review process pursuant to Chapter
16.72.

Finding: It is the sole responsibility of the City to determine that there is an essential nexus between
all requested public improvements and the impacts of the proposed development. It is also the
sole responsibility of the City to determine that any required public improvements, including off-site
improvements, are roughly proportional to the impacts of the proposed development. The applicant
is requesting a new primary access onto Columbia St. and an emergency access onto Pine St for
fire vehicles. The applicant is proposing no new vehicle access onto Willamette St.

The applicant is prepared to coordinate with the City of Sherwood Public Works to make the
following necessary street improvements:

e Restoration of any improvements on the SW Columbia St. frontage disturbed by the creation
of the new access driveway. Restoration of improvements shall be completed to the
standards of City of Sherwood Public Works.

e The installation of an 8-foot wide concrete sidewalk along the subject property street
frontage with SW Pine St. The sidewalk shall be designed to meet the adopted public works
design standards and to connect with abutting sidewalks. The sidewalk shall have a curb
cut for the proposed emergency fire access drive.

e Payment-in-lieu for the full half-width standard residential street section for the SW Pine St.
frontage. The payment-in-lieu will be based upon a value of 125% of the city engineer’s
estimate for the necessary improvements.

As the applicant is not proposing a new vehicular access along Willamette St and expected
pedestrian traffic generated onto Willamette St is minimal, any additional exaction, including a
requirement to design street improvements for Willamette St. or a requirement construct street
improvements along Willamette St., would lack a clear planning nexus. The applicant requests that
if the City requires any additional exaction or street improvements, outside of the general
improvements identified above, that City demonstrate that the requested improvements are
essentially connected to the propose development and that the City make a mathematical
determination that the requested improvements are roughly proportional to the impact of the
proposed development.

11) SZCDC Chapter 16.108 - “Improvement Plan Review”
16.108.010 - Preparation and Submission

An improvement plan shall be prepared and stamped by a Registered Civil Engineer certifying
compliance with City specifications. Two (2) sets of the plan shall be submitted to the City for review.
An improvements plan shall be accompanied by a review fee as per this Section.

A. Review Fee



Plan review fees are calculated as a percentage of the estimated total cost of improvements and
are set by the "Schedule of Development and Business Fees" adopted by Resolution of the Council.
This schedule is included herein for the purposes of information, but is deemed to be separate
from and independent of this Code.

B. Engineering Agreement
A copy of an agreement or contract between the applicant and Registered Civil Engineer for:
1. Surveying sufficient to prepare construction plans.
2. Preparation of construction plans and specifications.
3. Construction staking, and adequate inspection.
4. Construction notes sufficient to develop accurate as-built plans.

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

6. Certificate stating that construction was completed in accordance with required plans
and specifications.

16.108.020 - Construction Permit
A. Approval

The City will return one (1) set of plans to the applicant marked "approved,” "approved as noted" or
"'modify and resubmit." Plans marked for re-submittal must be corrected in accordance with
notations or instructions. After correction and approval, additional plans shall be provided the City
for office use, field inspection and submittal to affected agencies.

B. Permit and Fee

Upon approval the applicant shall obtain a construction permit. The construction permit fee is set
by the "Schedule of Development Fees", adopted by Resolution of the Council. This schedule is
included herein for the purposes of information, but is deemed to be separate from and
independent of this Code.

C. Easement Documents

Easements shall be provided in a form acceptable to the City prior to issuance of a construction
permit.

D. Improvement Guarantees

Prior to issuance of a construction permit the applicant shall file the following documents with the
City:



1.Liability Insurance

Evidence of liability and property damage insurance adequate to protect the applicant and
the City from all claims for damage or personal injury.

2.Performance Bond

To assure full and faithful performance in the construction of required improvements in
accordance with approved construction plans, the applicant shall provide security in an
amount equal to one hundred twenty-five percent (125%) of the estimated cost of the
improvements. In the event the applicant fails to carry out all provisions of the approved
improvements plans and the City has non-reimbursed costs or expenses resulting from
such failure, the City shall call on the security for reimbursement. Security may be in the
form of a surety bond executed by a surety company authorized to transact business in the
State of Oregon, a cash deposit, or irrevocable standby letter of credit.

16.108.030 - Construction
A. Initiation of Construction

Actual construction of improvements shall not begin, or after a discontinuance, be restarted until
the City is notified in writing.

B. Inspection

All construction shall be done to the City's specifications. The City shall perform inspections to
verify compliance with approved plans and shall make a final inspection of the construction at
such time as the improvements are complete. The City may require changes in typical sections and
details, if unusual conditions warrant the change.

C. As-Built Plans

A complete set of reproducible plans and an electronic copy of the base files in "AutoCad" or PDF
format showing the public improvements as built shall be filed with the City upon completion of the
improvements.

D. Suspension of Improvements Activity

The City may cause a suspension of construction or engineering when, in the opinion of the City,
work is not being done to the City's satisfaction.

16.108.040 - Acceptance of Improvements
A. Final Inspection

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



B. Notification of Acceptance

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

C. Maintenance Bond

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

Finding: The applicant acknowledges that the City of Sherwood has adopted a process of civil plan
review for all planned and required public improvements. After receiving planning and zoning
approval and prior to any construction of required public improvements the applicant shall submit
any required engineered construction plans and “as-built” plans to the City of Sherwood for review
and acceptance following the procedures outlined above. The applicant acknowledges that the City
of Sherwood may require improvement guarantees and bonds for public improvements and shall
submit improvement cost estimates to be reviewed and accepted by the City’s engineer of record
as required to determine bond amounts as necessary. The applicant finds that the relevant criteria
of this chapter shall be met prior to construction of any applicable public improvements.

12) SZCDC Chapter 16.110 - “Sanitary Sewers”
16.110.010 - Required Improvements

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

16.110.020 - Design Standards
A. Capacity

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

B. Over-Sizing

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



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

Finding: There is an existing 12-inch diameter sanitary sewer within SW Willamette St. and an
existing 8-inch diameter sanitary sewer within both SW Pine St. and SW Columbia St. The applicant
is proposing to develop a new sanitary sewer lateral onto SW Columbia St. The connection to the
public sanitary mainline shall be in conformance with City of Sherwood engineering standards and
the applicant accepts that sanitary sewer connections shall be assessed under the improvement
plan review process. There is appropriate sanitary sewer capacity to serve the proposed
development. The applicant finds that the criteria of this section are met.

13) SZCDC Chapter 16.112 - “Water Supply”
16.112.010 - Required Improvements

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

16.112.020 - Design Standards
A. Capacity

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

B. Fire Protection

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

C. Over-Sizing

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



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

3. When over-sizing is required in accordance with the Water System Master Plan, it shall
be installed per the Water System Master Plan. Compensation for over-sizing may be
provided through direct reimbursement, from the City, after mainlines have been accepted.
Reimbursement of this nature would be utilized when the cost of over-sizing is for system
wide improvements

Finding: There is an existing 12-inch diameter water main within SW Pine Street and SW Willamette
Street and an existing 8-inch diameter water main within SW Columbia Street. The applicant is
proposing to develop a new domestic water service accessed from SW Columbia St. The water
service shall include an appropriately sized water meter for the domestic connection. A backflow
device of a type approved by the City of Sherwood Public Works department shall be installed
immediately down-line of all water meters to provide protection to the municipal water system The
connection to the public water system shall be in conformance with City of Sherwood engineering
standards and the applicant accepts that water services shall be assessed under the improvement
plan review process. There is appropriate water capacity to serve the proposed development. The
applicant finds that the criteria of this section are met.

14) SZCDC Chapter 16.114 - “Storm Water”
16.114.010 - Required Improvements

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

16.114.020 - Design Standards
A. Capacity

Storm water drainage systems shall be sized, constructed, located, and installed at standards
consistent with this Code, the Storm Drainage Master Plan Map, attached as Exhibit E, Chapter 7
of the Community Development Plan, other applicable City standards, the Clean Water Services
Design and Construction standards R&0O 04-9 or its replacement, and hydrologic data and
improvement plans submitted by the developer.



B. On-Site Source Control

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

C. Conveyance System

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

Finding: There is an existing 27-inch diameter storm sewer within SW Pine Street and SW Willamette
Street and an existing 15-inch diameter storm sewer within SW Columbia Street. The proposes a
provide a storm sewer service lateral from the development area to the storm sewer on Columbia
St. The connection to the public storm sewer mainline shall be in conformance with City of
Sherwood engineering standards Sherwood and Clean Water Services standards and the applicant
accepts that storm water services shall be assessed under the improvement plan review process.
The applicant is proposing an onsite storm water detention system which may include underground
storm water detention for storm water runoff generated by the addition of impervious area to the
subject property. The final design of the storm water detention facility shall be in conformance with
City of Sherwood engineering standards Sherwood and Clean Water Services standards and the
applicant accepts that storm water services shall be assessed under the improvement plan review
process The applicant accepts that there may be a required fee-in-lieu payment to Clean Water
Services to mitigate the water quality and hydro-modification impacts of the development. The
applicant finds the criteria of this section are met.

15) SZCDC Chapter 16.116 - “Fire Protection”
16.116.010 - Required Improvements

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

16.116.020 - Standards
A. Capacity



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

B. Fire Flow

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

C. Access to Facilities

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

D. Hydrants

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

Finding: The applicant recognizes the need to provide appropriate access to fire and emergency
vehicles and the need to provide appropriate fire flow to serve the 32-unit apartment building. The
applicant suggests that upon a CONDITION OF APPROVAL that prior to receiving building permits
for the 32-unit apartment building the applicant shall provide a service provider letter from Tualatin
Valley Fire and Rescue to the City of Sherwood that the criteria of this section shall be met.

16) SZCDC Chapter 16.118 - “Public and Private Utilities”
16.118.010 - Purpose

Public telecommunication conduits as well as conduits for franchise utilities including, but not
limited to, electric power, telephone, natural gas, lighting, and cable television shall be installed to
serve all newly created lots and developments in Sherwood.



16.118.020 - Standard

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

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

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

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

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

F. Exceptions: Installation shall not be required if the development does not require any other street
improvements. In those instances, the developer shall pay a fee in lieu that will finance installation
when street or utility improvements in that location occur.

16.118.030 - Underground Facilities

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

16.118.040 - Exceptions

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

Findings: Electrical and telecommunication facilities surrounding the proposed development are
installed underground. The applicant recognizes that all franchise utilities and telecommunication
utilities installed to serve the proposed 32 unit apartment building shall be installed underground
and shall be installed in accordance with the respective private utility design standards and the
Sherwood public works design standards. Due to the location in the Old Town Overlay no public



utility easement is required along any of the street frontages of the subject property. The applicant
finds that this criteria shall be met.

17) SZCDC Chapter 16.140 - “Parks Trees and Open Space”
16.140.010 - Purpose

This Chapter is intended to assure the provision of a system of public and private recreation and
open space areas and facilities consistent with this Code and applicable portions of the City's
adopted Comprehensive Plan. The standards of this section do not supersede the open space
requirements of a Planned Unit Development, found in Chapter 16.40 - Planned Unit Development
(PUD).

Finding: The application is for a 32-unit apartment building not for a Planned Unit Development.
The applicant finds that the development standards of this chapter shall apply to the proposal.

16.140.020 - Multi-Family Dwelling Developments
A. Standards

Except as otherwise provided, recreation and open space areas shall be provided in nhew Multi-
Family dwelling residential developments to the following standards:

1.0pen Space

A minimum of twenty percent (20%) of the site area shall be retained in common open
space. Required yard parking or maneuvering areas may not be substituted for open space.

Finding: The subject property is 1.14 acres in area or approximately 49,650 square feet in area.
20% of the area of the subject property must be preserved as open space. 20% of 49,650 square
feet is 9,930 square feet. The applicant’s preliminary site plan shows a large section of the property
which will be preserved as open area. There is over 10,000 square feet of open space identified in
the applicant’s site plan. The applicant finds that the criteria of this section have been met.

2.Recreation Facilities

A minimum of fifty percent (50%) of the required common open space shall be suitable for
active recreational use. Recreational spaces shall be planted in grass or otherwise suitably
improved. A minimum area of eight-hundred (800) square feet and a minimum width of
fifteen (15) feet shall be provided.

Finding: The subject property is 1.14 acres in area or approximately 49,650 square feet in area.
Per the previous finding, 20% of the subject property must be retained as open space. 20% of
49,650 square feet is 9,930 square feet. 50% of the required common open space shall be
suitable for active recreational use. 50% of 9,930 square feet is 4,965. The applicant’s preliminary
landscaping plans shows area to be planted with Fine Fescue Grass and area desighated as an
improved as a basketball half court and playground structure. These areas, suitable for active



recreational use, make up more than 5,000 square feet. The applicant proposes that upon
inclusion of a CONDITION OF APPROVAL that prior to receiving building permits for the 32-unit
apartment building the applicant shall provide final landscaping plans to the City of Sherwood,
which are prepared by a landscape architect an include details for the proposed recreational
spaces for review and acceptance that the criteria of this section are met.

3.Minimum Standards

Common open space and recreation areas and facilities shall be clearly shown on site
development plans and shall be physically situated so as to be readily accessible to and
usable by all residents of the development.

Finding: The applicant’s preliminary landscaping and site plans clearly show the location of the
required open space areas. The areas will be readily accessible to all residents of the proposed 32-
unit apartment building. The applicant finds that the criteria of this section are met.

4.Terms of Conveyance

Rights and responsibilities attached to common open space and recreation areas and
facilities shall be clearly specified in a legally binding document which leases or conveys
title, including beneficial ownership to a home association, or other legal entity. The terms
of such lease or other instrument of conveyance must include provisions suitable to the City
for guaranteeing the continued use of such land and facilities for its intended purpose;
continuity of property maintenance; and, when appropriate, the availability of funds
required for such maintenance and adequate insurance protection.

Finding: The common open space identified on the preliminary site plan shall be on the same lot
as the proposed 32-unit apartment building. As a result the open space shall be under the same
ownership as the apartment building. he proposed development is not expected to be condoized
nor is the applicant proposing that the subject property be partitioned. Instruments necessary to
guarantee the use and maintenance of the open space are unnecessary. The applicant
acknowledges that if the development were ever condoized an organization and associated legal
covenants must be established to ensure an acceptable method of ownership, management, and
maintenance of the open space identified on the preliminary site plan. The applicant finds that this
criteria has been met.

16.140.060 - Street Trees
A. Installation of Street Trees on New or Redeveloped Property.

Trees are required to be planted to the following specifications along public streets abutting or
within any new development or re-development. Planting of such trees shall be a condition of
development approval. The City shall be subject to the same standards for any developments
involving City-owned property, or when constructing or reconstructing City streets. After installing



street trees, the property owner shall be responsible for maintaining the street trees on the owner's
property or within the right-of-way adjacent to the owner's property.

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

2. Size: Trees shall have a minimum trunk diameter of two (2) caliper inches, which is
measured six inches above the soil line, and a minimum height of six (6) feet when planted.

3. Types: Developments shall include a variety of street trees. The trees planted shall be
chosen from those listed in 16.140.080 of this Code.

4. Required Street Trees and Spacing:

a. The minimum spacing is based on the maximum canopy spread identified in the
recommended street tree list in section 16.140.080 with the intent of providing a
continuous canopy without openings between the trees. For example, if a tree has a
canopy of forty (40) feet, the spacing between trees is forty (40) feet. If the tree is
not on the list, the mature canopy width must be provided to the planning
department by a certified arborist.

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

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

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

(2)There is not adequate space in which to plant a street tree due to driveway
or street light locations, vision clearance or utility connections, provided the
driveways, street light or utilities could not be reasonably located elsewhere
S0 as to accommodate adequate room for street trees; and

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

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



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

Finding: The subject property has frontage on three public streets, SW Columbia St, SW Pine St,
and SW Willamette St. SW Columbia St. is fully developed with sidewalks and street trees. The
applicant accepts that existing street trees along SW Columbia St. must be protected during on-
site construction. The applicant does not plan to make street improvements along SW Pine St.,
outside of the installation of a larger sidewalk along the portion of SW Pine St which fronts the
subject property. The applicant has previously acknowledged that a payment-in-lieu for the full half-
width standard residential street section for the SW Pine St. frontage is necessary. The cost
estimate for any street trees required in the residential street section should be included in the
estimate for the payment-in-lieu. The applicant proposes no vehicular access onto SW Willamette
St and therefore no frontage improvements are required. The applicant finds that the criteria of
this section are met.

16.140.070 - Trees on Property Subject to Certain Land Use Applications
A. Generally

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

B. Applicability

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

C. Inventory

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

a. Tree size (in DBH and canopy area)

b. Tree species



c. The condition of the tree with notes as applicable explaining the assessment
d. The location of the tree on the site
e. The location of the tree relative to the planned improvements

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

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

2. In addition to the general requirements of this Section, the tree and woodland inventory's
mapping and report shall also include, but is not limited to, the specific information outlined
in the appropriate land use application materials packet.

3 .Definitions for the inventory purposes of this Section

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

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

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

Finding: The applicant has provided an existing conditions plan which details the status of all trees
and woodlands on and adjacent to the subject property. The vast majority of trees located on the
subject property are non-native deciduous species. The applicant proposes to remove all on-site
vegetation outside of the retention of two mature Douglas Fir trees which were previously identified
as significant by the City of Sherwood. It is not feasible to maintain any significant on-site vegetation
as the area is overgrown with non-native and invasive species. An efficient land clearing process is
necessary to remove the overgrowth and prepare for development and this may result in the loss
of the remaining native vegetation. The applicant has proposed landscaping which shall include
primarily native plants as demonstrated by the attached preliminary landscaping plan. The



applicant proposes to preserve all trees of significance on the subject property and therefore the
criteria of this section are met.

18) SZCDC Chapter 16.142 - “Wetland Habitat, and Natural Areas”
16.142.020 - Standards

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

1. The facility will not reduce the area of wetlands on the site, and development will be
separated from such wetlands by an area determined by the Clean Water Services Design
and Construction Standards R&O 00-7 or its replacement provided Section 16.138.090
does not require more than the requested setback.

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

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

c. A lesser setback complies with federal and state permits, or standards that will
apply to state and federal permits, if required.

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

Finding: An approximately 0.48-acre seasonal wetland is located at on the subject property. The
applicant is proposing to fill the wetland to accommodate the new residential development. The
applicant has completed a Natural Resource Assessment for the site. The report includes an
assessment of the significance and functional value of wetlands and associated habitat buffer on
the site. When filling a wetland within the City, the standard above requires the applicant to develop
or enhance an equal area of wetland on the site or in the same drainage basin. The applicant has
submitted evidence that wetland mitigation credits have been purchased to offset the impact to
the filled wetland. The mitigation area is within the Tualatin River Basin, meeting the location
standard above. The size and extent of the wetland has been confirmed by DSL and the applicant
shall obtain any additional required fill permits from DSL and the Army Corps of Engineers. The
applicant finds that the material submitted demonstrates compliance with this section of the
SZCDC and with DSL and Army Corp requirements and therefore the criteria of this section are met.



19) SZCDC Chapter 16.154 - “Energy Conservation”
16.154.020 - Applicability

The standards in this Chapter shall apply to any new uses or changes to existing uses in multi-
dwelling, commercial, industrial and institutional zones. The standards in this Chapter do not apply
to accessory dwelling unit or single detached, or middle housing development in residential zones.

Finding: The application is for a new multi-dwelling use. The applicant finds that the development
standards of this chapter apply to this development.

16.154.030 - Standards

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

Finding: The proposed 32-unit apartment complex has been designed to maximize the umber of
“corner” units (units with windows on more than one elevation) and maximize the number of units
with the long axis facing south. The building shall receive sunlight sufficient for using solar energy
systems and the applicant proposes no vegetation which would hamper future use of solar energy
systems. The applicant finds that the proposed building orientation accounts for the direction of
sunlight and therefore the criteria of this section are met.

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

Finding: The applicant's preliminary landscaping plan shows that trees planted on the parking area
landscape islands shall provide cooling shade to impervious surfaces such as the parking areas
and drive aisle, while maximizing solar access from the south. The applicant finds that shading
vegetation has been accounted for on the site and therefore the criteria of this section has been
met.

20) SZCDC Chapter 16.162 - “Old Town (OT) Overlay District” [AMENDED]
16.162.010 - Purpose
The Old Town (OT) Overlay District is intended to establish objectives and define a set of

development standards to guide physical development in the historic downtown of the City
consistent with the Community Development Plan and this Code.

The OT zoning district is an overlay district generally applied to property identified on the Old Town
Overlay District Map, and applied to the Sherwood Plan and Zone Map in the Smockville



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

Finding: The subject property is within the Old Town (OT) Overlay District, specifically within the Old
Cannery Area. The applicant acknowledges that development of the site shall be regulated by
additional development standards due to its location in the OT Overlay District. The applicant also
acknowledges that the OT Overlay District is not a recognized “Historic District” on the National
Register of Historic Places, not is the subject property listed on the National Register of Historic
Places. The applicant finds that development criteria of the Old Cannery Area shall apply to this
application.

16.162.020 - Objectives

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

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

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

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

2. Vehicular and pedestrian ways and parking areas.

3. Existing or proposed alteration of natural topographic features, vegetation and
waterways.

Finding: The applicant proposes no significant alteration to natural topographic features or
waterways. The applicant’ preliminary landscaping plans show the preservation of significant
native vegetation on the site. The building proposed shall abut an undeveloped lot and therefore
there are no adverse visual or environmental impacts on neighboring properties. The proposed
parking area is sited behind the proposed 32-unit apartment building and is screened from the
pubic way by the structure. The applicant finds that the proposal complies with the purpose of the
OT Overlay District.

16.162.030 - Permitted Uses



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

A. Uses permitted outright in the RC zone, Section 16.28.020; the HDR zone, Section 16.20.020;
and the MDRL zone, Section 16.16.020; provided that uses permitted outright on any given
property are limited to those permitted in the underlying zoning district, unless otherwise specified
by this Section and Section 16.162.040...

Finding: Findings related to permitted uses are included in Section 2 of Chapter 4 of this document.
The applicant finds that the criteria of this section have been met.

16.162.060 - Dimensional Standards

In the OT overlay zone, the dimensional standards of the underlying RC, HDR and MDRL zones
shall apply...

Finding: Findings related to dimensional standards of the underlying zone are included in Section
2 of Chapter 4 of this document. The applicant finds that the criteria of this section have been met.

16.162.070 - Community Design

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

A. Generally

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

Finding: The subject property is within the Old Cannery Area of the OT District. The design standards
adopted for the Old Cannery Area do not apply to multi-dwelling residential structures. The
applicant finds that the application meets all relevant design criteria listed in section 16.90.020
and section 16.162.070 of the SZCDC and that the design criteria listed in section 16.162.080 do
not apply to this proposal..

B. Landscaping for Residential Structures

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

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



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

4.Fencing and interior landscaping, as per Section 16.92.030, are not required.
C. Off-Street Parking

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

Amended Finding: The applicant proposes a development in the designated climate friendly area
and therefore no off-street parking shall be required. The applicant plans to provide 40 off-street
parking spaces. however the applicant acknowledges that as a parking area will be voluntarily
provided, parking area landscaping must be provided. The applicant has provided a preliminary
site plan and preliminary landscaping plan showing compliance with these criteria and therefore
the criteria of this section are met.

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

Finding: The applicant is prepared to coordinate with the City of Sherwood Public Works to make
the following necessary street improvements to ensure that the three streets on which the subject
property has frontage meet the downtown street standards:

e Restoration of any improvements on the SW Columbia St. frontage disturbed by the creation
of the new access driveway. Restoration of improvements shall be completed to the
standards of City of Sherwood Public Works.

e The installation of an 8-foot wide concrete sidewalk along the subject property street
frontage with SW Pine St. The sidewalk shall be designed to meet the adopted public works
design standards and to connect with abutting sidewalks. The sidewalk shall have a curb
cut for the proposed emergency fire access drive.

e Payment-in-lieu for the full half-width standard residential street section for the SW Pine St.
frontage. The payment-in-lieu will be based upon a value of 125% of the city engineer’s
estimate for the necessary improvements.

The applicant finds that these proposed improvements shall ensure that the SW Pine St and SW
Columbia St, the two streets impacted by the development, shall continue to meet downtown street
standards.



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

Finding: The applicant has provided possible building colors as part of the preliminary elevations
provided as part of this application. The applicant shall attempt to select exterior materials which
are of appropriate “earth tones”. The applicant notes that this criterion is entirely subjective, there
is no definition of earth tone in the SZCDC nor is there a commonly held definition of earth tone.
This is not a clear and objective standard and the applicant notes that it therefore does not apply
to this application. The applicant has made a good faith effort to meet this criteria and therefore
this criteria is met.



5. Conclusion [AMENDED]

The applicant’s request for a Site Plan Review Approval and Mandatory Adjustment can be
conditioned to meet each and every applicable criteria of Oregon Revised Statute and the
Sherwood Zoning and Community Development Code. The applicant concludes that upon inclusion
of several conditions of approval, which shall be identified by City of Sherwood Staff in the staff
report, that the Sherwood Planning Commission should grant Site Plan Review Approval for this
application and should make the required Mandatory Adjustments to the Sherwood Zoning and
Community Development Code as outlined in state statute.

The applicant advises the City of Sherwood that after the submission of these amended findings
and the additional materials submitted alongside them, that no additional materials or information
shall be provided. The applicant requests the application for site development review be deemed
complete, and that the time period for which the City must take final action on this decision,
commonly called the 120 day period, begin on the day that these amended findings are received
by the City of Sherwood.



6. List of Attachments
1. City of Sherwood Application for Land Use Action [AMENDED]

Deed & Title

Tax Map

Vicinity Map

Existing Conditions Plan & Topographic Survey
Wetland Delineation Map

Wetland Removal-Fill Permit Approval

Wetland Mitigation Credit Receipt

© © N o o & W DN

Phase 1 Environmental Site Assessment

10. Pre-Lim Site Plan, Architectural, Floor Plan and Landscaping [AMENDED]
11. Pre-Lim Civil Plans [AMENDED]

12. TVFR Service Provider Letter [AMENDED]

13. Clean Water Provider Letter- Not Received Yet

14. Documentation of Neighborhood Meeting [AMENDED]

15. SOS- Adrian Oltean as Member for Sherwood Group [AMENDED]
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