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MEMORANDUM

To: Mr. Joe Turner
City of Sherwood Hearings Officer

From: Wayne Hayon
Pioneer Design Group, Inc.

Project: Pinot Glen -
PDG No. 131-035

Date: June 17, 2026

RE: Applicant’s Open Record Period #1 Submittal for Casefile No.
LU 2025-012 SUB

During the initial evidentiary hearing for City of Sherwood Casefile No. LU 2025-012 SUB,
“PINOT GLEN”, the applicant requested that the Hearings Officer keep the hearing record open for
3 consecutive weeklong periods, in order to allow time to further address issues raised by staff in
the City’s Recommendation and Staff Report.  This document serves as the Applicant’s Open
Record Period #1 Submittal.  The relevant issues are addressed below.

1. Public Pedestrian Access Between SW Elwert Road and SW Derby Terrace

Recommended Conditions of Approval B.4 and B.5. require creation of a pedestrian
connection between the proposed SW Derby Terrace and SW Elwert Road.  These Conditions
state the following:

4. Prior to Final Plat, revise plans to include the required bicycle and pedestrian trail:
A “Feeder Trail”, per the TSP, Figure 16F, of concrete construction, with lighting,
and landscaping.

5. The required bicycle and pedestrian trail from SW Derby Terrace, through lot 10, to
SW Elwert Road, to be located in a separate tract and not in an easement.
Ownership and maintenance of the trail to by the HOA. Plat and CCRs should reflect
ownership and maintenance.

The Applicant requested the record be held open to determine whether or not the trail could be
accommodated within the existing site plan.  As shown below and on the attached Plan Sheet
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P1.0 – Preliminary Plat, the Applicant has made minor revisions to Proposed Lots 10 through 17
to facilitate the creation of “Tract C”, a 20-foot-wide pedestrian tract including an 8-foot paved
pedestrian trail, south of Proposed Lot 10.

Figure 1. Pre-Hearing Site Plan Figure 2. Post-Hearing Site Plan
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All lots continue to meet the minimum lot width and depth of the applicable zoning district and
maintain compliance with the minimum and maximum lot area standards for lot averaging as
shown within the response to Item 2, later in this submittal.

As described by staff in the Engineering Land Use Application Comments dated June 4, 2026 and
included within Exhibit B.5 of the Staff Report and Recommendation, the requirement for the
pedestrian trail is triggered by block length and circulation standards within the City of Sherwood
Engineering Design Manual:

Currently the Transportation System Plan shows a street interconnecting SW Derby
Terrace to SW Elwert Road.  During initial discussions between the city and county, it
was determined that a vehicular connection between these 2 streets was not necessary.
However, the pedestrian connection between the 2 streets that would have been provided
should still be installed.  This will need to be an 8-foot wide concrete sidewalk within a
20-foot-wide tract of land to be owned and maintained by the HOA with an easement
allowing public access.

As shown on the preliminary plans the block length from SW Copper Terrace to SW A Street
(via SW Cereghino Lane and SW Derby Terrace) is approximately 760 feet.  This exceeds the
530 feet maximum allowable intersection spacing requirement within the Sherwood
Engineering Design Manual.  Therefore, the above-mentioned sidewalk connection between
SW Derby Terrace and SW Elwert Road should be located at the southwestern corner of the
subject property to provide for a break in the block length for pedestrians.

While the applicant respectfully disagrees with the methodology used by City staff to measure block
length, which in this case includes adding together the dimensions of two separate block faces of a
rectangular shaped block, using the City’s methodology the addition of the pedestrian trail on SW
Derby Terrace creates a maximum pedestrian block length on SW Cereghino Lane of 485 feet.  This
meets the 530 feet maximum allowable intersection spacing requirement within the Sherwood
Engineering Design Manual, and as such no transportation facility modification for exceeding the
maximum block length is required.

2.  Relocation of Open Space Tract

As part of the original proposal, the applicant located the majority of the open space required under
SZDC Section 16.140.030 within an 8,088 square foot tract adjacent to SW Copper Terrace.  This
open space area (formerly identified as Tract C) was a linear open space extending the width of a
block (188 feet), with a depth of 43 feet.  As shown on Landscape Plans submitted with the
application (Sheet L1.0), Tract C was proposed to be attractively landscaped with a variety of trees,
shrubs, and groundcovers, and included grass areas for picnics and recreational play, along with a
meandering walking path, bench seating, and picnic tables.  As proposed, the open space was
intended to provide a mix of both active and passive recreational opportunities and covered 3 of the
active uses listed as appropriate in SZDC Section 16.140.030 (grass areas, walking paths, and other



Mr. Joe Turner
RE: Applicant’s Open Record Period #1 Submittal - LU 2025-012 SUB
June 17, 2026
Page 4 MEMORANDUM

\\pdgserver1\civil\Projects\131-035\Planning\Hearing\Open Record 1 Submittals\Applicant\Applicant's OR 1 Submittal.docx

like uses (benches and picnic tables)), and serve as an attractive entryway into the community from
SW Copper Terrace.

Figure 3. Pre-Hearing Open Space

While the Applicant believes that the proposed open space meets the requirements of SZDC Section
16.140.030 and is approvable as proposed, they have also heard a stated preference from the City to
have the open space located more centrally within the development, and therefore moved away
from the street to the extent practicable.  Accordingly, the applicant requested this open record
period to investigate the possibility of relocating the open space, and the impact of associated ripple
effects across the development site.

In investigating the change, the applicant proposes moving the open space area west within the same
block.  The relocated open space will be similarly landscaped with a variety of trees, shrubs, and
groundcovers, and grass areas for picnics and recreational play, along with a meandering walking
path and seating options.  Due to adjustments to the site plan described in this submittal, the
calculations for lot averaging and the provision of open space have been revised below.  However,
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the open space now consists of a 7,990 square foot tract (Tract D) located west of Lots 4 and 35
between Street A and SW Cereghino Lane.  Tract D is a linear open space extending the length of
the block (188 feet), with a width of 43 feet.

Figure 4. Post-Hearing Open Space

Revised calculations and SZDC responses are included below.

DIVISION VII. LAND DIVISIONS, SUBDIVISIONS, PARTITIONS, LOT LINE
ADJUSTMENTS AND MODIFICATION

CHAPTER 16.120 SUBDIVISIONS

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

16.120.020 General Subdivision Provisions

…

A. Lot averaging

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

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

RESPONSE: The proposed subdivision utilizes lot averaging to allow lot areas that are less than
the minimum lot size allowed in the MDRL zoning district. The minimum lot size for the MDRL
zoning district is 5,000 square feet.  See table below for all lot sizes. Lots that are below 5,000 sf
are noted as bold type. See Preliminary Plat (Sheet P1.0) in the included plan set.

Lot number Area Lot number Area Lot number Area
1 5,147 sf 15 5,415 sf 29 4,964 sf
2 4,700 sf 16 5,415 sf 30 5,093 sf
3 4,700 sf 17 5,133 sf 31 5,034 sf
4 4,700 sf 18 5,491 sf 32 5,142 sf
5 4,700 sf 19 4,755 sf 33 4,700 sf
6 4,700  sf 20 4,818 sf 34 4,700 sf
7 4,700 sf 21 5,361 sf 35 4,700 sf
8 5,363 sf 22 5,184 sf 36 4,700 sf
9 5,413 sf 23 4,777 sf 37 4,700 sf
10 5,415 sf 24 5,244 sf 38 4,700 sf
11 5,415 sf 25 4,946 sf 39 5,413 sf
12 5,415 sf 26 5,244
13 5,415 sf 27 4,883
14 5,415 sf 28 4,964

Total Lot Area (Lots 1-39) = 196,674 square feet

Average Lot Area

Total Area of Lots 1-39 / Number of Lots = Average Lot Area
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196,674 square feet / 39 lots = 5,043 square feet = Average Lot Area

The average lot area of the proposed lots is 5,043 square feet. This criterion is met.

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

RESPONSE: The minimum lot size allowed in the MDRL district is 5,000 square feet.

90% x 5,000 square feet = 4,500 square feet

The minimum proposed lot size is 4,700 square feet (multiple lots). This criterion is met.

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

RESPONSE: The minimum lot size allowed in the MDRL district is 5,000 square feet.

10% x 5,000 square feet = 500 square feet

Maximum Lot Size = 5,000 square feet + 500 square feet = 5,500 square feet

The largest proposed lot is Lot 18, which is 5,491 square feet. This area is less than 10% greater
than the 5,000 square foot lot size as shown by the calculation above and in the table below. This
criterion is met.

MDRL/MDRH
Minimum Lot Size
(5,000 sf)

Allowed through Lot Averaging Proposed

Minimum Lot Greater than 90% of 5,000 sf (4,500 sf) 4,700 sf
Maximum Lot Less than 10% greater than 5,000 sf

(5,500 sf)
5,491 sf

Across the 39 lots, the average lot size is 5,043 square feet, exceeding the minimum lot size for
both the MDRL and MDRH districts.

Based on the revisions above, Open Space is calculated as follows:

CHAPTER 16.140 PARKS, TREES AND OPEN SPACES
…
16.140.030 All Residential Subdivisions

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

1. Required yards or setbacks.

2. Required visual corridors.

3. Required sensitive areas and buffers.

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

RESPONSE: The net buildable area of the site is approximately 208,475 square feet when right-
of-way areas, the stormwater facility (public use), and the pedestrian trail (public use) are
excluded, which results in a required open space area of 10,423 sf.  The proposed open spaces
include Tract D (7,990 sf) and Tract E (2,496 sf) for a total of 10,486 sf, or 5% of the net
buildable site (10,486/208,475 = 0.05029 = 5%). See the Open Space Exhibit included with the
submittal for Open Space areas and calculations.

As described above, following changes to the location of the primary open space provided, the site
plan maintains it compliance with the dimensional standards of the zoning district.

3.  Updates to Transportation Facility Modifications

In response to comments received from staff, the applicant has revised the transportation facility
modification requests.  These are now presented individually, addressing the following:

Modification Request 1 - Intersection Spacing
Modification Request 2 - Cereghino
Modification Request 3 – Locksley
Modification Request 4 – Derby
Modification Request 5 – Oxford

Please see the attached requests for details.

4.  Conditions of Approval

The applicant requests the following amendments to Conditions of Approval within the
Recommendation and Staff Report.
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B. Prior to Final Plat Approval

2.  To ensure the proposed fence along SW Elwert Rd meets the Sherwood Municipal
Code standards, details including plans and elevation drawings are to be submitted
prior to Final Plat approval.

RESPONSE: Neither SZDC Section 16.58.020 – Fences, Walls and Hedges or Section
16.140.040 – Visual Corridors require plans and elevation drawing to be submitted.

Proposed To ensure the proposed fence along SW Elwert Rd meets the Sherwood Municipal
Code standards, plans showing the final fence location are to be submitted prior to Final Plat
approval.

3.  Prior to Final Plat Approval a revised plan shall be submitted including revised
street widths and bicycle and pedestrian connection on what is currently lot 10.

RESPONSE: The requested transportation facility modifications meet the requirements of
SZDC Section 16.106.020.E. Transportation Facility Modifications.  In addition, the applicant
has provided a bicycle and pedestrian connection on what is currently Lot 10, which is also
required by Condition B.4. below.

Proposed Prior to Final Plat Approval, submit plans showing street designs consistent with the
applicable TSP street section, or as approved through Transportation Facility Modifications.

4. Prior to Final Plat, revise plans to include the required bicycle and pedestrian trail:
A “Feeder Trail”, per the TSP, Figure 16F, of concrete construction, with lighting,
and landscaping.

RESPONSE: As above, the applicant has provided a bicycle and pedestrian connection on what
is currently Lot 10.  However, lighting is not shown on the Feeder Trail section and should be
removed.  The Sherwood Engineering Design Manual, Section 420.10 states that …. Lighting for
shared-use paths is important and should be considered for-shared-use paths serving
commuters, providing access to transit stops, and at highway intersections.  Lighting should also
be considered through underpasses or tunnels and when nighttime security could be a problem.
None of the conditions listed above as warranting consideration of lighting exist at this location.
The proposed trail section is approximately 100 feet long, straight, and lit at both ends by street
lighting such that each end will be visible from the other.

Proposed Prior to Final Plat Approval, submit plans including a bicycle and pedestrian
connection between SW Derby Terrace and SW Elwert Road, as shown on Revised Sheet P1.0 –
Preliminary Plat, including concrete paving and landscaping.
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5. The required bicycle and pedestrian trail from SW Derby Terrace, through lot 10, to
SW Elwert Road, to be located in a separate tract and not in an easement.
Ownership and maintenance of the trail to by the HOA. Plat and CCRs should
reflect ownership and maintenance.

RESPONSE: The trail has been proposed by the applicant and should be acknowledged in
location and design as meeting the requirements for a “Feeder Trail”.

Proposed The bicycle and pedestrian trail from SW Derby Terrace to SW Elwert Road south of
Lot 10 shall be located in a separate tract and not in an easement. Ownership and maintenance of
the trail is to be by the HOA. The Final Plat and CCRs should describe ownership and
maintenance.

6. Prior to Final Plat, an open space plan to be developed and provided to staff. Plan
to include landscaping, paths, benches, trash receptacles, lighting, and be fully
irrigated with a below grade automatic system.

RESPONSE: The open space plan for the site has already been developed, meets code
requirements, and does not need to be redesigned from scratch as this condition would otherwise
indicate.  Lighting of the open space is not a requirement of SZDC Section 16.140.030.

Proposed Prior to Final Plat, submit a final open space plan consistent with the features shown
in the approved preliminary plan, including landscaping, paths, benches, trash receptacles, and
irrigation with a below grade automatic system.  Changes to open space areas or locations shall
continue to meet the 5% area requirement, and landscaping improvements shall, at minimum,
include the design features described above.

8. Prior to Final Plat Approval revise plans to conform to the adopted street section.

RESPONSE: See the applicant response to Condition B.3 above.  This condition is repetitive
and should be deleted.

14. The following shall be represented on the plat and recorded with Washington
County:
…
2. Provision of a non-access reservation along the SW Elwert Road frontage.

RESPONSE: Due to topography, a perched water table and design restrictions on the
development of the stormwater infrastructure for the site by the City, the applicant is required to
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locate the flow control manhole adjacent to SW Elwert Road, in a location requiring access from
SW Elwert Road.  Access for maintenance was proposed by the applicant  in the preliminary
plan set, and not addressed by the County.  This condition should be revised to allow for such
access, if approved by the County Engineer, if reasonable alternatives do not exist.  Similar
facilities are located to the north of the subject site on the same side of Elwert Road.

Proposed Provision of a non-access reservation along the SW Elwert Road frontage, except as
approved by the County Engineer.

 C.  Prior to Engineering Approval of the Public Improvement Plans

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

RESPONSE: As described in response to Condition B.14, due to topography, a perched water
table and design restrictions on the development of the stormwater infrastructure for the site by
the City, the applicant is required to locate the flow control manhole adjacent to SW Elwert
Road, in a location requiring access from SW Elwert Road.  Access for maintenance was
proposed by the applicant in the preliminary plan set, and was not addressed by the County.
Following discussions with the City, the applicant requests that this condition be revised to
recognize alternative maintenance, if access is not approved by the County Engineer. An
applicant should not be left without clarity and options to address needs for stormwater facility
access for maintenance purposes and therefore is proposing conditions that permit flexibility to
work with agencies on a solution.

Proposed Prior to Approval of Engineering Public Improvement Plans/Issuance of an
Engineering Compliance Agreement, the proposed development shall design to provide on-site
water quality treatment/hydro-modification facilities with maintenance access to all facility
structures in accordance with city and Clean Water Services standards unless otherwise approved
by the city and Clean Water Services. It is noted that the City has determined that while the
current flow control manhole is located beyond standard distances for maintenance at 30 feet from
the proposed curb line, it can be maintained from SW Elwert Road if the County does not allow
additional access for maintenance. These facilities shall be designed meeting the approval of the
Sherwood Engineering Department.
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8.  Prior to Approval of Engineering Public Improvement Plans/Issuance of an
Engineering Compliance Agreement, the developer shall design for street widening
improvements (including street lighting and street trees) along the subject property
frontage of SW Elwert Road to provide for a 27-foot wide half street paved surface,
a 5-foot wide landscape strip, an 8-foot wide sidewalk within a 45-foot wide half
street right-of-way section meeting the approval of the Sherwood and Washington
County Engineering Departments.

RESPONSE: Washington County has determined that the curb-to-curb width of SW Elwert Road
shall be constructed to their adopted 25-foot paved half street standard for a 2 – 3 lane arterial.

Proposed Prior to Approval of Engineering Public Improvement Plans/Issuance of an
Engineering Compliance Agreement, the developer shall design for street widening
improvements (including street lighting and street trees) along the subject property frontage of
SW Elwert Road to provide for a 25-foot wide half street paved surface, a 5-foot wide landscape
strip, an 8-foot wide sidewalk within a 45-foot wide half street right-of-way section meeting the
approval of the Sherwood and Washington County Engineering Departments.

10. Prior to Approval of Engineering Public Improvement Plans/Issuance of an
Engineering Compliance Agreement, the developer shall design for street widening
improvements (including street lighting and street trees) along the subject property
frontage of SW Cereghino Lane to provide for a 36-foot wide curb to curb paved
surface, a 5-foot wide landscape strip, a 6-foot wide sidewalk with right-of-way
dedication to 1 foot behind sidewalk meeting the approval of the Sherwood
Engineering Department.

RESPONSE: The requested transportation facility modifications for SW Cereghino Lane meets
the requirements of SZDC Section 16.106.020.E. Transportation Facility Modifications and
should not be precluded by this condition.

Proposed Prior to Approval of Engineering Public Improvement Plans/Issuance of an
Engineering Compliance Agreement, the developer shall design for street widening
improvements (including street lighting and street trees) along the subject property frontage of
SW Cereghino Lane to provide for a 36-foot wide curb to curb paved surface, a 5-foot wide
landscape strip, a 6-foot wide sidewalk with right-of-way dedication to 1 foot behind sidewalk
meeting the approval of the Sherwood Engineering Department, or as approved through a
Transportation Facility Modification.

11. Prior to Approval of Engineering Public Improvement Plans/Issuance of an
Engineering Compliance Agreement, the developer shall design for a 2-inch grind and
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inlay of the existing asphalt to 18-feet from the new concrete curb on the north side of
SW Cereghino Lane meeting the approval of the Sherwood Engineering Department.

RESPONSE: The requested transportation facility modifications for SW Cereghino Lane meet
the requirements of SZDC Section 16.106.020.E. Transportation Facility Modifications and
should not be precluded by this condition.

Proposed: Prior to Approval of Engineering Public Improvement Plans/Issuance of an
Engineering Compliance Agreement, the developer shall design for a 2-inch grind and inlay of
the existing asphalt to 18-feet from the new concrete curb on the north side of SW Cereghino
Lane meeting the approval of the Sherwood Engineering Department, or as otherwise approved
through a Transportation Facility Modification.

5.  Applicant’s Response to Cobbinah Email Submittal, dated June 12, 2026

The applicant appreciates Mr Cobbinah’s concerns for his neighborhood, which are similar to
many of those held by property owners adjacent to proposed development.  Riverside Homes has
over thirty years of home building experience in the Portland metropolitan area and beyond and
are dedicated to developing new homes and neighborhoods that reflect the natural beauty of the
surrounding environment while providing innovative design and craftsmanship.

Since the development of several existing neighborhoods in the area, land use regulations in both
the State of Oregon and within the City of Sherwood have undergone significant changes
including requirements for housing types, lot dimensional standards, and infrastructure
requirements.  The proposed development of Pinot Glen meets all requirements of the Sherwood
Zoning and Development Code for density, lot sizes, and the provision of infrastructure.  Where
transportation facility modifications have been requested, these modifications serve to match
existing conditions, and to reflect existing neighborhood development patterns.  As reflected in
this submittal, we have listened to neighbors and the City and made changes to the proposed
development to better accommodate the needs of the community to the extent possible.

Finally, Pinot Glen represents the development of the last-but-one underdeveloped properties in
the surrounding area and will complete the existing neighborhoods and provide additional
connectivity and infrastructure.  The development of these properties was anticipated and
provided for in the development of surrounding properties and meets the standards and
requirements of the Sherwood Community Plan, Transportation System Plan, Engineering
Design Manual, and Zoning and Development Code.

Attachments:

Revised Plan Sheet P1.0 – Preliminary Plat
Modification Request 1 – Intersection Spacing
Modification Request 2 – Cereghino
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Modification Request 3 – Locksley
Modification Request 4 – Derby
Modification Request 5 – Oxford
Email from Kofi Cobbinah, June 12, 2026








































































































