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e of the Tualatin River National Wildiife Refuge 6:00 PM Work Session

7:00 PM Planning Commission Meeting

6 PM Work Session Agenda

1.
2.

Sherwood West Preliminary Concept Plan Update

Industrial Land Use Districts Development Code Discussion

7 PM Planning Commission Agenda (AMENDED)

1.
2,

ga gl os e

Call to Order/ Roll Call
Consent Agenda

a. November 10, 2015 Planning Commission Minutes
b. November 24, 2015 Planning Commission Minutes

Council Liaison Announcements (Council President Robinson)
Staff Announcements (Brad Kilby)
Community Comments

New business

a. Public Hearing — SP 15-05 Endurance Products Company Expansion (Brad
Kilby)
The Planning Commission will hold a public heating for a proposal to add a 15,550
square foot building to a 1.99 acre site zoned General Industrial located at 13990
SW Galbreath Drive.

= (Applicant has requested a

continuance)

Planning Commissioner Announcements

Adjourn

Meeting documents may be found on the City of Sherwood website or by contacting the Planning Staff at 503-925-2308.
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a. November 10, 2015 Planning Commission Minutes
b. November 24, 2015 Planning Commission Minutes

Council Liaison Announcements (Council President Robinson)
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New business

a. Public Hearing — SP 15-05 Endurance Products Company Expansion (Brad
Kilby)

The Planning Commission will hold a public hearing for a proposal to add a 15,550
square foot building to a 1.99 acre site zoned General Industrial located at 13990
SW Galbreath Drive.

b. Public Hearing — PA 15-05 Parkway Court Zone Change (Michelle Miller)

The Planning Commission will hold a public hearing for a Comprehensive Plan
Map Amendment and Zone Change for four vacant tax lots totaling approximately
1.25 acres in size from General Commercial (GC) to Medium Density Residential
Low (MDRL). The property is located near the southwestern intersection of SW
Meinecke and Highway 99W on SW Parkway Ct.

Planning Commissioner Announcements

8. Adjourn

Meeting documents may be found on the City of Sherwood website or by contacting the Planning Staff at 503-925-2308.
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City of Sherwood, Oregon
Planning Commission

November 10, 2015
Planning Commissioners Present: Staff Present:
Chair Jean Simson Julia Hajduk, Community Development Director
Vice Chair Russell Griffin Josh Soper, City Attorney
Commissioner Alan Pearson Brad Kilby, Planning Manager
Commissioner Rob Rettig Connie Randall, Associate Planner
Commissioner Lisa Walker Kirsten Allen, Planning Dept. Program Coordinator

Planning Commission Members Absent:
Commissioner Chris Flores
Commissioner Michael Meyers

Council Members Present:
Councilor Sally Robinson

1. Call to Order/Roll Call

Chair Jean Simson called the meeting to order at 7:02 pm.
2. Consent Agenda — None

3. Council Liaison Announcements

Council President Sally Robinson noted the failed annexation of the Brookman Road area and
commented that there may be zone change requests in the future. She cautioned the Planning
Commission to consider that the majority of the public want to maintain Sherwood’s small town feel.
Ms. Robinson reminded the Commission of the appreciation dinner scheduled for December 15, 2015.

4. Staff Ahnouncements

Brad Kilby, Planning Manager, announced the following:

e Final Sherwood West Preliminary Concept Plan Community Advisory Committee meeting,
November 19

Cedar Creek Trail project public open house, December 3

Planning Commission Work Session and Meeting, December 8
» Sherwood West Preliminary Concept Plan (work session),
« Parkway Court Plan Amendment and Zone Change,
o Major Modification on SW Galbreath Drive for Endurance Products, 15,500 sq. ft.
expansion

e Boards and Commissions Appreciation Dinner, December 15

Julia Hajduk, Community Development Director informed the Commission that field investigation for the
Tannery site had taken place and the samples would be in process at the laboratory.
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5. Community Comments

Tony Bevel, Sherwood resident, gave the Commission information on traffic calming devices (see
record, Exhibit 1), said he lived on Lynnly Way and had spoken with the Planning Commission, the
City Council and a number of other city officials about the traffic on his street. Mr. Bevel commented
traffic was bad throughout the city and explained that he was told by city staff that traffic calming
devices would hamper emergency vehicles. He asserted that this was not the case and other
jurisdictions such as Beaverton, Tigard and Lake Oswego had traffic calming devises. Mr. Bevel noted
that the biggest obstacle was the cost and suggested the budget committee could find money. He said
he had spoken to his neighbors and each had experienced confrontations resulting from drivers
speeding on the street and gave examples of dangerous encounters and animal fatalities. He
commented that there are likely other streets needing traffic calming protection and that he paid his
taxes to have safe roads so he could walk across the street to his mailbox without feeling threatened.
Mr. Bevel acknowledged that traffic would come through his street; he expected it would get worse,
and it needed to be calmed. Mr. Bevel commented that Washington County had also told him to
educate the public and to have law enforcement present. He predicted that traffic calming devices
would make saints of people.

Chair Simson thanked Mr. Bevel for his comments and said they were noted for the record. She said
the Commission has asked staff for updates on traffic calming and suggested the matter be placed as a
future agenda item to have a conversation with City Council or to make a recommendation.

Julia Hajduk responded that the Planning Commission could be part of the discussion for the issues
and development of a formal neighborhood traffic calming program.

6. New business
a. Public Hearing — PA 15-04 Mandel Property Plan Amendment and Zone Change

Chair Simson read the public hearing statement stating the City Council would make the final decision.
She asked staff about ex parte, bias or conflicts of interest and was informed that it was a legislative
decision and only conflict of interest would apply. Chair Simson asked for any Planning Commissioners
that would like to declare a conflict of interest.

Commissioner Rob Rettig stated he would recuse himself, because of a potential conflict of interest in
that the company he works for was also representing the applicant. Commissioner Rettig left the dais,
leaving four commission members and maintaining a quorum.

Julia Hajduk affirmed the hearing at the City Council level would be a de novo hearing. Chair Simson
clarified that proponent and opponent testimony would be accepted in full at the City Council level.

Connie Randall, Associate Planner, gave a staff report and presentation for PA 15-05 Mandel Property
Plan Amendment and Zone Change (see record, Exhibit 2). She said the applicant was proposing a
Comprehensive Plan and zoning map amendment for a three acre parcel of land located at the
southeast corner of Edy and Elwert roads from Neighborhood Commercial to Medium Density
Residential Low. The subject site was in active farming and had an existing single family residence and
associated out buildings. Ms. Randall explained it was part of a larger 21.28 acre parent parcel and the
site was bisected from north to south in an arched manner by the tributary to Chicken Creek which
creates a pocket of developable land adjacent to Elwert Road. She identified the portion of land that
was the subject property for the action and that it was zoned Neighborhood Commercial. Agricultural
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and forestry zoned property in rural Washington County surrounds the site on the north and west. Ms.
Randall said the subject property was in the city and adjacent to residentially zoned property; Medium
Density Residential Low and High. The site was brought in to the Urban Growth Boundary in 2002 as
part of Area 59 with the Area 59 Concept Plan being adopted by the City Council in 2007 when the
current land use and zoning designations were applied.

Ms. Randall reported that public and agency notices were provided in accordance with the Sherwood
Zoning and Community Development Code (SZCDC) and staff had received one public comment
attached as Exhibit C to the staff report; Mr. Reynolds was concerned about the safety of accessing
Elwert Road from the subject site. Ms. Randall commented that the request was legislative, about the
land use designation of the property, and access to the site would be evaluated with a future land use
application, such as a subdivision application, and any access would be required to meet all standards
outlined in the Zoning and Community Development Code as well as the City’s Engineering Design
and Standard Details Manual. She pointed out that the anticipated traffic from future development of
residential uses, associated with the proposed amendment, was expected to generate significantly less
traffic then the commercial uses which were currently allowed.

Ms. Randall informed the Commission that staff had received agency comments from the Department
of Land Conversation and Development (DLCD) and the City’s Engineering Department (attached to
the staff report as exhibits D & E), and Tualatin Valley Fire and Rescue (TVF&R) notified staff that
they did not have any comments on the application. Ms. Randall said DLCD raised the concern that
the applicant’s narrative had not adequately addressed Statewide Planning Goal 9: Economic
Development. The applicant’s response to DLCD was attached to the staff report as Exhibit B.

Ms. Randall explained that there were five required findings in the SZCDC that needed to be made.
The first was that the proposed amendment be consistent with the Comprehensive Plan and
Transportation System Plan (TSP) policies. There are five chapters in the Comprehensive Plan that are
applicable which will be covered at the end of the presentation.

Ms. Randall said the second finding was a demonstrated need for the proposed use and zoning and the
importance of the use to the economy of the city, existing market demand, presence or absence of
other similar uses in the area, and the general public good.

Ms. Randall reminded the Commission of the recent Residential Buildable Lands Inventory and the
Housing Needs Analysis performed as part the Sherwood West Preliminary Concept Plan project and
stated the studies showed that there were about 96 acres of buildable residential land in the city with an
additional 79 acres in the Urban Growth Boundary in the Brookman Area. She continued that within
the city 14 acres are zoned Medium Density Residential Low with the bulk of the other land available
located in the Brookman Area which has 52 acres of land available for Medium Density Residential
Low. Ms. Randall cited that the applicant had discussed in the project narrative, and staff agreed, that
Sherwood had a need for a guaranteed land supply for residential uses which meant it could be
developed in a timely, reasonable manner. She said the City’s ability to annex available land in the
Urban Growth Boundary has proven difficult in recent years, as evidenced by the three failed
annexation attempts in the Brookman Area, and it was a concern to the City in the ability to meet the
need for residential development. Ms. Randall reported that both the Housing Needs Analysis and the
applicant’s analysis concluded that the city will likely deplete the available residential land supply within
the next five years. She noted the table in her presentation was out of date because of developments
under way on Cedar Brook Way and Edy Road and an additional fourteen acres of Medium Density
Residential Low on the parent parcel of this land use application was planned for development, further
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depleting area’s available land for residential Medium Density Residential Low uses. Staff believed there
was a demonstrated need.

Ms. Randall said the third required finding was that the proposed amendment be timely and considered
the development pattern in the area, changes in the neighborhood or community and the availability of
utilities and services. She recounted that the two most recently completed residential developments in
the city were immediately adjacent to the subject site; Daybreak Estates to the south and Renaissance at
Rychlick Farms to the east. The city engineer has reported that existing water, sewer, and storm water
facilities are available to serve the site and were planned to be extended to the site at the time of
development in all three of the City’s master plans.

Ms. Randall pointed out that there had been changes in the neighborhood and community to the
adopted plan for Area 59 which called for a mixed use commercial and residential development on the
subject site. She said the site was to have two points of access to Elwert Road with the southernmost
access crossing the Chicken Creek tributary and connecting development to the surrounding
neighborhood. The plan intended the Neighborhood Commercial to have commercial on the bottom
floor, residential on top, with connectivity to the surrounding neighborhood so they could get their
daily goods and services met at the site. However, crossing the Chicken Creek tributary has been found
to be expensive financially and environmentally. Ms. Randall explained that the TSP identified the
proposed crossing and associated environmental mitigation to cost more than $2 million for
approximately 700 feet of roadway. That has been determined to be excessive and would mostly fall on
the city to pay for as you could not expect development to pay the cost to make the connection. Ms.
Randall further explained that during the development of the Daybreak Subdivision south of the
subject property, it was determined to move the connection between Elwert Road and Copper Terrace
further south. The relocated connection did not have any connectivity to the Neighborhood
Commercial site, leaving the site isolated and separated from the adjacent residential neighborhoods it
would be intended to serve.

Chair Simson asked for clarification of where access to the remaining twenty one acres was. Ms.
Randall replied that access to the residential neighborhood could be provided off of Copper Terrace,
the proposed area would be accessed from Elwert Road.

Commissioner Pearson asked if Chicken Creek was a flood prone area. Ms. Randall responded that
there are floodplains associated with the creek and the need for and width of the buffer would be
determined with Clean Water Services. Staff did anticipate preservation and protection of the creek at
the time of the concept plan. She commented that if you look at how Sherwood has developed over
time, the City has consistently planned for and protected the natural areas and waterways nestling
development to fit.

Ms. Randall said the fourth required finding was that other properties zoned Medium Density
Residential Low were unavailable or unsuitable for immediate development considering the size,
location and other factors. She noted the biggest factor for Sherwood was that there was not a lot of
other property zoned Medium Density Residential Low in the City of Sherwood. Land was available in
our Urban Growth Boundary, but has had challenges being brought into the City with a guarantee that
it will be developed in the near future. For that reason staff believes this required finding has been met.

Ms. Randall stated the fifth required finding was related to the Transportation Planning Rule which
requires consistency and findings that the proposed amendment will not negatively impact the
functional classification of any of the local, county, regional or state transportation facilities. In looking
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at the anticipated peak hour weekday trips generated from new neighborhood commercial (the allowed
use) versus the proposed Medium Density Residential Low development trips, there would be a net
reduction of 1,860 trips generated based on the proposed amendment.

In answer to a question from Chair Simson, Ms. Randall identified that the traffic analysis provided by
the applicant’s narrative used the likely types of businesses that could be developed on the site as a
neighborhood commercial site. She said the Neighborhood Commercial zoning limited the types and
sizes of uses that could be developed with a maximum of four. Ms. Randall explained that the analysis
used their best guess on the four most impactful businesses that could be developed at the site.

Returning to the Comprehensive Plan criteria, Ms. Randall explained that Chapter 2, Planning Process
outlined the process evaluating proposed amendments, which we are discussing. Chapter 3, Growth
Management sought to ensure that the city grew in a manner that respected established growth limits,
desired population densities, land capacity, environmental quality and livability; all those things that we
talk about that make a good community. She described that the Chapter 4, Land Use goals aimed to
accommodate a variety of housing types while preserving the integrity of the community and that the
Chapter 6, Transportation goals called for connectivity between land uses. Lastly, Ms. Randall
explained that Chapter 8, the Urban Growth Boundary section, summarized the adopted Area 59 Plan,
because the Comprehensive Plan pre-dated the inclusion of the area.

Ms. Randall showed a map of the subject property with a circle around it representing a quarter mile.
She said the exhibit solidified things in her mind during her review. She disclosed that she found the
application to be challenging as her personal bias was that she lived in the area and was frustrated by
the lack of easily accessible commercial in the area that could be walked to. She indicated her initial gut
reaction was not to get rid of the commercial potential, because it was needed. Ms. Randall explained
that as part of her review she took a look at growth and developing livable neighborhoods as discussed
in the Comprehensive Plan where quarter mile neighborhoods are typically planned for, because the
quarter mile was the established distance most people could and are willing to walk to within a fifteen
minute period. She said most of the quarter mile neighborhood was undeveloped county land, which
was not under the City’s control to develop, limiting the neighborhood area that the property can serve.
Ms. Randall set forward that the other contributing factor was the open space area and the bisection of
the parcel by the chicken creek tributary. She questioned if the concept plan would have seen this as
the best place for neighborhood commercial if the city had known there would not be a tributary
crossing. Unfortunately, from staff’s perspective, absent that crossing, Neighborhood Commercial was
not the best zoning. She said it would be an isolated parcel oriented towards Elwert Road and at about
130 feet deep it would become a long strip commercial site. Ms. Randall commented that type of
development was not the intent of the Neighborhood Commercial nor the right place for
Neighborhood Commercial in the community and said staff thought it met the general plan policies
and the TSP because of the eliminated connectivity.

Ms. Randall noted that Metro and State standards were discussed in detail in the staff report. She
wanted to highlight Goal 9: Economic Development which needed to find that the proposed
amendment did not negatively impact the City’s ability to provide economic development opportunities
as identified in the adopted Economic Opportunities Analysis. Ms. Randall said the Economic
Opportunities Analysis was part of the City’s Economic Development Strategy adopted in 2007. She
pointed out that Area 59 was not considered as part of the Economic Development Strategy because it
wasn’t planned for yet. The concept plan was adopted later in the same year. She explained that the
Analysis focused on commercial and industrial lands, the ability to provide jobs and to attract and retain
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businesses and that the Neighborhood Commercial zone as a category was not identified or discussed
in the strategy. The purpose and intent of the Neighborhood Commercial zone was to be small. Ms.
Randall added that the Code limits developments to one acre in size, so per the code, this three acre
parcel would have to parcel out and do separate developments. The Code limits the size of the
businesses to one acre, the types of businesses, operational hours, and characteristics to make sure that
what does go in Neighborhood Commercial was compatible with the residential neighborhood. She
sald Neighborhood Commercial was seen as a zone that supported residential development as opposed
to contributing economically and that it was not intended to create jobs or to draw industry into the
City; historically, Neighborhood Commercial was very underutilized in Sherwood with only 1.03 acres
of land developed in the Neighborhood Commercial zone. Ms. Randall disclosed that the only other
land designated as Neighborhood Commercial was this three acre parcel that has been vacant since it
was brought into the city. She said about two acres in the Brookman Area were designated
Neighborhood Commercial.

Ms. Randall said the commercial land supply in the Economic Opportunities Analysis determined that
the city needed one parcel between one and four acres in size for commercial development. At the
time the existing supply was eleven parcels that fit the description. She said removing one of the parcels
was not going to be a detriment to the city’s ability to provide jobs and services as identified in the
Economic Opportunities Analysis. Ms. Randall stated that for all those reasons staff believed the
proposed change met Goal 9. Ms. Randall added that she spoke extensively with the DLCD
representative and they had acknowledged that it was challenging to do a review based on the old
analysis. Ms. Randall revealed that city staff was in the process of applying for funding to update the
Economic Opportunities Analysis.

Based on the findings discussed during the presentation and in the staff report, staff recommended that
the Planning Commission forward a recommendation of approval of PA 15-04 to the City Council.

Chair Simson asked if any commission members had questions. Receiving none, she asked for
applicant testimony.

Mimi Doukas, AKS Engineering, representing the applicant, Venture Properties, came forward. Ms.
Doukas commented that staff’s presentation represented a good outline for how the materials met the
criteria for the application. She said the property was part of the Area 59 Concept Plan and brought
into the Urban Growth Boundary primarily to allow the city to accommodate two new schools, which
had been built. Ms. Doukas stated the concept planning worked hard to make the schools the top
priority and the remaining land was defined by the community as a residential community with
detached homes and included a small portion of mixed use commercial within it. She said the best
zone for the commercial property was Neighborhood Commercial and it was understandable why the
community would want to have a component like that; it leads to a walkable neighborhood and it’s nice
to have services nearby. Ms. Doukas said the designation was placed on the property in 2007 and the
land has been sitting since. She said the land that has been designated Neighborhood Commercial,
unfortunately, isn’t functional for Neighborhood Commercial, and as pointed out by staff, it was not
accessible to the community, fairly isolated in geography by being located at the far northwest corner of
the city with community on only two sides, and separated by the Chicken Creek tributary.

Ms. Doukas commented that from a citywide prospective the city had an adequate supply of retail and a
shortage of residential lands; there were two components to that. She said the city had a demonstrated
need for residential land that had been exacerbated by the recent (Brookman annexation) vote. Ms.
Doukas acknowledged Council’s comment about remaining a small community and said there were two
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sides to that equation. The other side was a demonstrated lack of need for the property to be
Neighborhood Commercial, both in the location and functionality, but also in total quantity. Ms.
Doukas expressed that Neighborhood Commercial was a special use that had specific locational factors,
it was supposed to be small in scale, and have a small service area. She asserted that the site did not
have those things; it was oversized for what it was described as, the location was awkward, the depth
was awkward, access was awkward and it would end up as a strip commercial. Ms. Doukas stated the
reason why the zone change was before the Commission was that the total site of the Mandel property
was ready to move forward with development. Venture Properties wanted to move forward with a
residential community for the remainder of the property and it was the right time to plan out the entire
site to ensure it functions in totality and you don’t end up with a remnant piece that sits for years into
the future waiting for something else to happen. Ms. Doukas commented that perhaps with a future
Urban Growth Boundary expansion in the Sherwood West Concept Plan Area there would be more
community adjacent and it could be part of a bigger vision, but if the property was not rezoned at this
point, then it may end up as an awkward piece that was left for a long time into the future. Ms. Doukas
expressed appreciation for staff’s presentation and said she had Kelly Ritz, president of Venture
Properties and Bill Reid with PNW Economic available to answer questions.

Chair Simson asked for any questions from the Planning Commission. None were received. Chair
Simson stated the applicant had 25 minutes remaining for rebuttal and asked for public testimony.

R. Claus, Sherwood resident, asked for and received confirmation that the City Council public hearing
would be de novo. He requested to keep the record open for two weeks because he heard some things
that he was confused about.

Mr. Claus said there were MSTIF funds on the site and he wanted to know how the MSTIF would be
used going from commercial MSTIF funds to a residential site. He commented that it happened on
Langet’s property with lots of money available, but there was not any money for the rest of us. Mr.
Claus commented that under 16.8.30.30b3 the city had to look at the pattern and asserted that there
was no pattern in Sherwood. He cited Home depot as light industrial that was not to be retail
commercial and the center across the street that was not supposed to be there, but was. Mr. Claus
commented that the then city manager made the decision that the use was a lumber yard and Wendy’s
was not fast food. He spoke of a butcher shop that would bring things in from Carlton and said it was
political decision and we all know that. Mr. Claus said the specific plan was changed and commented
on $10 million for Meinecke because the state knew they had come in and ruined the specific plan and
bought us off with $10 million which proceeded to put land into play that was supposed to be the
prime retail commercial with a road running through it and conditions that would not allow
development. Mr. Claus said that Langer and Mayor Hitchcock came back the latter owning forty two
acres of Light Industrial that became residential which was matched by Sunset.

Mr. Claus said he was trying to tell the Commission of the political decisions. He said they were not
the staffs’ problem because they were not here when it happened. Mr. Claus stated that Bormet said he
made enough money after Home Depot he did not need to worry. He commented he did not see a
vacancy factor, although rents were going down for retail commercial, nor had he seen a number of
things like absorption rates, yet staff was stating it complied with economic goals through the economic
development director. Mr. Claus stated he did not believe it, he had more faith in the numbers. He
commented that vacancy rates had come up, but they were not mentioned.
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Mr. Claus commented on traffic and asked if the Commission knew how much money was being spent
on Kruger, Edy and Sunset in order to turn that into the spoke it was supposed to be before Hitchcock
needed residential zoning in his industrial area. He repeated that the specific plan was destroyed.

Mr. Claus said more and more of these kinds of decisions would come before the Commission, because
the roads had effectively destroyed the zoning and there cannot be zoning without the infrastructure.
He commented about Sunset Blvd being two lanes, instead of four, not allowing truck traffic on it, and
leaving Light Industrial zone would fool nobody but yourself. Mr. Claus indicated he did not really care
what happened out there, but wanted a history that these decisions are political and are not made on
land use principles, but apparently this one was. He said what was disturbing about this action was it
was more zoning on the fly, he commented on the MSTIF money out there; at least the county implied
there was MSTIF money. Mr. Claus commented about rezoning it to residential, said it was as bad as
Langer from Light Industrial and that he hoped that somebody listened that this was just the beginning
of these. He commented that because the zoning was changed the infrastructure was changed. Mr.
Claus asked again that the record be kept open so he could make that comment and then when we go
de novo at the Council he really wanted to hit on it.

Tony Bevel, Sherwood resident, commented he thought the traffic problems needed to be addressed
first, in the whole area there. He said he traveled Edy Road quite often and there had been a fatality
when someone was crossing on Elwert Road. Mr. Bevel admonished to get the traffic problems right
before starting development.

Chair Simson noted the request to keep the record open and asked staff for counsel. Staff responded
that the code required a request must be granted for at least seven days during the first evidentiary
hearing and to a date certain. Staff gave the commission options to consider. Discussion followed.

Commissioner Pearson commented on possible quorum issues and was reminded that absent Planning
Commissioners could watch the recording.

Chair Simson noted that the action was legislative, was not subject to the 120 day rule, and
acknowledged a full schedule at future meetings. The preferred option by present commission
members was to keep the record open for seven days to accept written testimony, allow seven days for
the public response, and allow the applicant to respond at the public hearing.

Brad Kilby explained that the public could respond to written comments at the hearing and the record
could be kept open until November 17 at 5 pm.

After confirming the availability of Planning Commission members and the applicant, the following
motion was received.

Motion: From Vice Chair Russell Griffin to keep the record open to accept written testimony
for the next seven days and continue the hearing to a date certain of November 24, 2015 at 7
pm. Seconded by Commissioner Pearson. All present Planning Commissioners voted in favor
(Commissioners Flores and Myer were absent).

Commissioner Rettig returned to the dais.
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7. Planning Commissioner Announcements

Chair Simson reminded the commissioners and audience of the November 19™ meeting for the
Sherwood West Preliminary Concept Plan Community Advisory Committee.

Commissioner Pearson commented on the Disaster Preparedness Town Hall presented at the Police
Station on November 9" and encouraged everyone to prepare for the next earthquake event.
Commissioner Pearson suggested emergency preparedness be an agenda item for homeowner
associations in Sherwood and advised that citizens may need to live on their own from two weeks to
two years after a disaster.

Vice Chair Griffin announced the fall high school play, Our Town, which would be showing
November 19-21.

8. Adjourn

Chair Simson adjourned the meeting at 8:13 pm.

Submitted by:

Kirsten Allen, Planning Department Program Coordinator

Approval Date:

Planning Commission Meeting Minutes - DRAFT
November 10, 2015
Page 9 of 9
1



Plannning Commission Meeting
December 8, 2015

City of Sherwood, Oregon
Planning Commission
November 24, 2015

Planning Commissioners Present: Staff Present:

Chair Jean Simson Julia Hajduk, Community Development Director
Vice Chair Russell Griffin Josh Soper, City Attorney

Commissioner Chris Flores Brad Kilby, Planning Manager

Commissioner Alan Pearson Connie Randall, Associate Planner

Kirsten Allen, Planning Dept. Program Coordinator

Planning Commission Members Absent:
Commissioner Michael Meyer
Commissioner Rob Rettig

Commissioner Lisa Walker

Council Members Present:
None

1. Call to Order/Roll Call
Chair Jean Simson called the meeting to order at 7:00 pm.

2. Consent Agenda

a. October 13, 2015 Planning Commission Minutes
b. October 27, 2015 Planning Commission Minutes

Motion: From Commissioner Alan Pearson to approve the Consent Agenda, Seconded by Vice
Chair Russell Griffin. All present Planning Commissioners voted in favor (Commissioners
Michael Meyer, Rob Rettig, and Lisa Walker were absent).

3. Council Liaison Ahnouncements

There were not Council Liaison Announcements

4. Staff Announcements
Brad Kilby, Planning Manager, announced the Cedar Creek Trail project open house, December 3

e Planning Commission Work Session and Meeting, December 8
»  Sherwood West Preliminary Concept Plan (work session),
« Sherwood Industrial Zone Uses (work session),
» Parkway Court Plan Amendment and Zone Change,
o Major Modification on SW Galbreath Drive for Endurance Products, 15,500 sq. ft.
expansion

e Boards and Commissions Appreciation Dinner, December 15

Planning Commission Meeting Minutes - DRAFT
November 10, 2015
Page 1 of 6
12



Plannning Commission Meeting
December 8, 2015

Julia Hajduk, Community Development Director informed the Commission that field investigation for
the Tannery site had taken place and the samples would be in process at the laboratory.

5. Community Comments

None were received
6. Old business

a. Public Hearing - PA 15-04 Mandel Property Plan Amendment and Zone Change (continued
from November 10, 2015)

Chair Simson read the public hearing statement stating the Planning Commission would make a
recommendation to City Council for the final decision. She indicated the applicant had twenty five
minutes of testimony time remaining, stated that ex parte and bias did not apply and asked for any
conflicts of interest. Commissioner Chris Flores was not present at the previous public hearing, but
confirmed that he had watched the video of the meeting.

Connie Randall, Associate Planner, gave an overview for PA 15-05 Mandel Property Plan Amendment
and Zone Change with a presentation (see record, Exhibit 1). She reminded the commission that the
public hearing was continued from November 10, 2015 and the record was left open for seven days to
allow for an additional written testimony. She said that Robert James Claus had submitted additional
testimony on November 17" which was distributed to the Planning Commission and posted online on
November 18" (see planning record, Exhibit F) Ms. Randall stated that Mr. Claus’ testimony appeared
to be generally supportive of the applicant’s request.

Ms. Randall said the applicant was requesting a Comprehensive Plan and Zoning Map Amendment for
a 3-acre parcel of land located at the southeast corner of Edy and Elwert Roads from Neighborhood
Commercial to Medium Density Residential Low and the subject site was in active farming with an
existing single-family residence and an associated outbuilding. She explained that it was part of a larger
21.28 acre parent parcel with an odd cut out area near the property containing a city-owned stormwater
facility.

Ms. Randall said the site was bisected from north to south in an arching manner by a tributary to
Chicken Creek, creating a pocket of developable land adjacent to Elwert Road. The site was brought
into the Urban Growth Boundary in 2002 as part of Area 59 and the Area 59 Concept Plan was
adopted by City Council in 2007 which applied the current land use and zoning designations.

Ms. Randall described that Section 16.80.030 of the Zoning and Community Development Code
outlined five required findings that must be made to amend the City’s Comprehensive Plan and Zoning
Map. One was a demonstrated need for Medium Density Residential Low development in light of the
proposed use and its importance to the City’s economic health, current market demand, and the
availability and location of other residential land in the area as well as the general public good.

Ms. Randall noted that this was discussed in the staff report and the last hearing where data from the
Housing Needs Analysis, completed with the Sherwood West Preliminary Concept Plan, and the
applicant’s narrative demonstrated that there were currently 96 acres of buildable land zoned for
residential use inside the current City limits; fourteen of those are zoned MDRL. Ms. Randall said an
additional 79 buildable acres were located outside the City limits, within the UGB, in the Brookman
area, but there was not a lot of available land in the City zoned for Medium Density Residential Low
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development. She added that the proposal would create a cohesive residentially zoned pocket of land
west of the Chicken Creek tributary that would allow for better site planning and neighborhood design,
which is a public good.

Ms. Randall stated the next finding required that the proposal be timely considering available utilities,
the development pattern in the area, and changes in the community. She said the staff report
demonstrated that water, sewer and stormwater utilities were available and expected to be extended at
the time of development. She commented that there was an existing residential development pattern in
the immediate area and a substantial change to the community with respect to the transportation
network.

Ms. Randall explained that when Area 59 was planned, a local street connection across the Chicken
Creek tributary was envisioned which would connect the neighborhood commercial area with the
adjacent residential development, but crossing the tributary proved to be very expensive, both
financially and environmentally and during the review of the adjacent Daybreak development, the
proposed connection between Elwert Road and Copper Terrace was relocated south to avoid the
expensive crossing. She mentioned that the cost of making the crossing was estimated at approximately
two million dollars which would be borne mostly by the citizens of Sherwood. Ms. Randall said without
the vehicular connection, the site would be left isolated from the very neighborhood it was intended to
serve. She said the proposal was a timely response to the changed transportation condition.

Ms. Randall indicated that the next finding sought that other Medium Density Residential Low
properties were either unavailable or unsuitable for development. She said the lack of land zoned
Medium Density Residential Low properties within the City was previously discussed and the only
other similarly zoned land was unavailable for immediate development given the three failed attempts
to annex property in the Brookman area.

Ms. Randall explained regarding traffic that the proposed residential uses were anticipated to generate
1,860 fewer weekday, peak hour vehicle trips than what could be expected if the site developed with
Neighborhood Commercial uses and would not negatively impact any adjacent transportation facilities.

Ms. Randall summarized that the changes to the planned transportation system, as described in the staff
report and discussed at the last hearing, had left the site isolated and detached from the very
neighborhood it was intended to serve. She said the sole point of access would be on Elwert Road and
the site would be oriented in a manner conducive to strip commercial retail development which was not
consistent with the intent of the Neighborhood Commercial designation. Ms. Randall stated the
proposed amendment would allow for better site planning for a residential neighborhood that could
take advantage of the adjacent Chicken Creek tributary, consistent with the goals of the Comprehensive
Plan and Transportation System Plan policies.

Based on findings of fact in the staff report, presentation in the Public Hearing, and the conclusion of
law based on the applicable criteria, staff recommended the Planning Commission forward a
recommendation of approval of PA 15-04 to the City Council.

Chair Simson asked if any commission members had questions. Receiving none, she asked for
applicant testimony.

Mimi Doukas, AKS Engineering, representing the applicant, Venture Properties, stated they would
wait for rebuttal.
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Chair Simson asked for any testimony in favor of or against the application. None were received. She
called the applicant for rebuttal.

Ms. Doukas went over comments received at the public hearing the two weeks previous as well as the
written testimony. She said that Mr. Claus appeared to be in favor of the zone change and had some
other concerns regarding public policy that were a broader subject to be discussed at a different time.
Ms. Doukas said Mr. Bevel had concerns about traffic, but as staff had pointed out, traffic would
decrease with the proposed zone change as the traffic impacts of Neighborhood Commercial were
significantly less with Medium Density Residential Low. She added that this was supported by the
Lancaster traffic report. Ms. Doukas noted that Mr. Bevel probably had valid concerns regarding the
impact of a large subdivision which was expected for the larger Mandel property. Ms. Doukas explained
that the traffic would then be fully analyzed and a full traffic study submitted with the subdivision
application which would discuss impacts and any required mitigation and Mr. Bevel would have an
opportunity to review the impact of the subdivision at that time.

Ms. Doukas said that aside from transportation the issue goes back to the overall criteria and whether
the site makes sense for neighborhood commercial or for medium density residential and as staff
pointed out, there was a demonstrated need for Medium Density Residential Low supported by the
PNW economic report showing the overall capacity within the city and the demonstrated need. Ms.
Doukas said the site was appropriate for residential in terms of topography and urban services and as
stated in the last hearing the primary objective of the application now for timeliness was to incorporate
the subject site into the larger Mandel subdivision which would be heard by the Planning Commission
shortly following the zone change application.

Ms. Doukas pointed out the other side of the question was whether the property was appropriate for
Neighborhood Commercial. She noted staff’s outlined challenges of Neighborhood Commercial and
said the fundamental challenge was that the roadway connection turned out to not be appropriate
resulting in no connection for the Neighborhood Commercial to an actual neighborhood; limiting the
functionality of what neighborhood commercial really means. Ms. Doukas commented that as a stand-
alone site it was challenging; too large for Neighborhood Commercial; not enough demand for that
amount of Neighborhood Commercial; beyond what was envisioned in the definition of Neighborhood
Commercial within Sherwood’s code. She said Neighborhood Commercial was supposed to be closer
to one acre sites as opposed to three acre sites, but even so the location was at the edge of the city, and
the edge of the Urban Growth Boundary, that access was challenging, and it did not have a
neighborhood to serve.

Ms. Doukas stated from that standpoint the applicant thought it was an appropriate site for a zone
change and requested a positive recommendation from the Planning Commission on to the City
Council. Ms. Doukas thanked staff for their detailed findings, presentation, and teamwork that was
appreciated. She offered to answer questions.

Chair Simson closed the public hearing and moved to deliberation. She asked for questions from the
commission or a motion to discuss.

Motion: From Vice Chair Russell Griffin to forward a recommendation of approval to the city
council for Mandel property plan amendment and zone change (PA 15-04) based on applicant
testimony, public testimony received, and the analysis, finding, and conditions in the staff report.
Seconded by Commissioner Pearson.

Chair Simson asked for any discussion.
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Commissioner Pearson said he normally was apprehensive to make changes Comprehensive Plans.
However, things had changed from what was fine in [2007] when the plan was enacted and having the
site as commercial was inappropriate. He stated the reason he was reluctant to make changes to master
plans was that chipping away at them soon rendered the master plan a weak suggestion. He said there
was a reason for master plans, they held goals and ideas. Commissioner Pearson stated the problem in
Sherwood was that it was a growing town that was running out of space to grow and one of the reasons
the commission was reviewing the application was the fact that Sherwood needed the space and the
housing. He said Sherwood needed to make the change to accommodate reality.

Commissioner Pearson said he would view with jaundiced eye changes to certain areas that were totally
inappropriate to convert to residential, because the City could not start chipping away at [zoning]. He
sald Sherwood needed to expand and stop pirating or stealing from designated areas to accommodate
growth when it was quite simple. He stated this was an exception to his rule and he would vote in favor
of it as it was clearly justified and needed. Commissioner Pearson said he agreed with Mr. Claus
however, and had discussed with him in terms of more affordable housing, which unfortunately, this
might not accommodate. He said he was not going to let the perfect get in the way of the good, this
was the good, and he would vote in favor.

Vice Chair Griffin added that he was a planning commissioner when Area 59 was planned. He said
they positioned the school on the property and then tried to figure out the zoning around it. He said it
was a broad stroke and he remembered thinking that commercial strip was not only on the edge of the
city, but on the edge of the Urban Growth Boundary and he had thought Sherwood would have to
grow quite a bit to accommodate it. Vice Chair Griffin said he had wondered how it would progress
and agreed with Commissioner Pearson in that this particular case it made sense to make the change,
because Sherwood needed more housing and not necessarily three mini commercial plots.

Chair Simson agreed and commented on the planning of the Area 59 Concept Plan where the intent
was to connect the commercial land to the neighborhood and said the change in the transportation plan
set that particular parcel up for failure as a commercial property. She said it was a significant change
that set a bar and a zone change needed thoughtful consideration for the Planning Commission to
recommend it. Chair Simson commented that the city had a way to expand residential when including
the Brookman or the Sherwood West areas and should not rob all of the industtrial and commercial
land. She said in this case the piece of property was setup for failure with no connecting transportation.

Commissioner Flores noted possible changes to Elwert Road as part of the Sherwood West Preliminary
Concept planning project and the effect it could have on commercial in the area.

Chair Simson noted that the Sherwood West Preliminary Concept planning project was a fifty year plan
and said that the Area 59 concept plan was seven years old. She commented that with such a change it
seven years was difficult to tell what would happen in fifty years.

Brad Kilby, Planning Manager, noted that one of the eatlier versions of the concept plans in the
Sherwood West Preliminary Concept planning project showed commercial in the area, but the
preferred alternative did not show commercial in the area. He said any commercial outside of the
southern portion of Sherwood west would be neighborhood scale commercial.

Chair Simson called for a vote.

All present Planning Commissioners voted in favor (Commissioners Meyer, Rettig, and Walker
were absent).
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7. Planning Commissioner Announcements

Chair Simson spoke of the planning commission work session on December 8 and the Council and
Board Appreciation Dinner on the December 15.

Vice Chair Griffin said there were no plays until the summer.

8. Adjourn

Chair Simson adjourned the meeting at 7:29 pm.

Submitted by:

Kirsten Allen, Planning Department Program Coordinator

Approval Date:
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CITY OF SHERWOOD Date: November 30, 2015
Staff Report File No: SP 15-05
Endurance Products Expansion
Pre-App. Meeting: March 16, 2015
To: Planning Commission App. Submitted: September 21, 2015
App. Complete: November 5, 2015
120-Day Deadline: March 14, 2016
Hearing Date: December 8, 2015
Ad; ~ %
FROM:
Brad Kilby, AICP, Planning Manager
Proposal: The applicant proposes a major modification to make improvements to an

existing building increasing the floor area on the site from 8,470 square feet to 24,020 square
feet by adding a second building to the site. The property is zoned General Industrial (Gl).

A

l. BACKGROUND
Applicant: Owner:
Endurance Products Company R. Terry Hammerschmidt
Attn: Attn: Joe Brunner PO Box 1600
13990 SW Galbreath Drive Victor, MT 59875

Sherwood, OR 97140

Location: The property is located at 13990 SW Galbreath Drive. The property is identified

as tax lot 0300 on Washington County Assessor Map 2S128BD.
Parcel Size: The subject property is approximately 1.99 acres in size.

Existing Development and Site Characteristics:

The property had recently been acquired and is currently developed with an existing
building that formerly housed the offices and warehouse for Colamette Construction Co.,
a commercial contracting firm. The site was also used in the same capacity as a
company that provided safety equipment and flagging services for projects located in the
public right of way. The site is fairly flat and is located between an existing railroad line to
the west, and Galbreath Drive to the east. The property is surrounded by existing
industrial uses.

Site History: The site was developed under City file SP 96-8 Collamette Construction Co.
Under that decision, the property was developed with the existing building, and included
plans for a second phase.

Zoning Classification_and Comprehensive Plan Designation: The property is zoned
General Industrial (Gl). Endurance Products Company manufactures and distributes
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dietary and nutritional supplements. While it is not immediately clear what category the
use would fall under, it would most certainly be regulated as one of the following uses.
Manufacture, packaging, warehousing, and processing of food products and chemicals;
as well as, pharmaceuticals in facilities up to 50,000 square feet in building size are
outright permitted uses within the Gl zone.

Distribution, warehousing, and storage associated with a permitted use is also allowed.
Incidental retail of up to 10% of the floor area is permitted, but the applicant has not
indicated that any retail would occur at this location.

G. Adjacent Zoning and Land Use: Properties surrounding the site are developed with a mix
of industrial uses. The site is also immediately adjacent to a Southern Pacific Railroad
Line to the west.

H. Review Type: According to § 16.90.030(A)1.a.5, an increase in the floor area for a non-
residential use by more than 10 percent is a major modification to a site plan and
requires a review by the same body that issued the original approval. The Planning
Commission issued the original decision for Collamette Construction Co. on June 18,
1996. Therefore, the application is subject to Planning Commission review. An appeal
would be heard by the City of Sherwood City Council so long as the person appealing
had provided comments prior to the close of public testimony at the public hearing and
files an appeal within fourteen 14 days of the decision.

l. Neighborhood Meeting: The applicant held a neighborhood meeting on June 10, 2015 at
the facility. Only the applicant and his architect were in attendance. The applicant
provided an e-mail, the sign in sheet, and an affidavit of mailing with the application
materials. No one from the public attended the meeting.

J. Public Notice and Hearing: Notice of the application was mailed to property owners
within 1000 feet, posted on the property and in five locations throughout the City on
November 19, 2015 in accordance with the notice provisions of § 16.72.020 of the
SZCDC.

K. Review Criteria:  Sherwood Zoning and Community Development Code, 16.31
(Industrial Land Use Districts); 16.58.010 (Clear Vision), 16.90 (Site Planning), 16.92
(Landscaping), 16.94 (Off-Street Parking and Loading), 16.96 (On-Site Circulation);
16.98 (On-site Storage), All of Division VI - 16.104-16.118 (Public Improvements),
16.142 (Parks and Open Space), 16.146 (Noise), 16.48 (Vibrations), 16.150 (Air
Quality), 16.52 (Odors), 16.154 (Heat and Glare).

I. PUBLIC COMMENTS

Public notice was mailed, posted on the property and in five locations throughout the City on
November 19, 2015. Staff has not received any public comments as of the date of this report on
the proposal.

1. AGENCY COMMENTS
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Staff sent e-notice to affected agencies on November 18, 2015. The following is a summary of
the comments received. Copies of full comments are included in the record unless otherwise
noted.

Sherwood Engineering Department: Craig Christensen, PE, the City’s Civil Engineer
submitted comments on November 20, 2015.

The Engineering Department comments are incorporated throughout the report, and where
appropriate conditions have been imposed to ensure that the proposal meets the standards
which the engineering department is responsible for. Mr. Christensens’ comments are attached
to this report as Exhibit B.

Clean Water Services (CWS): The CWS Pre-screen letter is attached to this report as Exhibit
C. CWS did not provide comments specific to the request beyond the pre-screen letter stating
that a service provider letter was not necessary.

Tualatin Valley Fire and Rescue: John Wolff, Deputy Fire Marshal Il with Tualatin Valley Fire
and Rescue (TVFR), submitted comments for this proposal on November 25, 2015. Mr. Wolff
indicated that the district endorses the application provided their fire, life, and safety
requirements, listed in the comments, were satisfied. Mr. Wolff's comments are attached to this
report as Exhibit D.

The Sherwood School District: Rob Fagliano, of the District submitted an e-mail indicating
that the district did not have any comments on the proposal. The e-mail is attached as Exhibit E.

Pride Disposal Co.: Kristin Leichner of Pride Disposal provided comments for this proposal on
November 25, 2015 stating that they are aware of the relocation of the enclosure, and that they
have concerns regarding the enclosure design and openings. Comments on the proposal are
attached to this report as Exhibit F and a condition has been proposed to ensure that the design
satisfies the service provider.

PGE: Henry English of PGE submitted an e-mail comment indicating that PGE had no comment
on the proposal. His e-mail is attached to this report as Exhibit G.

ODOT: Joshua Brookings, of ODOT submitted an e-mail comment indicating that ODOT would
recommend that a fence be located between this use and the railroad right-of-way. They also
raised concerns with the proposed stormwater discharge towards the railroad right-of-way. The
comments related to the fence are noted. The Sherwood Zoning and Community Development
Code does not require the fencing, and ODOT only recommends it to protect the railroad right-
of-way. The City Engineer has reviewed and addressed the concerns related to stormwater
runoff. Josh’s comments are attached as Exhibit H.

WACO, Metro, Tri-Met, Kinder Morgan Energy, Pride Disposal, and NW Natural Gas were also
notified of this proposal and did not respond or provided no comments to the request for agency
comments by the date of this report.
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IV. SITE PLAN REVIEW REQUIRED FINDINGS (SECTION 16.90)

As mentioned previously, the applicant is proposing an increase in the floor area for a non-
residential use by more than 10 percent which dictates that this application be reviewed as a
major modification pursuant to § 16.90.030(A)1.a.5. In the case of major modifications, the
scope of the review is limited to the modification request and does not open the entire site up
for additional review unless impacted by the proposed modification. For this reason, the
following discussion is focused on the provisions of the Code that are applicable to the
requested improvements in the proposal.

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

FINDING: This standard can be met as discussed and conditioned in this report.

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 site is already served by existing water, sanitary, storm water, solid
waste, public safety, electrical power and communications providers. The applicant is
not proposing any new utility improvements. However, as discussed later in this report,
there may be a necessity for the developer to clarify their method of stormwater
treatment and conveyance as well as a need to provide Sherwood Broadband utilities.
This criterion can be satisfied as conditioned elsewhere in this report.

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 site is already developed. The maintenance of structures, landscaping,
and other on-site features do not appear to be neglected. This criterion is satisfied.

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 VIl of this Code and Chapter 5 of the Community Development Code.

FINDING: The site does not include any significant natural features. Therefore, this
criterion is not applicable to the proposed development.

5. For developments that are likely to generate more than 400 average daily trips
(ADTs), or at the discretion of the City Engineer, the applicant must provide
adequate information, such as a traffic impact analysis (TIA) or traffic counts, to
demonstrate the level of impact to the surrounding transportation system. The
developer is required to mitigate for impacts attributable to the project, pursuant
to TIA requirements in Section 16.106.080 and rough proportionality requirements
in Section 16.106.090. The determination of impact or effect and the scope of the
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impact study must be coordinated with the provider of the affected transportation
facility.

FINDING: Because of the size of the addition and the proposed use of the addition, the
City Engineer did not believe that the addition would warrant a traffic impact analysis.
This criterion is not applicable.

6. The proposed office, retail, multi-family, institutional or mixed-use development is
oriented to the pedestrian and bicycle, and to existing and planned transit
facilities. Urban design standards shall include the following:

1. Primary, front entrances shall be 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.

2. Buildings shall be located adjacent to and flush to the street, subject to
landscape corridor and setback standards of the underlying zone.

3. The architecture of buildings shall be oriented to the pedestrian and designed
for the long term and be adaptable to other uses. Aluminum, vinyl, and T-111
siding shall be prohibited. Street facing elevations shall 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 shall be installed unless other architectural elements
are provided for similar protection, such as an arcade.

STAFF ANALYSIS: This proposal is on a property zoned General Industrial, and
includes the addition of a 15,550 square foot building for manufacturing, processing, and
storage of dietary supplements.

FINDING: The primary building is pre-existing, and already oriented to SW Galbreath
Road, a more detailed analysis of the buildings compliance with the Industrial Design
Standards that are applicable to this development can be found under the discussion of
Industrial Design Guidelines. As conditioned throughout this report, the proposed
development will satisfy the development requirements for allowed industrial uses within
the zone.

7. Industrial developments provide employment opportunities for citizens of
Sherwood and the region as a whole. The proposed industrial development is
designed to enhance areas visible from arterial and collector streets by reducing
the "bulk" appearance of large buildings. Industrial design standards shall
include the following:

a. Portions of the proposed industrial development within 200 feet of an
arterial or collector street and visible to the arterial or collector (i.e. not
behind another building) shall meet any four of the following six design
criteria:

(1) A minimum 15% window glazing for all frontages facing an arterial or
collector.
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(2) A minimum of two (2) building materials used to break up vertical
facade street facing frontages (no T-111 or aluminum siding).

(3) Maximum thirty-five (35) foot setback for all parts of the building from
the property line separating the site from all arterial or collector streets
(required visual corridor falls within this maximum setback area).

(4)Parking is located to the side or rear of the building when viewed from
the arterial or collector.

(5) Loading areas are located to the side or rear of the building when
viewed from the arterial or collector. If the loading area is visible from
an arterial or collector, they must be screened with vegetation or a
screen made of materials matching the building materials.

(6) All roof-mounted equipment is screened with materials complimentary
to the building design materials.

b. As an alternative to 8.a above, an applicant may opt to have a design review
hearing before the Planning Commission to demonstrate how the proposed
development meets or exceeds the applicable industrial design objectives
below (this design review hearing will be processed as a Type IV review):

(1) Provide high-value industrial projects that result in benefits to the
community, consumers and developers.

(2) Provide diversified and innovative working environments that take into
consideration community needs and activity patterns.

(3) Support the City's goals of economic development.

(4) Complement and enhance projects previously developed under the
industrial design standards identified in Section 16.90.020.4.H.

(5) Enhance the appearance of industrial developments visible from
arterials and collectors, particularly those considered "entrances" to
Sherwood, including but not limited to: Highway 99W, Tualatin-
Sherwood Road and Oregon Street.

(6) Reduce the "bulk" appearance of large industrial buildings as viewed
from the public street by applying exterior features such as
architectural articulation, windows and landscaping.

(7) Protect natural resources and encourage integration of natural
resources into site design (including access to natural resources and
open space amenities by the employees of the site and the community
as awhole).

STAFF ANALYSIS: The site is not located within 200 feet of an arterial or collector.
This portion of SW Galbreath Drive in this location is a local street. It should also be
noted that the proposed building expansion is located primarily behind the building
constructed as approved in SP 96-8. The existing building is constructed of painted
concrete, metal, and glass, and is somewhat articulated in that there are four distinct
planes associated with the front fagade of the building. The loading areas for the
proposed expansion are located to the side of the building.
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FINDING: The building is not within 200-feet of an arterial or collector, therefore this
criterion is not applicable to the proposed expansion.

V. APPLICABLE CODE STANDARDS

Chapter 16.31 Industrial Land Use Districts

16.31.020 Uses
The table speaks to land uses that are permitted outright, permitted conditionally, or
not permitted within the Industrial zoning districts. In this instance, the property is
zoned General Industrial (GI)

FINDING: Endurance Products Company manufactures and distributes dietary and
nutritional supplements. While it is not immediately clear what category the use would fall
under, it would most certainly be regulated as one of the following uses. Manufacture,
packaging, warehousing, and processing of food products and chemicals; as well as,
pharmaceuticals in facilities up to 50,000 square feet in building size are outright permitted
uses within the GI zone. Distribution, warehousing, and storage associated with a permitted
use is also allowed outright. Incidental retail of up to 10% of the floor area is permitted, but
the applicant has not indicated that any retail would occur at this location. The proposed
use of the expansion and site are allowed in the General Industrial zone. This criterion is
satisfied.

16.31.030 Dimensional Standards

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

A. Lot Dimensions

Except as otherwise provided, required minimum lot areas and dimensions shall be:

1. Lot area: 20,000 sq ft
2. Lot width at front property line: 100 feet
3. Lot width at building line: 100 feet

FINDING: The existing lot area, lot width and width at the building line exceed the minimum
requirement prescribed above. The applicant is not proposing to modify the dimensions of
the existing lot; therefore, this criterion is not applicable to the proposal.
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B.Setbacks
Except as otherwise provided, required minimum setbacks shall be:
1.|Front None

yard:

2.|Side yard: [None, except when abutting a residential zone, then there shall be
a minimum of forty (40) feet.

3.|Rear None, except when abutting a residential zone, then there shall be
yard: a minimum of forty (40) feet.

4.[Corner None, except when abutting a residential zone, then there shall be
lots: a minimum of forty (40) feet.

STAFF ANALYSIS: The lot is not adjacent to residentially zoned lots therefore there is not
a setback requirement for the side or rear property lines.

FINDING: As proposed, the building is set back 93.9 feet to the front lot line. The proposed
addition is even further. The setbacks that are proposed for the expansion are 27.6 feet to
the rear property line, 10 feet to the north side property line, and 57 feet from the south
property line. This criterion is met.

16.31.060 Community Design

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

FINDING: The applicable standards that are listed in the Community Design section are
addressed elsewhere in this narrative. As proposed and conditioned, the development will
meet these standards: off — street parking, energy conservation, environmental resources,
landscaping, access and egress, signs, parks and open space, on-site storage, and site
design. There are not any historic resources on site therefore that standard is not
applicable.

Chapter 16.58 Clear Vision and Fence Standards

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.
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C. Aclear vision area shall contain no planting, sight obscuring fence, wall, structure,
or temporary or permanent obstruction exceeding two and one-half (2 1/2) feet in
height, measured from the top of the curb, or where no curb exists, from the
established street center line grade, except that trees exceeding this height may be
located in this area, provided all branches and foliage are removed to the height of
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 site is located in the General Industrial zone, and not subject to any
setbacks, however, the applicant is not proposing to construct any new improvements
within the clear vision area, so this standard is not applicable to the proposed development.

Division V- Community Design
The applicable provisions of Chapter 5 include: 16.90 (Site Planning), 16.92
(Landscaping), 16.94 (Off-street parking and Loading), and 16.96 (On-site
Circulation). 16.98

Compliance with the standards in these sections is discussed below:

16.92 Landscaping

16.92.010 Landscape Plan

All proposed developments for which a site plan is required pursuant to Section
16.90.020 shall submit a landscaping plan which 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. Maintenance of
existing not-invasive native vegetation is encouraged within a development and
required for portions of the property not being developed.

FINDING: The submitted proposal includes a landscape Plan (sheet L1). The site plan
shows planting areas on the site in all areas which are not paved. Where possible,
existing landscaping is proposed to be retained on site. This standard is met.

16.92.020 Landscaping Materials

A. Type of Landscaping
Required landscaped areas shall include an appropriate combination of
evergreen or deciduous trees and shrubs, evergreen ground cover, and
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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 verified by a landscape architect or certified
landscape professional.

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.

FINDING: The proposed landscaping plan does not identify how the new landscape
materials will be established and maintained in a healthy condition and sufficient size.
The landscaping plans do not indicate how the topsoil or subsoil preparation will be
undertaken. This standard is not met, but can be met as conditioned below.

RECOMMENDED CONDITION: Prior to final site plan approval submit additional
information on the proposed planting and maintenance plan to ensure that the new
landscape islands will be appropriately maintained.

C. Existing Vegetation
1. All developments subject to site plan review as per Section 16.90.020 and
required to submit landscaping plans as per Section 16.92.020 shall preserve
existing trees, woodlands and vegetation on the site to the maximum extent
possible, as determined by the Commission, in addition to complying with the
provisions of 16.142.060.

FINDING: There are several existing trees within the development that will need to be
removed to accommodate the proposed expansion and on-site loading and circulation.
Where possible, the applicant is proposing to maintain the existing landscaping. Much of
that landscaping was installed with the construction of the building approved under SP
96-8.

D. Non-Vegetative Features
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. Impervious paving shall not be counted as landscaping. Artificial
plants are prohibited in any required landscaped area.

FINDING: The proposed plans show a mixture of existing trees, shrubs and low growing
ground cover. It does not appear that there are any hardscapes being proposed to be
counted towards the landscape requirement, therefore this standard is not applicable.
16.92.030 Site Area Landscaping and Perimeter Screening Standards

A. Perimeter Screening and Buffering

1. Perimeter Screening Separating Residential Zones:
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A minimum six-foot high sight-obscuring wooden fence, decorative masonry wall,
or evergreen screen, shall be required along property lines separating single and
two-family uses from multi- family uses, and 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).

FINDING: The site is not located adjacent to residential property and thus this criterion is
not applicable.

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.

FINDING: The applicant proposes a ten-foot wide landscape strip comprised of a mix of
materials between the abutting properties and the off-street parking and loading areas.
This criterion is met.

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.

FINDING: This criterion is not applicable to the proposed development.
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. Definitions

a. Parking Area Landscaping: Any landscaped area on the site that is not required
as perimeter landscaping 8 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:
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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."
3. 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.
4. 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.

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.

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.
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STAFF ANALYSIS: The proposed parking lot provides for 37 spaces. The applicant has
provided a listing of the plant material as well as the spacing, location and size of the
containers of the plants to be planted on site on Sheet L1 of the proposed plans. As
proposed, the site is required to provide a minimum of 1,665 square feet of landscaping
interior to the parking. The plans illustrate 26,659 square feet of landscaping within and
adjacent to the parking area. The majority of the landscaping is intended to landscape
and screen the parking area. The Landscape Architects plan demonstrates consistency
with the required number of plantings. The applicant has provided ground cover plants
to cover for all other areas outside of the developable area, and given the size of the
plants, and the manner in which they are proposed to be planted, there is no reason that
they would not cover the entire area within three years.

FINDING: As detailed in the analysis above, the applicant has provided a landscape
plan with enough detail about the quantity of trees, shrubs, and groundcover to
demonstrate that they are compliant with the parking lot landscape requirements.
Therefore, these criteria are satisfied.

5. 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.

(2) Multi or mixed-uses, institutional and commercial uses: one (1) island for
every ten (10) contiguous parking spaces.

(3) Industrial uses: one (1) island for every twelve (12) contiguous parking
spaces.

e. Storm water bio-swales may be used in lieu of the parking landscape areas
and may be included in the calculation of the required landscaping amount.

FINDING: The applicant has provided landscape islands that are either existing, or
newly located within the proposed parking lot. There is a minimum of one island
proposed for 8 parking spaces, which exceeds the minimum number required. Each
landscape island contains one tree. The landscape islands are distributed evenly
throughout the development. However, the area of the landscape islands does not
appear to meet the minimum requirement of 90 square feet, and there is no discussion
of this requirement in the applicant’s narrative. Therefore, this criterion is not met and the
following condition is warranted.
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RECOMMENDED CONDITION: Prior to final site plan approval, the applicant shall
provide a revised landscape plan and accompanying narrative demonstrating that the
standards of 16.92.030.B are satisfied by the proposal.

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.

FINDING: The applicant’'s plans show that the mechanical equipment, storage and
delivery areas are located well interior to the site, and the loading area is screened by
landscaping. The trash enclosure will include a gate intended to screen view of the
receptacles from the street. The site is not adjacent to residential development. To the
extent possible, without compromising the on-site circulation, the applicant has screened
the equipment. This criterion is met.

D. Visual Corridors

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

FINDING: The site is adjacent to SW Galbreath Drive, a designated local street. This
criterion is not applicable to the proposed development.

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.

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.
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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).

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 indicated on the landscaping plans that the all new

landscape areas are to be irrigated with a fully automatic underground irrigation system.
This can be confirmed at the time of final inspection. This criterion is met.

16.94. Off-Street Parking and Loading (relevant sections)

16.94.010 Generally
A. Off-Street Parking Required.

No site shall be used for the parking of vehicles until plans are approved
providing for off-street parking and loading space as required by this Code. Any
change in uses or structures that reduces the current off-street parking and
loading spaces provided on site, or that increases the need for off-street parking
or loading requirements shall be unlawful and a violation of this Code, unless
additional off-street parking or loading areas are provided in accordance with
Section 16.94.020, or unless a variance from the minimum or maximum parking
standards is approved in accordance with Chapter 16.84 Variances.

16.94.020 Off-street parking standards

16.94.020.A provides the required minimum and maximum parking spaces for
uses permitted by the SZCDC.

FINDING: The applicant is proposing to utilize the existing parking spaces on site to
meet their minimum parking requirements. The applicant is proposing to add a 15,550
square foot addition to the site. The original approval approved 21 parking stalls for the
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previous building. The 15,550 square foot addition would require 1.6 spaces for every
1,000 square feet for a total number of 25 additional parking spaces. The applicant has
indicated that the majority of the addition would be for storage and warehousing, which
when it is over 150,000 square feet would only require a ratio of .3 spaces per 1,000
square feet of floor area. In combination, the building is 24,020 square feet. At 1.6
spaces per 1,000 square feet of floor area, the applicant would be required to provide 38
parking spaces. The plan only shows 37 parking spaces. This requirement is not
satisfied.

RECOMMENDED CONDITION: Prior to final site plan approval, the applicant shall
amend the parking plan to demonstrate compliance with the minimum off-street parking
requirements. One way to demonstrate compliance is to show how the breakdown of
uses within the building would only require the 37 parking spaces. Otherwise, the
applicant will need to add at least one parking space to the proposed lot.

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.

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.

c. The paved portion of the parking stall length may be reduced by three (3) feet
if replaced with three (3) feet of low lying landscape or hardscape in lieu of a
wheel stop; however, a curb is still required. In other words, the traditional
three-foot vehicle overhang from a wheel stop may be low-lying landscaping
rather than an impervious surface.

FINDING: The applicant indicates that the parking area is designed with parking stalls 9
x 20 and 9 x 18, however the parking spaces do not illustrate wheel stops located at the
front of the space or demarcate the compact spaces. Therefore, this standard is not
satisfied, and the following condition is warranted.
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RECOMMENDED CONDITION: Prior to final site plan approval, the applicant shall
provide a revised parking plan illustrating compliance with Chapter 16.94 with respect to
design and identification of the parking spaces.

C. Bicycle Parking Facilities
1. Location and Design

a. Bicycle parking shall be conveniently located with respect to both the street right-
of-way and at least one (1) building entrance (e.g., no farther away than the closest
parking space). Bike parking may be located inside the main building or near the
main entrance.

2. Visibility and Security. Bicycle parking shall be visible to cyclists from street sidewalks
or building entrances, so that it provides sufficient security from theft and damage.

3. Options for Storage. Bicycle parking requirements for long-term and employee parking
can be met by providing a bicycle storage room, bicycle lockers, racks, or other
secure storage space inside or outside of the building.

4. Lighting. Bicycle parking shall be at least as well lit as vehicle parking for security.

5. Reserved Areas. Areas set aside for bicycle parking shall be clearly marked and
reserved for bicycle parking only.

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.

FINDING: The applicant proposes to provide the required bicycle parking inside and outside of
the building which is acceptable. Bicycle parking is based on the number of car parking spaces
and in this case, only two spaces are required. The plans do not provide enough specificity to
ensure that these criteria are satisfied, and therefore, require the following condition to ensure
compliance.

RECOMMENDED CONDITION: Prior to final site plan approval, the applicant shall demonstrate
on the plans the location of two required bicycle parking spaces. The plan should show how the
proposed spaces are provided in a manner that is consistent with the provisions of section
16.94.020.C.

16.96 On-Site Circulation

16.96.010 — On-site pedestrian and bicycle circulation

On-site facilities shall be provided that accommodate safe and convenient pedestrian
access within new subdivisions, multi-family developments, planned unit developments,
shopping centers and commercial districts, and connecting to adjacent residential areas
and neighborhood activity centers within one half mile of the development.
Neighborhood activity centers include but are not limited to existing or planned schools,
parks, shopping areas, transit stops or employment centers. All new development,
(except single family detached housing), shall provide a continuous system of private
pathways/sidewalks at least 6 feet wide.
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STAFF ANALYSIS: All proposed access into and along the perimeter of the site is existing. As
proposed, the site provides safe, marked, and to the extent practical, convenient pedestrian
access, but the site is being developed with an industrial use which already has public
sidewalks into the site.

FINDING: Because the proposed use is industrial, the above criterion is not applicable.
16.96.010.D - Connection to Streets

1. Except for joint access as per 16.96.010, all ingress and egress to a use or parcel
shall connect directly to a public street, excepting alleyways.

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

FINDING: The proposed development has direct access to SW Galbreath Drive, a public street.
This criterion is satisfied.

16.98.020 - Solid Waste Storage

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

STAFF ANALYSIS: The proposed site plan shows that the trash enclosure is relocated to the
rear of the site. The design includes a six-foot high wall. The dimensions of the enclosure
appear to meet the requirements of Pride Disposal, but we have not had confirmation from
them. This criterion is not satisfied, and therefore the following condition is warranted.

RECOMMENDED CONDITION: Prior to final site plan review, provide the planning department
with a letter from Pride disposal approving the design and location of the relocated trash
enclosure.

Division VII. Public Infrastructure

16.106 Transportation Facilities

16.106.020 Required Improvements

A. Generally

Except as otherwise provided, all developments containing or abutting an existing or
proposed street, that is either unimproved or substandard in right-of-way width or
improvement, shall dedicate the necessary right-of-way prior to the issuance of building
permits and/or complete acceptable improvements prior to issuance of occupancy permits.

FINDING: Currently SW Galbreath Drive is a 2-lane standard local street with 18 feet of pavement
width from centerline to face of curb and a 5-foot wide curb tight sidewalk along the frontage of the
subject property within a 25-foot half right-of-way section. Standard commercial streets in the City
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of Sherwood Engineering Design Standards have a 20-foot half street width with curb and gutter, a
5-foot landscape strip with 6-foot wide sidewalks on each side within a 32-foot half street right-of-
way section. Since the rest of the developed properties along SW Galbreath Drive have the same
street section, no changes to the street width or sidewalk are required. However, the site is not
consistent with the requirements of the Americans with Disabilities Act (ADA), and the following
condition is warranted.

RECOMMENDED CONDITION: The existing western driveway and the existing sidewalk ramps at
each driveway do not meet ADA standards. Existing driveway drops shall be reconstructed as
necessary to bring them in compliance with ADA standards.

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: This development will take access from SW Galbreath Drive. According to the City
Engineer, there are no public improvements needed at this time. This standard is not applicable.

16.106.030 Location
A. Generally

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

B. Street Connectivity and Future Street Systems

1. Future Street Systems. The arrangement of public streets shall provide for the
continuation and establishment of future street systems as shown on the Local Street
Connectivity Map contained in the adopted Transportation System Plan (Figure 8-8).

STAFF ANALYSIS: As previously discussed in this report, the site will take access from SW
Galbreath Drive. The site is surrounded by existing development where there are no proposed
extensions of any public streets.

FINDING: As discussed above, there will not be future street systems required in this location;
therefore this standard is not applicable.

16.106.040 .J. Transit Facilities

Development along an existing or proposed transit route, as illustrated in Figure 7-2 in
the TSP, is required to provide areas and facilities for bus turnouts, shelters, and other
transit-related facilities to Tri-Met specifications. Transit facilities shall also meet the
following requirements:
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1. Locate buildings within 20 feet of or provide a pedestrian plaza at major transit stops.

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

3. Provide atransit passenger landing pad accessible to disabled persons (if not already
existing to transit agency standards).

4. Provide an easement or dedication for a passenger shelter and underground utility
connection from the new development to the transit amenity if requested by the
public transit provider.

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

FINDING: There are no existing or proposed transit routes adjacent to or near this site. It is not
anticipated that pedestrians will be visiting the site. Transit facilities are not currently available to
the site, and do not appear to be necessary for this development. This criterion is not applicable.

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. Sanitary Sewers shall be constructed, located, sized and
installed at standards consistent 16.110.

FINDING: Currently a public sanitary sewer main exists within SW Galbreath Drive along the
subject property frontage. No public sanitary sewer main extension is required. Sanitary sewer
for the subject property already exists serving the existing building. The proposed development
shows that it will use the existing sewer lateral to supply service to the new building. Private
sanitary sewer shall be installed in compliance with the current Oregon Plumbing Specialty
Code.

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 in compliance with 16.112.

FINDING: Currently there is a public water main existing within SW Galbreath Drive along the
subject property frontage. No public water main extension is required. Water service for the
subject property already exists serving the existing building. The proposed development shows
that it will use the existing water service to supply domestic and fire hydrant water for the new
building. Water flows calculations shall be provided to determine adequacy of existing domestic
and fire water service. The developer shall submit a statement of business use to determine if a
Reduced Pressure Principal Assembly is required. Private water shall be installed in
compliance with the current Oregon Plumbing Specialty Code.

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 system consistent with the Comprehensive Plan, the requirements of the Clean
Water Services water quality regulations and section 16.114.

Page 20 of 27
SP 15-05 Endurance Products Expansion

38



Plannning Commission Meeting
December 8, 2015

FINDING: Currently no public storm sewer exists within SW Galbreath Drive along the subject
site frontage. SW Galbreath Drive has a series of catch basin and conveyance piping that
receives street runoff taking it through the adjoining properties and into conveyance ditches on
the back side of the adjoining properties. Therefore storm sewer installation within SW
Galbreath Drive is not required.

Private storm water runoff within the subject property shall be collected and conveyed in
accordance with the current Oregon Plumbing Specialty Code. Private site runoff shall be
treated, detained and discharged in a manner and at a location meeting the approval of Clean
Water Services and City of Sherwood Engineering Department.

If the proposed storm detention system allows subsurface infiltration, then UIC
registration/permit or waiver thereof is required from DEQ.

RECOMMENDED CONDITIONS: Prior to final occupancy, a Private Stormwater Facility Access
and Maintenance Covenant meeting the approval of the City of Sherwood Engineering
Department shall be recorded by the developer at Washington County with a copy of the
recorded document being provided to the city.

Prior to final occupancy, An Operations and Maintenance Plan meeting City of Sherwood
Engineering Department approval is required.

16.116 Fire Protection

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
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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.

(Ord. No. 2010-015, § 2, 10-5-2010; Ord. 91-922, 8§ 3; Ord. 86-851, § 3)

FINDING: The fire district comments indicate the site would need to be constructed consistent
with the standards of the fire district for the proposed use. This standard can be satisfied as
conditioned below.

RECOMMEDNED CONDITION: Prior to the final site plan approval, provide verification that the

fire department has reviewed and approved the plans for fire suppression and emergency
services.

16.118. — Public and Private Utilities

16.118.020 Standards

A. Installation of utilities shall be provided in public utility easements and shall be sized,
constructed, located and installed consistent with this Code, Chapter 7 of the
Community Development Code, and applicable utility company and City standards.

B. Public utility easements shall be a minimum of eight feet in width unless a reduced
width is specifically exempted by the City Engineer.

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.

STAFF ANALYSIS: The site is served by existing utilities.

FINDING: With the exception of Sherwood Broadband, utilities are available to the property and,
as demonstrated within the plans and narrative will not be altered by the proposed development.
Sherwood Broadband is not currently to the proposed site, and is required to be installed when
a site is redeveloped. This criterion is not satisfied.

RECOMMENDED CONDITION: Sherwood Broadband utilities shall be installed along the
subject property’s frontage per requirements set forth in City Ordinance 2005-017 and City

Page 22 of 27
SP 15-05 Endurance Products Expansion

40



Plannning Commission Meeting
December 8, 2015

Resolution 2005-074. Since street widening improvements are not being constructed as part of
this project, the developer can elect to do a payment in lieu of constructing these facilities.

16.142.050. 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.

FINDING: No new street trees are required for this proposal. Street trees were provided along
the sites frontage with the original development. These criteria are not applicable to the
proposed development since there are already street trees along the sites frontage.

16.142.060 - Trees on Property Subject to Certain Land Use Applications

All site developments subject to Section 16.92.020 shall be required to preserve trees or
woodlands to the maximum extent feasible within the context of the proposed land use
plan and relative to other policies and standards of the City Comprehensive Plan, as
determined by the City. Review and mitigation shall be consistent with 16.142.060 A, B, C
and D.

FINDING: The applicant is proposing to remove 11 Big Leaf Maples and 1 Linden totaling 246
inches (See Sheet L1). This section allows trees to be removed to accommodate the development
provided the minimum tree canopy is met. As discussed below in this report, the proposed plan
does not satisfy this requirement but it is feasible to meet it with the addition of trees elsewhere on
the site. This criterion is not satisfied, but has been conditioned later in this report.

Required Tree Canopy - Non-Residential and Multi-family Developments

Each net development site shall provide a variety of trees to achieve a minimum
total tree canopy of 30 percent. The canopy percentage is based on the expected
mature canopy of each tree by using the equation 1rr2 to calculate the expected
square footage of each tree. The expected mature canopy is counted for each tree
even if there is an overlap of multiple tree canopies.

The canopy requirement can be achieved by retaining existing trees or planting
new trees. Required landscaping trees can be used toward the total on site
canopy required to meet this standard. The expected mature canopy spread of the
new trees will be counted toward the required canopy cover. A certified arborist or
other qualified professional shall provide an estimated tree canopy for all
proposed trees to the planning department for review as a part of the land use
review process.
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Commercial, Industrial, Institutional
Public and Multi-family

Canopy Requirement 30%

Counted Toward the Canopy Requirement

Street trees included in canopy requirement No

Landscaping requirements included in canopy

. Yes
requirement
Existing trees onsite Yes x 2
Planting new trees onsite Yes

FINDING: The applicant has provided a preliminary tree canopy plan, sheet L1 that illustrates
26,762 square feet of canopy. The plan includes existing landscaping and street trees. Street trees
in non-residential projects are not allowed to be counted towards the required tree canopy. The
proposed canopy is 30.9% of the overall site. With removal of the street trees that were counted
towards the canopy the revised site plan would provide site would fall below the required canopy
coverage when existing trees are allowed to be removed. This criterion is not satisfied, and the
following condition is warranted.

RECOMMENDED CONDITION: Prior to final site plan approval, the applicant shall provide a
revised landscape plan that demonstrates compliance with the 30% canopy coverage requirement
of 16.142.070.

16.148.010 - Vibrations

All otherwise permitted commercial, industrial, and institutional uses shall not cause
discernible vibrations that exceed a peak of 0.002 gravity at the property line of the
originating use, except for vibrations that last five (5) minutes or less per day, based on a
certification by a professional engineer.

FINDING: It is not anticipated that this development would create high levels of vibration beyond
what is expected in an urban area. There are not any expected adverse impacts therefore this
standard is met.

16.150.010 = Air Quality
All otherwise permitted commercial, industrial, and institutional uses shall comply with
applicable State air quality rules and statutes:

A. All such uses shall comply with standards for dust emissions as per OAR 340-21-
060.

B. Incinerators, if otherwise permitted by Section 16.140.020, shall comply with the
standards set forth in OAR 340-25-850 through 340-25-905.
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C. Uses for which a State Air Contaminant Discharge Permit is required as per OAR
340-20-140 through 340-20-160 shall comply with the standards of OAR 340-220
through 340-20-276.

FINDING: It is not anticipated that there will be high levels of air pollution beyond what is
expected in an urban area. There are not any expected adverse impacts therefore this standard
is met.

16.152.010 - Odors

All otherwise permitted commercial, industrial, and institutional uses shall incorporate
the best practicable design and operating measures so that odors produced by the use
are not discernible at any point beyond the boundaries of the development site.

FINDING: It is not anticipated that there will be high levels of odor or unusual beyond what is
expected in an urban area. There are not any expected adverse impacts therefore this standard
is met.

16.154.010 — Heat and Glare

Except for exterior lighting, all otherwise permitted commercial, industrial, and
institutional uses shall conduct any operations producing excessive heat or glare
entirely within enclosed buildings. Exterior lighting shall be directed away from adjoining
properties, and the use shall not cause such glare or lights to shine off site in excess of
one-half (0.5) foot candle when adjoining properties are zoned for residential uses.

STAFF ANALYSIS: The applicant did not provide a proposed lighting plan, but did indicate that all
new lighting would be shielded from adjoining properties within the narrative. However, there is not
enough information provided to ensure that the development satisfies this standard.

FINDING: It is not clear from the proposed plans where new parking lot or building lighting would
be added. Therefore, the following condition is warranted.

RECOMMENDED CONDITION: Prior to final site plan approval submit a revised lighting plan
showing that the lighting will not be more than 0.5 foot candle from the property onto adjacent
properties.

RECOMMENDATION
Based upon review of the applicant’'s submittal information, review of the Code, agency
comments and consideration of the applicant’s revised submittal, staff finds that the proposed
site plan (SP 15-05) does not fully comply with the standards but can be conditioned to comply,
and recommends approval of the requests subject to compliance with the following conditions
of approval.

V1. CONDITIONS OF APPROVAL

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

2. This land use approval shall substantially comply with the submitted preliminary site
plans dated October 26, 2015 except as indicated in the following conditions of the
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Notice of Decision. Additional development or change of use may require a new
development application and approval.

This approval is valid for a period of two (2) years from the date of the decision notice.
Extensions may be granted by the City as afforded by the Sherwood Zoning and
Community Development Code.

An on-going condition of the approval is that the site be maintained in accordance with
the approved site plan.

The continual operation of the property shall comply with the applicable requirements of
the Sherwood Zoning and Community Development Code and Municipal Code.

A temporary use permit must be obtained from the Planning Department prior to placing
a construction trailer on-site.

This approval does not negate the need to obtain permits, as appropriate from other
local, state or federal agencies even if not specifically required by this decision.

Prior to issuance of grading or erosion control permits from the Building Department:

1.

Obtain City of Sherwood Building Department approval for any grading plans.

Prior to Final Site Plan Approval:

1.

SP 15-05 Endurance Products Expansion

Submit the required final site plan review fee along with a brief narrative and supporting
documents demonstrating how each of the final site plan conditions are met.

Prior to final site plan approval submit additional information on the proposed planting
and maintenance plan to ensure that the new landscape islands will be appropriately
maintained.

Prior to final site plan approval, the applicant shall provide a revised landscape plan and
accompanying narrative demonstrating that the standards of 16.92.030.B are satisfied
by the proposal.

Prior to final site plan approval, the applicant shall amend the parking plan to
demonstrate compliance with the minimum off-street parking requirements. One way to
demonstrate compliance is to show how the breakdown of uses within the building would
only require the 37 parking spaces. Otherwise, the applicant will need to add at least one
parking space to the proposed lot.

Prior to final site plan approval, the applicant shall provide a revised parking plan
illustrating compliance with Chapter 16.94 with respect to design and identification of the
parking spaces.

Prior to final site plan approval, the applicant shall demonstrate on the plans the location
of two required bicycle parking spaces. The plan should show how the proposed spaces
are provided in a manner that is consistent with the provisions of section 16.94.020.C.
Prior to final site plan review, provide the planning department with a letter from Pride
disposal approving the design and location of the relocated trash enclosure.

Prior to the final site plan approval, provide verification that the fire department has
reviewed and approved the plans for fire suppression and emergency services.

Prior to final site plan approval, the applicant shall provide a revised landscape plan that
demonstrates compliance with the 30% canopy coverage requirement of 16.142.070.
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10. Prior to final site plan approval submit a revised lighting plan showing that the lighting will
not be more than 0.5 foot candle from the property onto adjacent properties.

Prior to Issuance of a Building Permit:

1. Receive Sherwood Engineering Department approval of engineering plans for all public
improvements and/or connections to public utilities (water, sewer, storm water, and
streets) including compliance with all conditions specified in “Prior to approval of public
improvement plans.

2. Obtain final site plan approval from the Planning Department.

Prior to Issuance of Certificate of Occupancy:

1. All site improvements including but not limited to landscaping, parking and site lighting
shall be installed per the approved final site plan and inspected and approved by the
Planning Department.

2. The existing western driveway and the existing sidewalk ramps at each driveway do not
meet ADA standards. Existing driveway drops shall be reconstructed as necessary to
bring them in compliance with ADA standards.

3. Prior to final occupancy, a Private Stormwater Facility Access and Maintenance
Covenant meeting the approval of the City of Sherwood Engineering Department shall
be recorded by the developer at Washington County with a copy of the recorded
document being provided to the city.

4. Prior to final occupancy, An Operations and Maintenance Plan meeting City of
Sherwood Engineering Department approval is required.

5. Sherwood Broadband utilities shall be installed along the subject property’s frontage per
requirements set forth in City Ordinance 2005-017 and City Resolution 2005-074. Since
street widening improvements are not being constructed as part of this project, the
developer can elect to do a payment in lieu of constructing these facilities.

VII. Exhibits

Applicant’'s Materials

Letter from Craig Christensen, P.E. — Sherwood Engineering Department

Copy of the Clean Water Services pre-screen determination

Comments from John Wolff — Tualatin Valley Fire and Rescue

E-mail from Rob Fagliano — Sherwood School District

Letter from Kristin Leichner — Pride Disposal (garbage/recyclable service provider)
E-mail from Henry English — PGE

Comments from ODOT

IEMMOUO®y>
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Exhibit A

Exhibit A can be reviewed electronically at the following web address:

http:/ /www.sherwoodoregon.gov/planning/project/endurance-products-company-expansion
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Engineering “‘“’;"
Land Use Application ef‘&%g?m
Comments

To: Brad Kilby, Planning Manager

From: Craig Christensen, P.E., Engineering Department

Project: Endurance Products (SP 15-05)

Date: September 19, 2015

Engineering staff has reviewed the information provided for the above cited project. Final
construction plans will need to meet the standards established by the City of Sherwood
Engineering Department and Public Works Department, Clean Water Services (CWS) and
Tualatin Valley Fire & Rescue in addition to requirements established by other
jurisdictional agencies providing land use comments. City of Sherwood Engineering
Department comments are as follows:

Sanitary Sewer

Currently a public sanitary sewer main exists within SW Galbreath Drive along the
subject propety frontage. No public sanitary sewer main extension is required. Sanitary
sewer for the subject property already exists serving the existing building. The
proposed development shows that it will use the existing sewer lateral to supply service
to the new building. Private sanitary sewer shall be installed in compliance with the
current Oregon Plumbing Specialty Code.

Water

Currently there is a public water main existing within SW Galbreath Drive along the
subject property frontage. No public water main extension is required. Water service
for the subject property already exists serving the existing building. The proposed
development shows that it will use the existing water service to supply domestic and fire
hydrant water for the new building. Water flows calculations shall be provided to
determine adequacy of existing domestic and fire water service. The developer shall
submit a statement of business use to determine if a Reduced Pressure Principal
Assembly is required. Private water shall be installed in compliance with the current
Oregon Plumbing Specialty Code.

Storm Sewer

Currently no public storm sewer exists within SW Galbreath Drive along the subject site
frontage. SW Galbreath Drive has a series of catch basin and conveyance piping that
receives street runoff taking it through the adjoining properties and into conveyance
ditches on the back side of the adjoining properties. Therefore storm sewer installation
within SW Galbreath Drive is not required. Exhibit B
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Project: Endurance Products (SP 15-05)
Date: September 19, 2015
Page: 20f3

Private storm water runoff within the subject property shall be collected and conveyed in
accordance with the current Oregon Plumbing Specialty Code. Private site runoff shall
be treated, detained and discharged in a manner and at a location meeting the approval
of Clean Water Services and City of Sherwood Engineering Department.

If the proposed storm detention system allows subsurface infiltration, then UIC
registration/permit or waiver thereof is required from DEQ.

A Private Stormwater Facility Access and Maintenance Covenant meeting the approval
of the City of Sherwood Engineering Department shall be recorded by the developer at
Washington County with a copy of the recorded document being provided to the city.

An Operations and Maintenance Plan meeting City of Sherwood Engineering
Department approval is required.

Transportation

Currently SW Galbreath Drive is a 2-lane standard local street with 18 feet of pavement
width from centerline to face of curb and a 5-foot wide curb tight sidewalk along the
frontage of the subject property within a 25-foot half right-of-way section. Standard
commercial streets in the City of Sherwood Engineering Design Standards have a 20-
foot half street width with curb and gutter, a 5-foot landscape strip with 6-foot wide
sidewalks on each side within a 32-foot half street right-of-way section. Since the rest
of the developed properties along SW Galbreath Drive have the same street section, no
changes to the street width or sidewalk are required.

The existing western driveway and the existing sidewalk ramps at each driveway do not
meet ADA standards. Existing driveway drops shall be reconstructed as necessary to
bring them in compliance with ADA standards.

Grading and Erosion Control:
City policy requires that prior to grading, a permit is obtained from the Building
Department for all grading on the private portion of the site.

The Engineering Department requires a grading permit for all areas graded as part of
the public improvements. The Engineering permit for grading of the public
improvements is reviewed, approved and released as part of the public improvement
plans.

An erosion control plan and permit is required from the City of Sherwood Engineering
Department for all public and private improvements. The erosion control permit is
reviewed, approved and released as part of the public improvement plans.

If more than 1 acre of area is to be disturbed, a DEQ NPDES 1200-CN permit shall be
obtained.
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Project: Endurance Products (SP 15-05)
Date: September 19, 2015
Page: 30f3

Other Engineering Issues:
A Service Provider Letter from Clean Water Services is required.

A Storm Water Connection Permit Authorization from Clean Water Services is required.
Sherwood Broadband utilities shall be installed along the subject property’s frontage per
requirements set forth in City Ordinance 2005-017 and City Resolution 2005-074. Since
street widening improvements are not being constructed as part of this project, the
developer can elect to do a payment in lieu of constructing these facilities.

END OF COMMENTS.

49



Plannning Commission Meeting
< December 8, 2015

y

CleanWater Services

Date:

To:

From:

MEMORANDUM

November 24, 2015

Brad Kilby, Planning Manager,-City of Sherwood
Jackie Sue Humphrey!Z(gk:;ng\fNater Services (the District)

Subject: Endurance Products Building Addition, SP-15-05, 2S128BD00300

Please include the following comments when writing your conditions of approval:

PRIOR TO ANY WORK ON THE SITE

A Clean Water Services (the District) Storm Water Connection Permit Authorization must be

obtained. Application for the District’s Permit Authorization must be in accordance with the
requirements of the Design and Construction Standards, Resolution and Order No. 07-20, (or
current R&O in effect at time of Engineering plan submittal), and is to include:

a.

b.

Detailed plans prepared in accordance with Chapter 2, Section 2.04.2.b-1.

Detailed grading and erosion control plan. An Erosion Control Permit will be required.
Area of Disturbance must be clearly identified on submitted construction plans. If site
area and any offsite improvements required for this development exceed one-acre of
disturbance, project will require a 1200-CN Erosion Control Permit.

Detailed plans showing the development having direct access by gravity to public storm
and sanitary sewer.

Provisions for water quality in accordance with the requirements of the above named
design standards. Water Quality is required for all new development and redevelopment
areas per R&O 07-20, Section 4.05.5, Table 4-1. Access shall be provided for
maintenance of facility per R&O 07-20, Section 4.02.4.

If use of an existing offsite or regional Water Quality Facility is proposed, it must be
clearly identified on plans, showing its location, condition, capacity to treat this site and,
any additional improvements and/or upgrades that may be needed to utilize that facility.

Exhibit C
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f. If private lot LIDA systems proposed, must comply with the current CWS Design and
Construction Standards. A private maintenance agreement, for the proposed private lot
LIDA systems, needs to be provided to the City for review and acceptance.

g. Show all existing and proposed easements on plans. Any required storm sewer, sanitary
sewer, and water quality related easements must be granted to the City.

h. Application may require additional permitting and plan review from the District’s Source
Control Program. For any questions or additional information, please contact Source
Control at (503) 681-5175.

i. Any proposed offsite construction activities will require an update or amendment to the
current Service Provider Letter for this project.

CONCLUSION
This Land Use Review does not constitute the District’s approval of storm or sanitary sewer

compliance to the NPDES permit held by the District. The District, prior to issuance of any
connection permits, must approve final construction plans and drainage calculations.

51



Plannning Commission Meeting
3 December 8, 2015

www.tvfr.com

Tualatin Valley
Fire & Rescue

November 25, 2015

Brad Kilby

City of Sherwood
22560 SW Pine St
Sherwood, Oregon
97140

Re: SP 15-05 Endurance Products 13990 SW Galbreath Dr
15,550 sq. ft Industrial Bld 1.99 Acre Site

Thank you for the opportunity to review the proposed site plan surrounding the above named development
project. Tualatin Valley Fire & Rescue endorses this proposal predicated on the following criteria and
conditions of approval:

FIRE APPARATUS ACCESS:

1. NO PARKING SIGNS: Where fire apparatus roadways are not of sufficient width to accommodate parked vehicles
and 20 feet of unobstructed driving surface, “No Parking” signs shall be installed on one or both sides of the roadway
and in turnarounds as needed. Signs shall read “NO PARKING - FIRE LANE” and shall be installed with a clear space
above grade level of 7 feet. Signs shall be 12 inches wide by 18 inches high and shall have red letters on a white
reflective background. (OFC D103.6)

2. NO PARKING: Parking on emergency access roads shall be as follows (OFC D103.6.1-2):
1. 20-26 feet road width — no parking on either side of roadway
2. 26-32 feet road width — parking is allowed on one side
3. Greater than 32 feet road width — parking is not restricted

3. PAINTED CURBS: Where required, fire apparatus access roadway curbs shall be painted red (or as approved) and
marked “NO PARKING FIRE LANE” at 25 foot intervals. Lettering shall have a stroke of not less than one inch wide
by six inches high. Lettering shall be white on red background (or as approved). (OFC 503.3)

4. FIRE APPARATUS ACCESS ROADS WITH FIRE HYDRANTS: Where a fire hydrant is located on a fire apparatus
access road, the minimum road width shall be 26 feet and shall extend 20 feet before and after the point of the
hydrant. (OFC D103.1)

5. SURFACE AND LOAD CAPACITIES: Fire apparatus access roads shall be of an all-weather surface that is easily
distinguishable from the surrounding area and is capable of supporting not less than 12,500 pounds point load (wheel
load) and 75,000 pounds live load (gross vehicle weight). Documentation from a registered engineer that the final
construction is in accordance with approved plans or the requirements of the Fire Code may be requested. (OFC

503.2.3)
Exhibit D
North Operating Center Command & Business Operations Center South Operating Center Training Center
20665 SW Blanton Street and Central Operating Center 8445 SW Elligsen Road 12400 SW Tonquin Road
Aloha, Oregon 97078 11945 SW 70" Avenue Wilsonville, Oregon Sherwood, Oregor52
503-649-8577 Tigard, Oregon 97223-9196 97070-9641 97140-9734

503-649-8577
503-649-8577 503-259-1600
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6. GATES: Gates securing fire apparatus roads shall comply with all of the following (OFC D103.5, and 503.6):
1. Minimum unobstructed width shall be not less than 20 feet (or the required roadway surface width), or two 10 foot
sections with a center post or island.
Gates serving three or less single-family dwellings shall be a minimum of 12 feet in width.
Gates shall be set back at minimum of 30 feet from the intersecting roadway or as approved.
Electric gates shall be equipped with a means for operation by fire department personnel
Electric automatic gates shall comply with ASTM F 2200 and UL 325.
No gates are shown on plans submitted.

aphwN

7. ACCESS DURING CONSTRUCTION: Approved fire apparatus access roadways shall be installed and operational
prior to any combustible construction or storage of combustible materials on the site. Temporary address signage
shall also be provided during construction. (OFC 3309 and 3310.1)

QNS Mo (O L0 IR0 {1V

FIREFIGHTING WATER SUPPLIES:

8. MUNICIPAL FIREFIGHTING WATER SUPPLY EXCEPTIONS: The requirements for firefighting water supplies may
be modified as approved by the fire code official where any of the following apply: (OFC 507.5.1 Exceptions)
1. Buildings are equipped throughout with an approved automatic fire sprinkler system (the approval of this alternate
method of construction shall be accomplished in accordance with the provisions of ORS 455.610(5)).
2. There are not more than three Group R-3 or Group U occupancies.

9. COMMERCIAL BUILDINGS — REQUIRED FIRE FLOW: The minimum fire flow and flow duration for buildings other than
one- and two-family dwellings shall be determined in accordance with residual pressure (OFC Table B105.2). The
required fire flow for a building shall not exceed the available GPM in the water delivery system at 20 psi.

Note: OFC B106, Limiting Fire-Flow is also enforced, except for the following:

e In areas where the water system is already developed, the maximum needed fire flow shall be either 3,000 GPM
or the available flow in the system at 20 psi, whichever is greater.

e In new developed areas, the maximum needed fire flow shall be 3,000 GPM at 20 psi.

e Tualatin Valley Fire & Rescue does not adopt Occupancy Hazards Modifiers in section B105.4-B105.4.1

10. FIRE FLOW WATER AVAILABILITY: Applicants shall provide documentation of a fire hydrant flow test or flow test
modeling of water availability from the local water purveyor if the project includes a new structure or increase in the
floor area of an existing structure. Tests shall be conducted from a fire hydrant within 400 feet for commercial projects,
or 600 feet for residential development. Flow tests will be accepted if they were performed within 5 years as long as
no adverse modifications have been made to the supply system. Water availability information may not be required to
be submitted for every project. (OFC Appendix B)

11. WATER SUPPLY DURING CONSTRUCTION: Approved firefighting water supplies shall be installed and operational
prior to any combustible construction or storage of combustible materials on the site. (OFC 3312.1)

FIRE HYDRANTS:

12. FIRE HYDRANTS — COMMERCIAL BUILDINGS: Where a portion of the building is more than 400 feet from a
hydrant on a fire apparatus access road, as measured in an approved route around the exterior of the building, on-site
fire hydrants and mains shall be provided. (OFC 507.5.1)
e This distance may be increased to 600 feet for buildings equipped throughout with an approved automatic
sprinkler system.
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e The number and distribution of fire hydrants required for commercial structure(s) is based on Table C105.1,
following any fire-flow reductions allowed by section B105.3.1. Additional fire hydrants may be required due to
spacing and/or section 507.5 of the Oregon Fire Code.

e Hydrants are not shown on plans submitted.

FIRE HYDRANT NUMBER AND DISTRIBUTION: The minimum number and distribution of fire hydrants available to a
building shall not be less than that listed in Table C 105.1. (OFC Appendix C)

FIRE HYDRANT(S) PLACEMENT: (OFC C104)

e Existing hydrants in the area may be used to meet the required number of hydrants as approved. Hydrants that
are up to 600 feet away from the nearest point of a subject building that is protected with fire sprinklers may
contribute to the required number of hydrants. (OFC 507.5.1)

e Hydrants that are separated from the subject building by railroad tracks shall not contribute to the required
number of hydrants unless approved by the fire code official.

e Hydrants that are separated from the subject building by divided highways or freeways shall not contribute to the
required number of hydrants. Heavily traveled collector streets may be considered when approved by the fire
code official.

e Hydrants that are accessible only by a bridge shall be acceptable to contribute to the required number of hydrants
only if approved by the fire code official.

PRIVATE FIRE HYDRANT IDENTIFICATION: Private fire hydrants shall be painted red in color. Exception: Private
fire hydrants within the City of Tualatin shall be yellow in color. (OFC 507)

FIRE HYDRANT DISTANCE FROM AN ACCESS ROAD: Fire hydrants shall be located not more than 15 feet from
an approved fire apparatus access roadway unless approved by the fire code official. (OFC C102.1)

REFLECTIVE HYDRANT MARKERS: Fire hydrant locations shall be identified by the installation of blue reflective
markers. They shall be located adjacent and to the side of the center line of the access roadway that the fire hydrant
is located on. In the case that there is no center line, then assume a center line and place the reflectors accordingly.
(OFC 507)

PHYSICAL PROTECTION: Where fire hydrants are subject to impact by a motor vehicle, guard posts, bollards or
other approved means of protection shall be provided. (OFC 507.5.6 & OFC 312)

CLEAR SPACE AROUND FIRE HYDRANTS: A 3 foot clear space shall be provided around the circumference of fire
hydrants. (OFC 507.5.5)

FIRE DEPARTMENT CONNECTION (FDC) LOCATIONS: FDCs shall be located within 100 feet of a fire hydrant (or

as approved). Hydrants and FDC'’s shall be located on the same side of the fire apparatus access roadway or drive

aisle, fully visible, and recognizable from the street or nearest point of the fire department vehicle access or as

otherwise approved. (OFC 912.2.1 & NFPA 13)

e Fire department connections (FDCs) shall normally be located remotely and outside of the fall-line of the building
when required. FDCs may be mounted on the building they serve, when approved.

e FDCs shall be plumbed on the system side of the check valve when sprinklers are served by underground lines
also serving private fire hydrants.
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BUILDING ACCESS AND FIRE SERVICE FEATURES

21.

22.

23.

KNOX BOX: A Knox Box for building access may be required for structures and gates. See Appendix C for further
information and detail on required installations. Order via www.tvfr.com or contact TVF&R for assistance and
instructions regarding installation and placement. (OFC 506.1)

UTILITY IDENTIFICATION: Rooms containing controls to fire suppression and detection equipment shall be
identified as “Fire Control Room.” Signage shall have letters with a minimum of 4 inches high with a minimum stroke
width of 1/2 inch, and be plainly legible, and contrast with its background. (OFC 509.1)

PREMISE IDENTIFICATION: New and existing buildings shall have approved address numbers, building
numbers or approved building identification placed in a position that is plainly visible from the street or road
fronting the property. The numbers shall contrast with their background. Where required by the fire code
official, address numbers shall be required in additional approved locations to facilitate emergency
response. Numbers shall be a minimum of 4 inches high with a minimum stroke width of 0.5 inches.

Applicant may apply for use of alternate materials and methods (AM&M) in accordance with 2014 Oregon Fire
Code (OFC), Section 104.9. A quideline for Alternate Materials & Methods requests is available.

If you have questions or need further clarification, please feel free to contact me at (503) 259-1504.

Sincerely,

Johon Wol

John Wolff
Deputy Fire Marshal Il

Cc: TVFR File
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Bradley Kilby

From: Rob Fagliano <rfagliano@sherwood.k12.or.us>
Sent: Thursday, November 19, 2015 11:55 AM

To: Bradley Kilby

Subject: Re: New Development in Sherwood

Hi Brad,

The school district doesn't have any comment on this. However, I thought I would let you know when I tried to
connect to the link in the email it gave me a 404 error code (page not found).

Thank you. -Rob

On Wed, Nov 18, 2015 at 1:23 PM, Bradley Kilby <KilbyB@sherwoodoregon.gov> wrote:

Good Morning all,

I am attaching a request for comments for a 15,500 square foot building addition in our industrial area. The
hearing is scheduled for December 8", and with the holidays, I will be putting together my staff report

early. Please make your comments if you have them no later than November 25" in order for me to respond to
them in the staff report. Otherwise, they will be presented at the public hearing. Thank you. If you have any
questions, please do not hesitate to contact me.

You can view the application and plans at the following web address (Available after 4:00 PM today):

http://www.sherwoodoregon.gov/planning/project/endurance products

Brad Kilby, AICP, Planning Manager
22560 SW Pine Street

Sherwood, Oregon 97140
Exhibit E
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DISPOSAL COMPANY
P.O. Box 820 Sherwood, OR 97140
Phone: (503) 625-6177 Fax: (503) 625-6179

November 25, 2015

Brad Kilby, AICP, Planning Manager
22560 SW Pine St
Sherwood, OR 97140

Re: Endurance Products

We have reviewed the site plan for the Endurance Products proposal. The site plans shows 1 enclosure in
the SE corner of the property, which allows for straight on access. The site plan shows the enclosures will
be 12’ deep and 21°4” wide with 2 sets of gates. Some detail necessary is not visible in these plans are
those requirements are outlined below:

If the intent is to use 2 sets of gates, the requirements below need to be met for each set of gates:

¢ The inside measurements of the gate opening needs to be 10” wide

e The gates need to be hinged on front of the enclosure walls to allow for the full 10’ width. This
will also allow for the 120 degree opening angle that is required.

e The gates need cane bolts and holes put in place for the gates to be locked in the open and closed
position. The holes for the gates to be held open need to be at the full 120 degree opening angle.

o There should be no center post at the access point to the enclosure.

e 25’ of overhead clearance is required.

The other option is to change the enclosure design to have only 1 large set of gates instead of the 2
smaller sets. If that choice is made, the following requirements must be met:

® The inside measurement needs to be no less than 10° deep and 20’ wide.

® The gates need to be hinged in front of the enclosure walls to allow for the full 20’ width. This
will also allow for the 120 degree opening angle that is required.

® The gates need cane bolts and holes put in place for the gates to be locked in the open and
closed position. The holes for the gates to be held open need to be at the full 120 degree

opening angle.
® There should be no center post at the access point to the enclosure.

® 25’ of overhead clearance is required.
If you have any questions, feel free to contact me.

Sincerely,

Kristin Leichner
Pride Disposal Co.

(503) 625-6177 .
Exhibit F
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Bradley Kilby

From: Henry English <Henry.English@pgn.com>

Sent: Thursday, November 19, 2015 7:32 AM

To: Bradley Kilby

Subject: FW: New Development in Sherwood

Attachments: Agency Notice SP 1505_Endurance Products_1118015.docx

PGE has no comment on this project.
Thanks,
Hap

From: Brian Moore

Sent: Wednesday, November 18, 2015 5:57 PM
To: Henry English

Subject: FW: New Development in Sherwood

FYI

Brian Moore

Supervisor, Service & Design
PGE - Western Region
503-672-5474
brian.moore@pgn.com

From: Bradley Kilby [mailto:KilbyB@SherwoodOregon.gov]

Sent: Wednesday, November 18, 2015 1:24 PM

To: 'ehays@sherwood.k12.or.us'; 'karen.mohling@tvfr.com'; 'kristinl@pridedisposal.com’;
'kurt.A.MOHS@odot.state.or.us'; 'd5b@nwnatural.com'; Bob Galati; 'raindrops2refuge@gmail.com’; 'mwerner@gwrr.com'’;
Brian Moore; 'Naomi_Vogel@co.washington.or.us'; 'Kevin_Rolph@kindermorgan.com'’; 'r2g@nwnatural.com’;
'Seth.A.BRUMLEY@odot.state.or.us'; 'brian.harper@oregonmetro.gov’; 'stephen_roberts@co.washington.or.us';
'Robert.W.EBELING@odot.state.or.us'; 'john.wolff@tvfr.com'; Andrew Stirling; 'humphreysj@CleanWaterServices.org';
'‘tumpj@trimet.org'; 'spieringm@CleanWaterServices.org'; 'Region1DEVREVApplications@odot.state.or.us';
'Paulette.Copperstone@oregonmetro.gov'; Gordon Hill; Jason Waters; Richard Sattler; Jo Guediri; 'erin_holmes@fws.gov';
Craig Christensen; 'pjohanson@sherwood.k12.or.us'; 'rfagliano@sherwood.k12.or.us'

Cc: Kirsten Allen

Subject: New Development in Sherwood

Good Morning all,

| am attaching a request for comments for a 15,500 square foot building addition in our industrial area. The hearing is
scheduled for December 8", and with the holidays, | will be putting together my staff report early. Please make your
comments if you have them no later than November 25" in order for me to respond to them in the staff

report. Otherwise, they will be presented at the public hearing. Thank you. If you have any questions, please do not
hesitate to contact me.

You can view the application and plans at the following web address (Available after 4:00 PM today):

http://www.sherwoodoregon.gov/planning/project/endurance products

Brad Kilby, AICP, Planning Manager Exhibit G
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CITY OF SHERWOOD Date: December 2, 2015
Staff Report File No: PA 15-05
Parkway Court Plan Amendment Zone Change

To: Planning Commission

FROM: Planning Department

Michelle Miller, AICP
Senior Planner

Proposal:

The applicant requests a comprehensive plan and zone map amendment to change the zoning on four
parcels from General Commercial (GC) to Medium Density Residential Low (MDRL). The property
subject to the zone change is vacant. The applicant’s application materials are attached as Exhibit A.

. BACKGROUND

A. Applicant/Owner: Joe Broadhurst
28440 SW Ladd Hill Road
Sherwood OR 97140

B. Applicant’s Representative: Danelle Isenhart, AICP
Isenhart Consulting, LLC
P.O. Box. 2364
Beaverton

C. Location: The site is located at the northern section of SW Parkway Court, a cul-de sac, near the
southwestern intersection of SW Meinecke and Highway 99W. The northern boundary of the
property is adjacent to Highway 99W without direct access.

D. Parcel Size and Tax lots: The zone change request concerns four parcels:
25131AB08000 = .23 acres (Parcel 1 of the Parkway Plaza, MLP 2009-03)
25131AB0 8100 = .23 acres (Parcel 2 of the Parkway Plaza MLP 2009-03)
25131AB08200 = .25 acres (Parcel 3 of the Parkway Plaza MLP 2009-03)
25131BA08200 = .50 acres (Lot 7 of the Parkway Plaza Subdivision, SUB 2006-02)

E. Existing Development and Site Characteristics: The site is fairly flat with access limited to the
Parkway Court cul-de sac. A water quality facility, “Tract A” is located between the property and
Highway 99W, adjacent to tax lot 8000 on the northern side. A 30.5’ public storm drainage and
public access easement and private waterline easements extend through the center of the site.

Parkway Court Zone Change and Plan Amendment Page 1 of 16
PA 15-05
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F. Site History: The site has been replatted and subdivided multiple times in the past twelve
years. The portion of the site (Parcels 1, 2, and 3 of MLP 09-03) adjacent to SW Meinecke was
created when SW Meinecke Road was realigned and purchased by the applicant, Joe
Broadhurst. The site is the former location of the “Cherry Tree” produce stand.

Nottingham Il Partition, MLP 02-06

In 2003, the applicant received land use approval to partition a 1.37-acre parcel into three lots; a
portion of Parcel 3 of the 2003 partition is Tax lot 25131BA08200. (Nottingham Il Partition, MLP
02-06) Parcel 3 was split-zoned with a portion zoned Medium Density Residential High (MDRH)
and the other GC. The GC portion is the subject of this zone change.

Parkway Plaza Subdivision, SUB 2006-02

In 2006, the applicant received land use approval to divide Parcel 3 of the MLP 02-06 decision for
an eight-lot subdivision, Parkway Plaza Subdivision. (SUB 06-02) That project consisted of six
residentially and two commercially zoned parcels (Lot 7 and 8). Lot 8 was the lot created earlier
with the SW Meinecke realignment. Both of the commercially zoned properties are the subject
of this current zone change application. The Parkway Court Subdivision application proposed a
cul-de sac, Parkway Court, for access to the two commercial and four of the six residentially
zoned lots. The other two residential lots have access onto SW Dewey Drive.

According to the 2006 decision, the historic zoning maps and prior land use actions on the
property showed that GC zoning lined up with the southern portion of the Parkway Court right of
way. The subject property had been at various times used as a coffee stand, the Cherry Tree
produce stand, and an office. The site is now vacant.

Parkway Plaza Site Plan and Minor Land Partition, SP 09-04, MLP 09-03

In 2009, the applicant requested land use approval for another partition and site plan for Lots 7
and 8 of the Parkway Court Subdivision. (Parkway Plaza MLP 09-03, SP 09-04) The applicant
received preliminary site plan approval to construct three single-story commercial buildings to be
located on SW Parkway Court and one single-story office building, totaling approximately 11,200
square feet and a partition of Lot 8 to get the property to its final configuration. The site plan
approval expired in 2014, but the applicant recorded the plat.

G. Zoning Classification and Comprehensive Plan Designation: The site is zoned General
Commercial (GC) and generally allows a wide array of commercial uses. The GC permitted uses
range from car repair and service, daycare, large and small retail, health clubs, restaurants
including drive through, professional office and personal services to residential uses so long as
they are clearly secondary to the primary use.

H. Adjacent Zoning and Land Use: Land directly to the east and across SW Meinecke is zoned GC
and vacant. Land to the south is zoned residential with single-family homes and zoned both
medium density residential high (MDRH) and medium density residential low (MDRL).

Directly across Highway 99W, the properties are a mix of General Commercial and High Density
Residential (HDR).

Parkway Court Zone Change and Plan Amendment Page 2 of 16
PA 15-05
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Review Process: The proposed map amendment and zone change require a Type V review,
which involves public hearings before the Planning Commission and City Council. The Planning
Commission will make a recommendation to the City Council who will make the final

decision. There will be a twenty-one (21) day appeal period after the Council issues their
decision. Any appeal of the City Council decision would go directly to the Oregon Land Use Board
of Appeals (LUBA).

J. Public Notice and Hearing: Notice of the application was mailed to property owners within 1,000
feet, posted on the property, and distributed in five locations throughout the City on November
18, 2015 in accordance with § 16.72.020 of the SZCDC. The notice was published in the Times on
November 25, 2015 (a newspaper of general circulation) and the Sherwood Gazette on
December 1, 2015 and published in accordance with § 16.72.020 of the SZCDC.

K.  Review Criteria: The required findings for the Plan Amendment are identified in §16.80 (Plan
Amendments), Comprehensive Plan Criteria: Chapter 2-Planning Process, Chapter 3-Growth
Management, Chapter 4-Land Use, Metro Urban Growth Management Functional Plan: Title 1.
Housing Capacity, Oregon Transportation Planning Rule: (OAR 660-012-0060), Statewide
Planning Goals: Goal 1- Citizen Involvement, Goal 2- Land Use Planning, Goal 9-Economic
Development, and Goal 10-Housing.

Il PUBLIC COMMENTS

Staff mailed notice to property owners within 1,000 feet of the subject site on November 18, 2015 and
posted notice onsite and at five locations throughout the City. As of the date of this staff report, we
have not received any comments.

The applicant held a neighborhood meeting on June 4, 2015. One person attended the meeting and
according to the notes, thought the rezone was a good idea. (Applicant’s Materials Exhibit A.8)

1l. AGENCY COMMENTS

Staff e-mailed notice to affected agencies on November 10, 2015. The following is a summary of
comments received as of this date.

ODOT Comments dated November 25, 2015 and attached as Exhibit B.

ODOT has reviewed the traffic impact analysis submitted by the applicant which compares the
reasonable highest trip generation for allowed land uses under the existing GC zoning to the reasonable
highest trip generation for the proposed MDRL zoning. Since the reasonable highest trip generation
under the proposed zoning is less than the existing zoning, ODOT has determined there will not be a
significant effect on state highway facilities with the proposed zone change.

Engineering Department Comments dated November 20, 2015 and attached as Exhibit C indicate that
the zone change would not negatively influence the transportation system or other public
infrastructure. The comments are attached as Exhibit C and discussed below.

Parkway Court Zone Change and Plan Amendment Page 3 of 16
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Engineering staff has reviewed the information provided for the above-cited project. Final construction
plans will need to meet the standards established by the City of Sherwood Engineering Department and
Public Works Department, Clean Water Services (CWS) and Tualatin Valley Fire & Rescue in addition to
requirements established by other jurisdictional agencies providing land use comments. City of
Sherwood Engineering Department comments are as follows:

Sanitary Sewer
Currently the subject property is served by an 8-inch diameter sanitary sewer main that connects
to a 24-inch diameter sanitary trunk line along Cedar Creek northeast of the subject property.

Review of sanitary video inspection of the downstream 8-inch diameter sanitary prior to its
connection to a 24-inch diameter sanitary trunk line indicates that there are no capacity issues in
the downstream system. Therefore, the proposed change in zoning will not have a significant
effect on the sanitary sewer system.

Public/private sanitary sewer facilities may be required at the time of development application.

Water

The subject property is served by an existing 8-inch diameter dead end water main within SW
Parkway Court and an existing 8-inch diameter dead end water main within SW Meinecke
Parkway.

The proposed zone change will not have a significant effect on the existing water system to serve
the subject property.

The proposed zone change, if approved will require modifications to the existing water system
that will be conditioned at the time of development application.

Storm Sewer

The subject property is served by a 12-inch storm sewer on the southeast side of Highway 99W.
The proposed new zoning will likely have less impervious area than the existing as residential
developments usually do not have as much impervious surface as commercial developments.
Therefore, the proposed zone change will not be of detriment to the existing storm sewer
system.

Public/private storm sewer facilities may be required at the time of development application.

Transportation

The subject property is adjacent to SW Parkway Court, SW Meinecke Parkway and Highway 99W.
The subject property will have sole access from SW Parkway Court due to access restriction to
SW Meinecke Parkway and Highway 99W. SW Parkway Court intersects SW Meinecke Parkway
as a right in/right out intersection. This makes accessing the site difficult as vehicles travelling to
the subject property from downtown Sherwood via SW Meinecke Parkway cannot make a left
turn onto SW Parkway Court due to the median. This results in traffic having to cross Highway
99W, use the roundabout on the opposite side of the highway and then cross Highway 99W a
second time to access the subject property.

Parkway Court Zone Change and Plan Amendment Page 4 of 16
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A Trip Analysis by Lancaster Engineering has concluded that the proposed zone change from
General- Commercial to Medium Density Residential Low would result in less traffic than the
current zone designation. Therefore, the new zoning will reduce the future traffic impacts from
development of the subject property.

Since the proposed zone change reduces the number of trips to and from the subject zone
change property, the change in zoning does not significantly affect an existing or planned
transportation facility therefore not requiring any additional measures per OAR 660-012-0060.

Engineering Final Analysis
From a public improvement standpoint, the proposed zone change will not have a significant

effect on public facilities.

PLAN AMENDMENT REQUIRED FINDINGS

16.80.030
B. Map Amendment

This section states that an amendment to the City Zoning Map may be granted, provided that
the proposal satisfies all applicable requirements of the adopted Sherwood Comprehensive
Plan, the Transportation System Plan and this Code, and A-D below.

Staff Analysis: The applicable Comprehensive Plan policies are discussed under Section V.,
below. Section 16.02.080 requires that all development adhere to all applicable regional, State
and Federal regulations. Applicable regional regulations are discussed under Section VI. and
applicable State regulations are discussed under Section VII.

1. The proposed amendment is consistent with the goals and policies of the Comprehensive
Plan and the Transportation System Plan.

Staff Analysis: This is discussed in detail below under Section V.

FINDING: The proposed amendment is not consistent with all of the goals and policies in the
Comprehensive Plan and they are discussed further within this report.

2. There is an existing and demonstrable need for the particular uses and zoning proposed,
taking into account the importance of such uses to the economy of the City, the existing
market demand for any goods or services which such uses will provide, the presence or
absence and location of other such uses or similar uses in the area, and the general public
good.

Staff Analysis: The applicant proposes to amend the Comprehensive Plan and Zoning Map
designation from GC to MDRL. The proposed zoning allows for single, two-family and
manufactured residential dwelling units with a density of 5.6 to 8 dwelling units per acre. The
proposed zoning designation is a typical zoning designation within the City. If the rezone is
approved, the property will yield between 7-13 dwelling units based on density calculations.

Parkway Court Zone Change and Plan Amendment Page 5 of 16
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EcoNorthwest completed a Housing Needs Analysis (HNA) for Sherwood in June of 2015 showing
approximately 96 vacant acres of residentially zoned property in the City, with 14 vacant acres
zoned MDRL. There are an additional 52 acres of developable MDRL land available within the
City’s Urban Growth Boundary (UGB), which primarily includes properties within the Brookman
area. The following table shows the residential zoning and the vacant acres per zone.

Table 1. Inventory of suitable buildable residential land, gross acres, Sherwood
city limits and areas within the UGB, 2014

Gross Percent of
Zone Acres Total
Land within City Limits
Very Low Density Residential (VLDR) 24 14%
Very Low Density Residential Planned Unit Development (VLDR-PUD) 1 1%
Low Density Residential (LDR) 22 13%
Medium Density Residential-Low (MDRL) 14 8%
Medium Density Residential-High (MDRH) 21 12%
High Density Residential (HDR) 14 8%
Subtotal 96 55%
Brookman and Other Unincorporated Areas
Very Low Density Residential (VLDR) 1 1%
Medium Density Residential-Low (MDRL) 52 30%
Medium Density Residential-High (MDRH) 8 4%
Medium Density Residential- Low/High* (MDRL/H) 15 8%
High Density Residential (HDR) 3 2%
Subtotal 79 45%
Total 175 100%

The HNA forecasted the housing need for Sherwood for the next twenty years and compared
that demand to the available vacant land within the City limits and UGB limits. Table 2. below,
shows that there is not a demand for MDRL land if the Brookman area became immediately
available for development. Since the Brookman area is not available for development because it
has not been annexed into the city limits, more MDRL sites are needed within the city limits. In
fact, the report shows that all types of residential land is needed in order to keep up with
demand with the exception of property zoned Very Low Density Residential (VLDR).

Table 2. Comparison of capacity of existing residential land with demand for new dwelling
units, dwelling units, Sherwood planning area, 2015-2035

Capacity Capacity
(Needed Housing minus
Zone Densities) Demand Demand
Very Low Density Residential 76 74 2
Low Density Residential 144 141 3
Medium Density Residential-Low 416 416 0
Medium Density Residential-High 318 360 42
High Density Residential 327 351 -24
Total 1,281 1,342 -61

Specific conclusions found in applicant’s Economic Analysis (EA) indicate that the site provides
appropriate flexibility for housing type because of its proximity to other residential development

Parkway Court Zone Change and Plan Amendment Page 6 of 16
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and proximate access to Highway 99W and the amenities along the roadway. The site is
currently zoned GC with four individual vacant properties ranging in size from .23 to .5 acres.
There are currently 14.62 acres of vacant GC land within the City, including this site. An
additional 21.52 acres are underdeveloped for GC use. The following table identifies the vacant
and underdeveloped commercial properties and their zoning designation.

Table 3. Current Commercial Zoning Comparison (2015)

Partially
Developed o, Undeveloped | Total
Neighborhood Commercial 1.03 0.00 3.00 4.03
(NC)
27.18
Office Commercial (OC) 6.90 0.00 20.28
86.77
22.1 47.52 17.07
Retail Commercial (RC) 8 > 0
General Commercial (GC) 28.29 21.52 14.62 66.58
Light Industrial-Planned Unit 45.80
Development (LI-PUD) 19.80 0.00 26.00
65.12 78.79 86.45 230.36
Total

The Sherwood Economic Development Strategy (EDS: 2006) conducted a commercial land
demand analysis. The 2006 analysis showed approximately 175 acres of existing commercial land
in the City. Since then, annexation, rezones and part of the Langer PUD property developing as
commercial ultimately increased the amount of commercially zoned or developed property
within the City. Specifically, the Langer PUD Phase 7 area east of Langer Farms Parkway and
south of Tualatin Sherwood Road is zoned PUD-LI. At the time of that approval, it was confirmed
that GC uses including commercial, retail, and service uses not otherwise not permitted in the LI
zone, were permitted in the LI-PUD zone. This has been grandfathered in for these properties
and should be taken into account when determining the commercially available land supply.
With these changes, there are now approximately 230 acres of commercial property with the
City as the table indicates.

The EDS went on to evaluate the future commercial land need within the City in the next 20
years. It indicated that the commercial land demand in Sherwood is expected to range from 15
acres in the low growth forecast to 40 acres under the medium growth forecast and up to 106
acres for the high growth forecast. (See Table 18A. of the EDS and marked as Exhibit D) The
amount of required commercial land area ranges from 27 acres in the medium growth scenario
to 93 acres in the high growth scenario. Since just over 55 acres have been added to the
commercial supply since the date of that report, there is an adequate supply of commercial land
available to satisfy a medium-to-medium-high growth forecast scenario as outlined in the EDS.

The EDS conducted in 2006 identified an overall jobs/ housing imbalance in the. Sherwood is
“housing rich and jobs poor” compared with the rest of Washington County. The jobs -to-
population ratio is .30 in Sherwood compared to .40 for Washington County as a whole. The EDS
found the employment levels for Sherwood to range from 3,992 to 4,315 jobs and nearly 85% of
the workers who live in Sherwood, work outside of the City limits.

Parkway Court Zone Change and Plan Amendment Page 7 of 16
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Rezoning properties to residential from commercial to meet the immediate residential demand
exacerbates the identified jobs imbalance. However, due to the size of the subject parcels it
would have a limited impact on the both the immediate need for residential or commercial land
within the city limits.

FINDING: Based on the above analysis, the applicant meets this criterion.

3. The proposed amendment is timely, considering the pattern of development in the area,
surrounding land uses, any changes which may have occurred in the neighborhood or
community to warrant the proposed amendment, and the availability of utilities and services
to serve all potential uses in the proposed zoning district.

Staff Analysis: As discussed above there is immediate short-term need for residential land within
the City limits. The proposed amendment is timely as there is a very limited supply of vacant
residential properties available within the City’s existing boundary.

Like the rest of the country, the City is coming out of the Great Recession where little new
development occurred both in the residential and commercial markets. The housing market has
rebounded in Sherwood. For example, the property directly to the south of this site on SW
Parkway Court received land use approval in 2014 for a three-lot partition with one of the
properties constructed and sold this year. The other residential lots with the Parkway Court
subdivision have also been sold over the past few years as the housing market improved.

The lack of available housing supply and the available vacant commercial supply within the City
limits while not dispositive can be seen as an indicator of availability and timing for the proposed
rezone. The nearby commercial property across the street to the northeast on SW Meinecke has
been vacant since the intersection was reconfigured in 2002.

Across Highway 99W north on SW Meinecke Parkway, there are four developed and developing
properties. Two of the sites are zoned GC and developed with three office buildings. One of the
office buildings remains partially vacant but the other building; Pacific Family Dental is at
capacity and plans to expand. (Pacific Dental Expansion, MMSP 15-09). Two other properties
have been zoned HDR in the area and the 65 unit subdivision on one of the sites is under
construction. This will add activity to this corner property. The pattern of recent development in
the area is indicating that there is new activity nearby in both residential and commercial
development.

Public infrastructure is available and utilities are able to be constructed to serve the site with the
extension within SW Parkway Ct. Earlier development conditions have been placed on the
property to improve the frontage along Highway 99W. The applicant has addressed the
transportation system with the analysis conducted in their submitted traffic analysis to ensure
consistency with the Transportation Planning Rule. Based on that analysis and confirmed by the
City’s Engineering Department, the existing system can serve lower residential density
development on this property should the rezone be approved.
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FINDING: Based on the above discussion, the applicant meets this criterion.

4. Other lands in the City already zoned for the proposed uses are either unavailable or
unsuitable for immediate development due to location, size or other factors.

Staff Analysis: As discussed above there is a need for all types of residentially zoned property
within our city limits with the exception of VLDR. There are 15 properties zoned MDRL available
for development. Only two of the properties are larger than the subject site and are located
within the Area 59 Concept Plan area.

On the other hand, the subject site is one of several commercially zoned properties along Pacific
Highway currently vacant or under developed. According to the applicant, the site has been
marketed since 2009 as both a large development and as a four-lot commercial development
with no success. (See applicant’s flyer, Exhibit E) The applicant received land use approval for a
commercial development in 2009, but that project fell through and the approval has since
expired. Based on his professional experience as a realtor and property developer, the applicant
believes that MDRL is the most appropriate zoning because of the irregular shape and size of the
parcels along with the easements that limit the development potential.

The site has great visibility in both directions on Highway 99W, but no direct access. Some of the
other vacant commercial properties have direct access onto Highway 99W from one direction
and remain vacant as well, including property zoned residential. Most of the remaining vacant
sites along or near 99W have challenges to development. Over the years, access has been limited
on 99W and residential development continues to grow in the area. As discussed in the
applicant’s narrative, other commercial areas in the City have flourished recently where the
commercial area of Highway 99W continues to lag behind despite the over 39,000 average daily
trips on 99W and new homes built in the nearby neighborhoods. Rezoning this property to
residential, adjacent to the City’s busiest roadway coupled with the limited availability of
residential vacant land could continue the domino effect on 99W and turn many of the other
commercially zoned properties to look to residential use.

FINDING: Based on the applicant’s analysis and above discussion, staff finds that this standard is
satisfied.

C. Transportation Planning Rule Consistency

The applicant shall demonstrate consistency with the Transportation Planning Rule, specifically
by addressing whether the proposed amendment creates a significant effect on the
transportation system pursuant to OAR 660-012-0060. If required, a Traffic Impact Analysis
(TIA) shall be prepared pursuant to Section 16.106.080.

The applicant has provided a transportation impacts analysis (TIA) that addressed the TPR
consistency. The City’s Engineering Department has reviewed the materials and determined that
the rezone would have less impact on the transportation facilities than a commercial use.
Highway 99W is considered a principal arterial, SW Meinecke is a collector. Because the traffic
generated from this development will be less than expected from a property zoned GC, no
significant changes can be shown that are inconsistent with the functional classification of a
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transportation facility or that reduce the level of service of the facility below the minimum
identified on the Transportation System Plan.

FINDING: Based on the above discussion the application is consistent with the Transportation
Planning Rule.

V. APPLICABLE COMPREHENSIVE PLAN POLICIES
The applicable portions of the Comprehensive Plan include Chapter 3, Growth Management,
Chapter 4, Land Use, Section E — Residential; and Section H -Economic Development, Section | -
Commercial

Chapter 3, Growth Management

Policy 1: To adopt and implement a growth management policy, which will accommodate growth
consistent with growth limits, desired population densities, land carrying capacity, environmental
quality and livability.

Staff Analysis: The property is located within the City limits and within the urban growth boundary.
Adjacent properties have urban facilities such as adequate roadways, water, sanitary sewer and
pedestrian connections. Due to the small size of the subject properties’ size, rezoning this property
to residential will have limited impact on the housing need within the area, densities, and land
carrying capacity. Since some of the improvements have been made to the site, the environmental
quality is not impacted by this development.

The intent of the GC zone is to provide opportunities for commercial uses, which require larger
parcels of land, and or uses that involve products or activities that require special attention to
environmental impacts as per Division VIII. The site was zoned GC due to its proximity to Highway
99W, one of the City’s busiest roadways. Properties to the north along 99W are also a mix of retail-
commercial, general commercial, office commercial and high density residential. Properties to the
south on 99W are more diverse with both medium and low-density residential uses and other
commercially zoned properties. There are no properties zoned MDRL on Highway 99W and no
properties are zoned residential at the signalized intersections with the exception of the Elks and
YMCA properties at the SW Sunset/99W intersection.

It is questionable that the rezone would be consistent with the city’s livability standards. Some of
our recent concept planning activities indicate the community’s desire for walkable neighborhoods
where people can access goods and services within a quarter mile radius of home. This site is also
adjacent to the future Cedar Creek Trail and the site will be accessible to people out walking or
biking in the community. Other commercial uses across the street on SW Alexander Ln. include a
restaurant, hair salon and an office building. With the right use for this site, a commercial property
may be viable, add to the vibrancy of this corner and thus improve livability for the neighborhood.

The applicant has platted all of the lots surrounding this development with the exception of a three-
lot parcel south of this development and developed the property access arrangement as it exists
today. Currently, at least seven homes access Parkway Court with a series of shared drives and flag
lots. If approved, an additional 5-13 home may access the cul-de sac in this same way due to the
access restrictions to 99W and SW Meinecke.
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The growth management policy must accommodate growth consistent with growth limits, desired
population densities, land carrying capacity, environmental quality and livability. Livability and
desired population densities are implemented through the existing zoning map designations and
allowed land uses for each zoning designation. Due to the subjective nature of livability and desired
population densities, any proposed changes to the zoning categories are evaluated by the decision-
making authority and founded on their understanding of the community’s needs and desires.

FINDING: Based on the above discussion, the applicant has provided adequate information for the
decision-making authority to make a finding that the requirements of this policy have been met.

Chapter 4, Section E - Residential Land Use

Policy 1 Residential areas will be developed in a manner which will insure that the integrity of
the community is preserved and strengthened.

Policy 2 The City will insure that an adequate distribution of housing styles and tenures are
available.

Policy 3 The City will insure the availability of affordable housing and locational choice for all
income groups.

Policy 4 The City shall provide housing and special care opportunities for the elderly,
disadvantaged and children.

Policy 5 The City shall encourage government assisted housing for low to moderate income
families.

Policy 6 The City will create, designate and administer five residential zones specifying the
purpose and standards of each consistent with the need for a balance in housing densities,
styles, prices and tenures.

Staff Analysis: The applicant proposes a residential use at the intersection of a highway and
collector. As discussed above, there is limited land available for housing in general within the City
but an abundance of existing residential property already zoned MDRL. The applicant has
identified an intention to bring a similar housing type that exists already near SW Parkway Court.

The policies identified above seek to encourage and balance a variety of housing types. By
approving this zone change to MDRL, it does not address the issues of affordable and diverse
housing types identified in the policies above. As discussed earlier, there is an immediate need
for residential property zoned HDR or MDRH that could provide affordable options to many of
our low and moderate income families. The location along Highway 99W is also not conducive to
single-family detached dwelling units without adequate noise buffering in place.

FINDING: Based on the above analysis, the applicant does not appear to meet the
Comprehensive Plan policies with the proposed MDRL proposed zoning type.
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Chapter 4 H. ECONOMIC DEVELOPMENT POLICIES AND STRATEGIES

Policy 5 The City will seek to diversify and expand commercial and industrial development in order
to provide nearby job opportunities, and expand the tax base.
Strategy:
e The City will encourage the revitalization of the Old Town Commercial area by
implementation of 1983’s “Old Town Revitalization Plan” and the Old Town Overlay Zone.
e The City will encourage the development of light industrial and office parks.
¢ The City will seek to attract industries that are labor and capital intensive.
¢ The City will seek to attract “target” industries which will expand industrial sectors
inadequately represented in the urban area in order to diversify and stabilize the local
economy.
Staff Analysis: This economic development strategy seeks to expand commercial and industrial
development to add job opportunities within the community. If the parcels are changed from
commercial to residential, it must be determined whether this could negatively affect these
comprehensive policies and strategies. The policy identified five strategies or areas where the City
should encourage growth. The strategies did not specifically include the subject property as an
identified area that would benefit from the City’s efforts. It is not part of the Old Town commercial
area, it is not part of an industrial or office park area, and the current zoning would preclude
industrial development.

FINDING: Based on this discussion, the zone change and text amendment would not hinder
these economic development policies and strategies.

I. Commercial Land Use
Policy 1 Commercial activities will be located so as to most conveniently service customers.

Staff Analysis: The property is centrally located in Sherwood, visible at the intersection of Highway
99W and SW Meinecke. The constraints to direct access have been discussed earlier. There is a
degree of inconvenience for drivers coming north on SW Meinecke to access the site directly.
Additionally, drivers on Highway 99W southbound have to turn left at the signal to access the site,
but drivers heading north on Highway 99W must turn right at a dedicated deceleration lane to
access the site, which is very close to direct access to Highway 99W. It would deter very few vehicles
from entering the site from 99W. In fact, the applicant’s traffic study shows that as a commercial
site, there would be approximately 1,478 weekday trips to the site if used as a shopping center and
fast food restaurant and 90 % of the vehicle trips occurring from Highway 99W.

The applicant designed the cul-de sac for both commercial and residential uses and developed the
property with that intention. There are many permitted uses within the commercial zone that could
provide convenient services for the neighborhood. The site is centrally located within the City as well
as along the central travel corridor of Highway 99W.

FINDING: The applicant has not shown that this is not a convenient location to provide services
to the neighborhood and has therefore not met this criterion.
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Policy 2 -Commercial Uses will be developed so as to compliment rather than detract from
adjoining uses.

Staff Analysis: The houses are set back from Parkway Court with either long drives or frontages on
SW Meinecke or SW Dewey. The commercial property could be devised to provide a buffer from
highway noise and odor to compliment rather than detract from the adjoining uses. Many
residential properties in Sherwood are adjacent to commercial uses. The properties in Old Town are
a good example of how the commercial uses compliment rather than detract from adjoining uses.
The applicant has not shown that commercial property could not be compatible within this
particular development, especially as the subject property is located adjacent to a highway, a typical
location for commercial uses and further identified in the City’s Comprehensive Policy 3 below.

FINDING: The applicant has not shown that this commercial use does not complement rather
than detract from adjoining uses and has therefore not met this criterion.

Policy 3- Highway 99W is an appropriate location for commercial development at the highway’s
intersections with City Arterials and major collector roadways.

Staff Analysis: The applicant’s property is located on Highway 99W and at the intersection of one of
the City’s collectors, SW Meinecke. Despite the applicant’s attempts to describe the intersection as
unsuitable for commercial development, the policy directly contradicts this assertion. Granted this
area has been slower to develop recently than other parts of the City like Old Town and Six Corners.
However, new residential development is occurring nearby as well as new commercial development
likely across the street. There will soon be more people to provide goods and services, increasing the
need for accessible commercial services. Staff is not satisfied that there has been enough analysis
provided by the applicant to show that enough time has elapsed for the market to recover before
giving up on this property as a viable commercial site.

FINDING: The applicant has not shown that Highway 99W is not a good location for commercial
uses at the highways intersections with City Arterials and major collector roadways.

APPLICABLE REGIONAL (METRO) STANDARDS

Staff Analysis: The only applicable Urban Growth Management Functional Plan criteria are found in
Title 1 — Housing. The City of Sherwood is currently in compliance with the Functional Plan and any
amendment to the Sherwood Plan & Zone Map must show that the community continues to comply.
Table 3.01-7 of this Title indicates that Sherwood’s dwelling unit capacity is 5,216 and the job
capacity is 9,518.

FINDING: Based on staff’s analysis, the proposed zone change is consistent with the Metro
Functional Plan criteria and the City would continue to be in compliance if the zone change is
approved.

APPLICABLE STATE STANDARDS

The applicable Statewide Planning Goals include: Goal 1, 2, 9, and Goal 10.
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Goal 1 (Citizen Involvement)

Staff Analysis: Staff utilized the public notice requirements of the Code to notify the public of
this proposed plan amendment. The City’s public notice requirements have been found to
comply with Goal 1 and, therefore, this proposal meets Goal 1. A neighborhood meeting was
held on prior to the applicant’s submittal to the City. The application is being discussed and
decided after a public hearing.

FINDING: Based on the above discussion, the applicant satisfies this planning goal.
Goal 2 (Land Use Planning)

FINDING: The proposed amendment, as demonstrated in this report is processed in compliance
with the local, regional and state requirements.

Goal 3 (Agricultural Lands)

Goal 4 (Forest Lands)

Goal 5 (Natural Resources, Scenic and Historic Areas and Open Spaces)
Goal 6 (Air, Water and Land Resources Quality)

Goal 7 (Areas Subject to Natural Hazards)

Goal 8 (Recreational Needs)

FINDING: The Statewide Planning Goals 3-8 do not specifically apply to this proposed plan
amendment; however, the proposal does not conflict with the stated goals.

Goal 9 (Economic Development)

Staff Analysis: The proposal will change the zoning from GC to MDRL. The applicant intends to
provide single-family homes to Sherwood. The applicant provided an Economic Analysis that
illustrated the current and future development trends for the urban area over the next twenty-
year planning horizon. The applicant’s information showed that the population would increase in
Sherwood and there would a need for residential land. The applicant’s materials indicated that
the economy would grow in the Portland metro area and people needed places to live and would
choose Sherwood. The materials did not show why the City had too much commercial land to
serve the new residential neighborhoods and why this particular property should be rezoned to a
residential zone. If we followed this analysis, all vacant property regardless of zoning designation
should be rezoned to residential to fit the immediate housing demand at the housing type
designation that was preferred single family detached dwelling units.

Statewide Planning Goal 9 is implemented by the comprehensive plan and in the Metro region
by OAR 660-009. A city must apply Goal 9 administrative rules to post acknowledgment plan
amendments for changes to the designation of employment land to non-employment land if the
site is over two acres, and address all applicable planning requirements. In this case, the rezone
request is for land that is under 2 acres in size and therefore, Goal 9 is not applicable.
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FINDING: Based on the above discussion, Goal 9 does not apply to this rezone, but the applicant
must meet local economic development goals identified in the economic development strategy
as discussed earlier within this report.

Goal 10 (Housing)

Staff Analysis: This goal specifies that each city must plan for and accommodate needed housing
types, such as multifamily and manufactured housing. It requires each city to inventory its
buildable residential lands, project future needs for such lands, and plan and zone enough
buildable land to meet those needs. It also prohibits local plans from discriminating against
needed housing types. Due to the size of the parcels under review, any zone change would have
limited effect on the City’s overall housing inventory.

The applicant proposes MDRL, the most common housing type and zoning designation for
Sherwood. The applicant’s EA shows that the remaining 14 acres of MDRL provide a four-year
supply of MDRL zoned property if 60% of the new households require detached single-family
housing. The recent HNA indicated a greater need for more vacant land zoned MDRH and

HDR for multi-family and higher density housing. Since GC allows for HDR development as a
secondary use, keeping the GC provides an alternative housing type that would help fulfill the
immediate housing need for higher density housing within the City. Zoning the property at MDRL
does not achieve the goal of providing a mix of densities and housing types that Goal 10 requires.
The applicant discusses that perhaps the site can accommodate accessory dwelling units or
duplexes in order to accommodate a variety of housing types. However, this would not
necessarily be a requirement within that zone, nor would it achieve higher density within the
City boundaries.

Statewide Planning Goal 10 is implemented by the comprehensive plan and in the Metro region
by OAR 660-007 (Metropolitan Housing). OAR 660-007 provides density standards and
methodology for land need and supply comparisons. Metro Title 1 responds to the requirements
of the Metropolitan Housing Rule. By complying with Metro Title 1, Sherwood complies with
OAR 660-007 as well as Statewide Planning Goal 10.

FINDING: Based on the analysis as discussed above, the City provides for the housing needs of
the citizens with a variety of housing types. The applicant’s proposal requests a residential zone
that meets the Goal.

Goal 11 (Public Facilities and Services
Goal 12 (Transportation)

FINDING: As discussed earlier in this report, the proposed amendment is consistent with the
“Transportation Planning Rule” which implements Goal 12.

Goal 13 (Energy Conservation)

Goal 14 (Urbanization)

Goal 15 (Willamette River Greenway)
Goal 16 (Estuarine Resources)
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| 17 (Coastal Shorelands)
| 18 (Beaches and Dunes)
| 19 (Ocean Resources)

FINDING: The Statewide Planning Goals 13-19 do not specifically apply to this proposed plan
amendment; however, the proposal does not conflict with the stated goals.

Staff recommendation on the Plan Amendment:
Based on the analysis above, the applicant meets certain criteria by identifying an immediate short-
term general need for residential land within the City limits. In addition, findings can be made that
the proposed amendment is timely as there is a very limited supply of vacant residential properties
available within the City’s existing boundary. However, the applicant has not shown that MDRL is the
best residential zoning designation based on the immediate housing need. The applicant has not met
certain criteria found within our comprehensive plan concerning economic development policies and
strategies. The applicant has not shown that the commercial use is not convenient and
complementary to adjoining uses and that the location on Highway 99W is not suitable for
commercial development at the highway’s intersections with City arterials and major collector
roadways. Therefore, STAFF recommends denial of the application for a zone change for Parkway
Court PA 15-05.

VIII.

ATTACHMENTS

Applicant’s submittal packet

ODOT’s Comments dated

Engineering Comments

Table 18A. of the Economic Development Strategy: 2006
Applicant’s supplemental material: Marketing Flyer

moowp»
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Isenhart Consulting, LLC

SW Parkway Court Zone Change

APPLICANT/OWNER: Joe Broadhurst
28440 SW Ladd Hill Road
Sherwood, OR 97140

APPLICANT’'S
REPRESENTATIVE: Danelle Isenhart, AICP
Isenhart Consulting, LLC
P.O. Box 2364
Beaverton, Oregon 97075
REQUEST: Zone Change from GC TO MDRL
SITE LEGAL
DESCRIPTION: Tax Lots 8000, 8100, and 8200; Tax Map 2S1
31AB
Tax Lot 8200; Tax Map 251 31BA
Sherwood, Oregon
SIZE: +/- 1.0 acre

Rﬁmﬂrw

Exhibit A
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Isenhart Consuiting, LLC

List of Exhibits

Land Use Application Form & Checklist

Findings for Re-Zone/Map Amendment

Needs Analysis Report

Tax Maps

Deed/Preliminary Title Report

CWS Service Provider Letter

Pre-Application Notes

Neighborhood Meeting Information

Plans

Traffic Report Memo
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Case No. PA i1S-05

:?al e
;=> Receipt # 30
Date _Y-27-(5

lty of ’ TYPE
herwood ——

Oregon City of Sherwood

Home of the Tualatin River National Wildlife Refuge - - -
Application for Land Use Action
Type of Land Use Action Requested: (check all that apply)

[CJAnnexation []Conditional Use

X]Plan Amendment (Proposed Zone MDRL ) [] Partition (# of lots )
[[Jvariance(list standard(s) to be varied in description [CJSubdivision (# of lots )
[ISite Plan (Sq. footage of building and parking area) [CJother:

[IPlanned Unit Development

By submitting this form the Owner, or Owner’s authorized agent/ representative, acknowledges
and agrees that City of Sherwood employees, and appointed or elected City Officials, have
authority to enter the project site at all reasonable times for the purpose of inspecting project
site conditions and gathering information related specifically to the project site.

Note: See City of Sherwood current Fee Schedule, which includes the “Publication/Distribution of
Notice” fee, at www.sherwoodoregon.gov. Click on Departments/Planning/Fee Schedule.

Owner/Applicant Information:

Applicant:_Joe Broadhurst Phone: 503-625-4653
Applicant Address: 28440 SW Ladd Hill Road, Sherwood, OR 97140 Epygjl: jbroadhrst@aol.com
Owner: Joseph and Mara Broadhurst Phone: 503-625-4653
Owner Address: Same as Applicant Email:

Contact for Additional Information: Danelle Isenhart, Isenhart Consulting, LLC, P.O. Box 2364, Beaverton,
Oregon 97075, 503-880-4979, danelle@isenhartconsulting.com

Property Information:

Street Location: Vacant corner of SW Parkway Court and SW Meinecke Parkway
Tax Lot and Map No: _8000, 8100 and 8200 of 2S1 31AB and 8200 of 251 31BA
Existing Structures/Use: _Vacant

Existing Plan/Zone Designation: _GC

Size of Property(ies) +/-1.0 acre

Proposed Action:
Purpose and Description of Proposed Action: _Zone change from General Commercial to

MDR-L.

Proposed Use: Future subdivision for single-family dwellings

Proposed No. of Phases (one year each): _One

79
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LAND USE APPLICATION FORM

Authorizing Signatures:

I am the owner/authorized agent of the owner empowered to submit this application and affirm
that the information submitted with this application is correct to the best of my knowledge.

I further acknowledge that I have read the applicable standards for review of the land use action I
am requestmg and understand that I must demonstrate to the City review authorities compliance

The following materials must be submitted with your application or it will not
be accepted at the counter. Once taken at the counter, the City has up to 30 days
to review the materials submitted to determine if we have everything we need to
complete the review.

X] 3 * copies of Application Form completely filled out and signed by the property owner (or
person with authority to make decisions on the property.

Copy of Deed to verify ownership, easements, etc.

At least 3 * folded sets of plans

At least 3 * sets of narrative addressing application criteria

Fee (along with calculations utilized to determine fee if applicable)

Neighborhood Meeting Verification including affidavit, sign-in sheet and meeting summary
(required for Type III, IV and V projects)

Signed checklist verifying submittal includes specific materials necessary for the application
process

* Note that the required numbers of copies identified on the checklist are required for
completeness; however, upon initial submittal applicants are encouraged to submit only 3 copies
for completeness review. Prior to completeness, the required number of copies identified on the
checklist and one full electronic copy will be required to be submitted.
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October 6, 2015

APPLICANT'S STATEMENT

APPLICANT/OWNER: Joe Broadhurst
28440 SW Ladd Hill Road
Sherwood, OR 97140

APPLICANT’'S

REPRESENTATIVE: Danelle Isenhart, AICP
Isenhart Consulting, LLC
P.O. Box 2364
Beaverton, Oregon 97075

REQUEST: Zone Change from GC to MDRL

SITE LEGAL

DESCRIPTION: Tax Lots 8000, 8100, and 8200; Tax Map 251 31AB
Tax Lot 8200; Tax Map 2S1 31BA
Sherwood, Oregon

ADDRESS: Vacant property at corner of SW Parkway Court and SW
Meinecke Parkway

SIZE: +/- 1.0 acre

LAND- USE DISTRICT: GC

SW Parkway Court Zone Change
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I. APPLICABLE REGULATIONS
A. City of Sherwood Comprehensive Plan II
Chapter 2 Planning Process
Chapter 3 Growth Management
Chapter 4 Land Use
Chapter 5 Environmental Resources
Chapter 7 Community Facilities and Services
B. City of Sherwood Municipal Code Title 16: Zoning and Community
Development Code
Chapter 16.70 General Provisions
Chapter 16.80 Plan Amendments
Chapter 16.106 Transportation Facilities
C. Metro Urban Growth Management Functional Plan
Title 1 Housing Capacity
Title 2 Water Quality and Flood Management
D. Statewide Planning Goals
Goal 1 Citizen Involvement
Goal 2 Land Use Planning
Goal 3 Agricultural Lands
Goal 4 Forest Lands
Goal 5 Open Space, Scenic and Historic Ares, and Natural
Resources
Goal 6 Air, Water and Land Resources Quality
Goal 7 Areas Subject to Natural Disasters and Hazards
Goal 8 Recreational Needs
Goal 9 Economic Development
Goal 10 Housing
Goal 11 Public Facilities and Services
Goal 12 Transportation
Goal 13 Energy Conservation
Goal 14 Urbanization

II. BACKGROUND:

The applicant is requesting a comprehensive plan map amendment and zone change for the
subject site located at 2S1 31AB, Tax Lots 8000, 8100 and 8200 and 2S1 31BA, Tax Lot
8200 from General Commercial to Medium Density Residential Low (MDRL). This application
is for the comprehensive plan amendment and zone change. A separate application will be
submitted for a single-family subdivision and associated improvements. Sherwood zoning
and community development code, Comprehensive Plan, Metro plans, transportation
planning rule and the Oregon Statewide Planning Goals are addressed within this narrative.
As a Type V process, this application will include a public hearing before the Planning
Commission. As required by Sherwood code, this review includes a public notice and
neighborhood meeting, which was held on June 4, 2105. A copy of the noticing and
meeting materials are included with this narrative under Exhibit 8.

SW Parkway Court Zone Change
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Comprehensive Plan and Zoning Map Amendment

The site is currently designated Commercial on the City’s Comprehensive Plan and is zone
for commercial development. The applicant is proposing to redesignate and rezone the site
for residential development. The applicant has examined the needs of the community and
has determined the need for additional residential zoning to meet the community’s needs.
A detailed analysis has been prepared in support of this application request and is attached
as Exhibit 3.

Surrounding Uses

To the north of the site is Highway 99W and across from the highway properties are zoned
commercial. To the east the properties are commercial and residential. To the south and
west the properties are residential.

III. FINDINGS
A. CITY OF SHERWOOD COMPREHENSIVE PLAN 11

The applicable Sherwood Comprehensive Plan Policies and Goals are set forth below along
with findings in support of the Comprehensive Plan Map Amendment - Zone Change.

CHAPTER 2 - PLANNING PROCESS
COMMENT:

Chapter 2 of the Sherwood Comprehensive Plan highlights citizen involvement, agency
involvement, the plan development process, plan interpretation and plan amendments. As
previously stated, a neighborhood meeting was completed for this application on June 4,
2015. Service providers from agencies outside of Sherwood have been contacted regarding
this proposal. The Sherwood City Council will have final decision-making authority in this
Comprehensive Plan Map Amendment and Zone Change.

CHAPTER 3 - GROWTH MANAGEMENT
Policy 1 - The City will periodically review and propose to Metro appropriate
revisions to the Urban Growth Boundary (UGB) in conformance with the Metro
2040 Growth Concept Plan and the need to accommodate urban growth to the
year 2017.

COMMENT:

This application does not propose any changes to the UGB. The proposed Comprehensive

Plan Map Amendment and Zone Change from commercial to residential are in conformance

with the Metro 2040 Growth Concept Plan.

CHAPTER 4 - LAND USE

E. Residential Land Use

Policy 1- Residential areas will be developed in a manner which will insure that
the integrity of the community is preserved and strengthened.

SW Parkway Court Zone Change

Page 3 of 24 83



Plannning Commission Meeting
December 8, 2015

COMMENT:

The proposed Comprehensive Plan Map Amendment and Zone Change would enable the site
to be developed at a density that will take advantage of existing infrastructure and other
amenities, addressing one of the strategies related to this policy and addressing the City’s
need to provide residential development as detailed in Exhibit 3.

The immediate community adjacent to this proposed rezone is single-family detached
homes priced in the $300,000s. This property shares a cul-de-sac, SW Parkway Court, with
those homes. The broader community in this corridor of Sherwood is residential with a high
volume of pedestrian, bike, skateboard, stroller and runner traffic. The improvements to
99W that this property will provide would enhance this pedestrian connectivity with public
safety. With the new housing development in this cul-de-sac, street parking was allowed on
that side. This results in narrowing the access to SW Parkway Court. This area would
benefit from no commercial traffic impact from this property. There is Class A office space
across 99W that has been vacant for years. This property was marketed for professional
medical and dental buildings, but due to poor access, limited shared parking and high cost
of 99W improvements, these uses as well as other small business or office use was deemed
infeasible. Across SW Meinecke, there is commercial land available and also developed
commercial. Lately, the main interest in this property has been for a bar (like across the
street) or marijuana dispensary. This property’s use was recently switched to light industrial
zone from general commercial. These uses are not compatible with the residential nature of
the cul-de-sac. The best use of this land would be to redevelop this site and rezone it to
residential. The street and sidewalk improvements on SW Meinecke have already been built
by this property and oversized utilities installed. The additional 600 feet of highway frontage
can be feasible with a residential development due to the higher residential land value
presenting a viable path for this one acre property to absorb the disproportionate costs of
development compared to other properties.

Policy 2- The City will insure that an adequate distribution of housing styles
and tenures are available.

COMMENT:

To the south and east of the site includes single-family homes on lots 5,000 to 7,000 square
feet. The Comprehensive Plan Map Amendment and Zone Change would provide another
housing option for existing and future residents of Sherwood while increasing density in
meeting the stated goal of maintaining a minimum overall density of six dwelling units per
acre. As noted above, this request will provide the City the opportunity to provide
additional housing land. The proposed development will allow for single-family detached
dwellings.

This proposed rezone to MDRL while maintaining large lot sizes promotes the availability of
a variety of housing styles unavailable elsewhere in Sherwood. The three 10,000 square
foot existing lots already have oversized utilities which can accommodate duplexes with two
car garages or single family homes with accessory dwellings and building packages to
accommodate single story ranch style homes. Due to driveway access restrictions of three
off of a street, the irregular shape and easements, the three 10,000 square foot lots will
remain. The other 21,000 square foot lot could be partitioned into either 2 duplex lots, a
duplex and single family detached lot, or three single family lots. Recent new homes are
being built on this cul-de-sac and sold promptly, evidencing this location as desirable
residential land of comparable property values to the neighborhood. At least one new home
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has become a rental, and tenure availability would be encouraged with duplexes or
accessory dwelling units which could be rented.

Policy 3- The City will insure the availability of affordable housing and
locational choice for all income groups.

COMMENT:

Taking into account the characteristics of Sherwood, with higher income levels and demand
for Sherwood’s amenities, these large lots in a desirable close-in location would be able to
serve a broad scope of demographic trends. Adding infill lots like these to the residential
inventory that are available for immediate development keeps supply and demand more
steady and affordable.

Policy 4- The City shall provide housing and special care opportunities for the
elderly, disadvantaged and children.

COMMENT:

This proposed rezone provides housing opportunities for the elderly with either Accessory
Dwelling Units for caretakers, extended families or additional rental income. Single story
ranch style building styles could be built. If duplexes, there would be more affordable rental
opportunities to downsize. The close-in location would benefit any special needs and
children who would be near schools.

Policy 5- The City shall encourage government assisted housing for low to
moderate incomes.

COMMENT:
Government assisted housing can occur in any residential zoning.

Policy 6- The City will create, designate and administer five residential zones
specifying the purpose and standards of each consistent with the need for a
balance in housing densities, styles, prices, and tenures.

COMMENT:

This rezone to MDRL makes the best use of the purpose and standards of that zoning by
providing the greatest variety and unique diversity of housing unavailable elsewhere in
Sherwood.

I. Commercial Land Use

Policy 1- Commercial activities will be located so as to most conveniently
service customers.

COMMENT:

There is no direct access to the subject site off Highway 99 or left turn in from SW
Meinecke; therefore, service is not convenient to customers from this location. Having to
cross over Highway 99 and back again to reach this property from Sherwood is highly
undesirable for any commercial activity or center even though it is near major roadways.
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Commercial activity is not compatible with the close proximity and shared cul-de-sac of the
existing residential neighborhood, and it would strain public safety and parking. This
property is irregular in shape and has challenging commercial building issues with limiting
easements and setbacks.

Policy 2- Commercial uses will be developed so as to compliment rather than
detract from adjoining uses.

COMMENT:

The adjoining uses are single-family detached homes. The commercial zoning could
negatively impact this residential use with increased traffic and safety risks while MDRL
zoning would enhance the livability of the neighborhood.

Policy 3- Highway 99 is an appropriate location for commercial development at
the highway’s intersections with City arterials and major collector roadways.

COMMENT:

Since this property is no longer directly accessible from Highway 99W and there is no left
turn from SW Meinecke the site is no longer an appropriate location for commercial
development. The residential rezone to HDR from General Commercial of the property
located diagonally across the highway from this proposed rezone has altered the
demographics of this area. The 55-acre Langer PUD has shifted commercial development to
Tualatin Sherwood Road. Urban Renewal land has become a more defining factor in
identifying appropriate commercial locations with the Old Town overlay and the rezone of
the Urban Renewal land of Driftwood Mobile Park from residential to commercial. The
recently annexed light industrial zoned land on SW 124th will also provide a strong job base
and retail opportunities within the industrial zoning.

Again, this intersection is not suitable for commercial due to irregular shape, bad access,
parking limitations and cost of improvements. These factors would not inhibit residential
development and would be a better use of the land. A goal of this policy is the creation or
expansion of general commercial zone will not create undo congestion or produce
substantial conflict with the established land use pattern. General commercial is for large
commercial uses and wholesale which is not appropriate in residential neighborhoods.

CHAPTER 5 - ENVIRONMENTAL RESOURCES
A. ENVIRONMENTAL RESOURCES POLICY GOALS

Planning Goals: Energy Resources

Policy 4 - Encourage energy efficiency in the design and use of sites,
structures, transportation systems and utilities.

COMMENT:
The Comprehensive Plan Map Amendment and Zone Change would allow the site to be

designed and developed in way to maximize energy efficiency in the use of the site,
structures, transportation systems and utilities.
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B. NATURAL RESOURCES AND HAZARDS

Policy 1 - Flood plain shall be prohibited from development in order to
reduce the risk of flooding, prevent or reduce risk of human life and
property, and maintain functions and values of floodplains such as allowing
for the storage and conveyance of stream flows through existing and
natural flood conveyance systems.

COMMENT:

The site is not within a flood plain. There is no creek/stream running through or near the
site.

Policy 4 - Provide drainage facilities and regulate development in areas of
runoff or erosion hazard.

COMMENT:

This application is for the Comprehensive Plan Map Amendment and Zone Change only. A
subsequent application will be submitted for a partition or subdivision on this site. At
partition/subdivision submittal time, the proposal will provide drainage facilities and
regulate development in areas of runoff or erosion hazard to meet the standards of
Sherwood, Clean Water Services and Metro. That being said, there is a storm water facility
on the site and was developed and built with commercial development (greater impervious
area) in mind. This facility has also been sized to take care of the storm water from the
future improvements along the site frontage of Highway 99.

C. ENVIRONMENTAL QUALITY

Policy 1 - Water quality will be protected from erosion and other forms of
degradation.

COMMENT:
The proposed Comprehensive Plan Amendment and Zone Change and subsequent
partition/subdivision will protect the water quality facility already constructed through
erosion control measures throughout construction of the site.
Policy 2 - Air quality will be protected from significant degradation.
COMMENT:
The proposed development will protect air quality by utilizing the site in an efficient manner.
Policy 3 — Noise sources will be shielded from residential neighborhoods.
COMMENT:
This application will not result in any additional noise sources that would necessitate
shielding from residential neighborhoods. The proposal will be to develop the site with

single-family owner-occupied residences consistent with the existing surrounding
development.
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D. RECREATIONAL RESOURCES

Policy 4 - The City will encourage and support the private sector in the
provision of needed recreational opportunities.

COMMENT:

The subsequent partition/subdivision will provide sidewalks were still required which will
provide access into the existing neighborhood to the existing recreational opportunities (i.e.
schools and parks).

E. ENERGY RESOURCES

Policy 4 - The City will encourage energy efficiency in the design and use of
sites, structures, transportation systems and utilities.

COMMENT:

The Comprehensive Plan Map Amendment and Zone Change would allow the site to be
designed and developed in a way to maximize energy efficiency in the use of the site,
structures, transportation systems and utilities. The subject property is currently
surrounded by existing residential developments, is connected to existing roadways and has
access to existing utility services. The availability of the existing infrastructure results in
resource efficiency and encourages the use of existing systems.

CHAPTER 7 - COMMUNITY FACILITIES AND SERVICES
COMMENT:

The applicant will support and adhere to all City of Sherwood requirements relating to
facilities and services.

B. CITY OF SHERWOOD MUNICIPAL CODE TITLE 16: ZONING AND COMMUNITY
DEVELOPMENT CODE

CHAPTER 16.70: GENERAL PROVISIONS

SECTION 16.70.010 Pre-Application Conference.

Pre-application conferences are encouraged and shall be scheduled to provide
applicants with the informational and procedural requirements of this Code; to
exchange information regarding applicable policies, goals and standards of the
Comprehensive Plan; to provide technical and design assistance; and to identify
opportunities and constraints for a proposed land use action. An applicant may
apply at one time for all permits or zone changes needed for a development
project as determined in the pre-application conference.

COMMENT:
A pre-application conference was conducted on May 11, 2015 for this Comprehensive Plan

Map Amendment - Zone Change. A copy of the pre-application notes is include with this
submittal package as Exhibit 7.
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SECTION 16.70.020 Neighborhood Meeting.

A. The purpose of the neighborhood meeting is to solicit input and exchange
information about the proposed development.

B. Applicants of Type III, IV and V applications are required to hold a meeting,
at a public location for adjacent property owners and recognized
neighborhood organizations that are within 1,000 feet of the subject
application, prior to submitting their application to the City. Affidavits of
mailing, sign-in sheets and a summary of the meeting notes must be
included with the application when submitted. Applicants for Type II land
use action are encouraged, but not required to hold a neighborhood
meeting.

1. Projects requiring a neighborhood meeting in which the City or Urban
Renewal District is the property owner or applicant shall also provide
published and posted notice of the neighborhood meeting consistent
with the notice requirements in 16.72.020.

COMMENT:

A neighborhood meeting for this Comprehensive Plan Map Amendment and Zone Change
was conducted on June 4, 2015 at the Sherwood Senior Center. Notice was sent via mail to
property owners and recognized neighborhood organizations within 1,000 feet of the site.
Copies of the affidavit of mailing, sign-in sheet and meeting summary are include with this
application in Exhibit 8.

SECTION 16.70.030 Application Requirements.

A. Form

Any request for a land use action shall be made on forms prescribed and
provided by the City and shall be prepared and submitted in compliance
with this Code. A land use application shall be reviewed against the
standards and criteria effective at the time of application submittal. Original
signatures from all owners or their legal representative must be on the
application form.

B. Copies
To assist in determining the compliance of proposed land use actions with
the Comprehensive Plan and provisions of this Code, applicants shall submit
one (1) complete electronic copy of the full application packet, one reduced
(82 x 11) copy of the full application packet and the required number of
hard copies as outlined on the applicable forms prescribed and provided by
the City.

C. Content
1. In addition to the required application form, all applications for Type II-V

land use approval must include the following:

a. Appropriate fee(s) for the requested land use action required based
on the City of Sherwood Fee Schedule.

b. Documentation of neighborhood meeting per_16.70.020.
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Tax Map showing property within at least 300 feet with scale (1" =
100' or 1" = 200') north point, date and legend.

. Two (2) sets of mailing labels for property owners of record within
1,000 feet of the subject site, including a map of the area showing
the properties to receive notice and a list of the property owners,
addresses and tax lots. Ownership records shall be based on the
most current available information from the Tax Assessor's office.

. Vicinity Map showing a minimum radius of 500 feet around the

property and the closest intersection of two Principal Arterial,
Arterial, Collector or Neighborhood roads.

A narrative explaining the proposal in detail and a response to the
Required Findings for Land Use Review for the land use approval(s)
being sought.

. Two (2) copies of a current preliminary title report.
. Existing conditions plan drawn to scale showing: property lines and

dimensions, existing structures and other improvements such as
streets and utilities, existing vegetation, any floodplains or
wetlands and any easements on the property.

Proposed development plans sufficient for the Hearing Authority to
determine compliance with the applicable standards. Checklists
shall be provided by the City detailing information typically needed
to adequately review specific land use actions.

A trip analysis verifying compliance with the Capacity Allocation
Program, if required per 16.108.070.

. A traffic study, if required by other sections of this code,

Other special studies or reports that may be identified by the City
Manager or his or her designee to address unique issues identified
in the pre-application meeting or during project review including
but not limited to:

1) Wetland assessment and delineation
2) Geotechnical report
3) Traffic study

4) Verification of compliance with other agency standards such as
CWS, DSL, Army Corps of Engineers, ODOT, PGE, BPA,
Washington County.

. Plan sets must have:

1) The proposed name of the development. If a proposed project
name is the same as or similar to other existing projects in the
City of Sherwood, the applicant may be required to modify the
project name.

2) The name, address and phone of the owner, developer, applicant
and plan producer.

3) North arrow,
4) Legend,
5) Date plans were prepared and date of any revisions

6) Scale clearly shown. Other than architectural elevations, all
plans must be drawn to an engineer scale.

7) All dimensions clearly shown.
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2. Exemptions can be made when items in 16.70.030.C.1 are not
necessary in order to make a land use decision, such as for text
amendments to the development code. Additional written
documentation may be necessary to adequately demonstrate
compliance with the criteria.

COMMENT:

All applicable materials have been submitted with this application for a Comprehensive Plan
Map Amendment and Zone Change.

CHAPTER 16.80: PLAN AMENDMENTS

SECTION 16.80.010 Initiation of Amendments.

An amendment to the City Zoning Map, the text of the Comprehensive Plan, or the
text of the Zoning and Community Development Code may be initiated by the
Council, Commission, or an owner of property within the City.

COMMENT:

The Comprehensive Plan Map Amendment and Zone Change is being initiated by the
property owner within the City of Sherwood.

SECTION 16.80.030 Review Criteria.

C. Map Amendment

An amendment to the City Zoning Map may be granted, provided that the
proposal satisfies all applicable requirements of the adopted Sherwood
Comprehensive Plan, the Transportation System Plan and this Code, and
that:

1. The proposed amendment is consistent with the goals and policies of
the Comprehensive Plan and the Transportation System Plan.

COMMENT:

The Comprehensive Map Amendment application proposes to change the zoning of the
subject property from General Commercial (GC) to Medium Density Residential Low (MDRL).
This narrative will address the requirements of the Sherwood Comprehensive Plan, the
Transportation System Plan and the zoning and development code. This proposal complies
with Goal 10 policies governing planning for housing and residential land, Metropolitan
Housing Rule OAR660-007, and Metro’s 2040 Functional Growth Management Plan. This
rezone meets the requirement and primary obligation of Goal 10 by providing a land
designation to this property which allows for single family attached housing.

2. There is an existing and demonstrable need for the particular uses and
zoning proposed, taking into account the importance of such uses to
the economy of the City, the existing market demand for any goods or
services which such uses will provide, the presence or absence and

SW Parkway Court Zone Change

Page 11 of 24 91



Plannning Commission Meeting
December 8, 2015

location of other such uses or similar uses in the area, and the general
public good.

COMMENT:

There is an existing and demonstrable need for MDRL zoning. At best, “compared to
demand, Sherwood has a small surplus of residential land.” This includes the Brookman
annexation and Sherwood West, which is not for certain and years away, and redevelopable
land. The 20-year projected need for housing supply in Sherwood is 1,156 homes, with a
projected supply of 1,281 counting land within the City (606) and the Brookman annexation
area (550). This forecast of growth is below historical rates for Sherwood which had a
growth of 3.4% for 2000 - 2013 and 8% from 1990 - 2013. If Sherwood grows faster than
the 1% per year forecast of Metro for 2015 - 2035, which has been the trend, Sherwood
won't have sufficient land to accommodate growth. If the 80% ownership/20% tenure
historical pattern in Sherwood continues, there will be a faster depletion of supply and home
prices will escalate due to scarcity. At this rate, Sherwood will need 79 acres of MDRL
instead of 60 acres, and 4 acres developed annually instead of 3 acres.

The known 14 acres of MDRL currently in the City represents 8% and 88 units and can last
until 2018-19. Sherwood will face a deficit of MDRL within 4 years and again during
planning period of Brookman. However, there is an immediate need for MDRL zoned land
with services available now. The existing 14 acres of MDRL zoned land is in small pieces
throughout Sherwood. A majority of these properties have a single-family dwelling and
outbuildings with access to roads and services (utilities). None of these properties are
currently in process for development. Many of these property owners have been
approached by developers and the owners have no desire to sell. It is unknown when or if
these properties will ever develop to their full MDRL potential.

Sherwood population is rapidly growing and slowly aging. Sherwood annual growth rate is
8% while Washington County is 2.5% and Portland 1.6%. The fastest growing age group in
Sherwood from 2000-2010 was 45 +. By 2035, 60+ will account for 24% of Washington
County. Aging population results in increased demand for seniors and their particular
needs. Whether downsizing or remaining in their homes as long as possible, seniors prefer
to remain in the same town. The proposed rezone could address that demand through
single family homes with accessory dwelling units for caretakers, extended family or
additional rental income. These lots could accommodate single story ranch style homes or
duplexes with lower rent than home ownership.

In 2010, the median age in Sherwood was 34 years. Sherwood has a larger share of
households with children at 47%, compared to Washington County at 33% and Portland at
29%. For a younger more diversified household, there will be a need for a moderate price
for home ownership and rental opportunities. The proposed rezone would provide a variety
of choices for a wide range of millennial households including traditional families, never
marrieds, dinks or double incomes, and empty nesters that include affordable ownership
and rental scenarios.

“Income is the key to determinant of housing choice” and Sherwood households have a
relatively high income. At $78,400 Sherwood is 20% higher than Washington County at
$64,200. 75% of housing stock is single family detached with 75% ownership. 8% is single
family attached townhouses or duplexes. Housing affordability will depend on the
relationship between income and housing prices. 2004 - 2014, house sales prices were up
30% from $245,000 - $316,500. This is higher than Washington County at $281,700,
Portland at $269,000 or Oregon at $237,000. Sherwood prices were also higher than
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Tualatin, Tigard and Beaverton but lower than West Linn and Wilsonville. Rents were also
higher in Sherwood at an average of $1064 compared to $850 in Washington County.

To ensure the existing supply of a diverse range of housing types, maintain the existing
supply of affordable housing and increase opportunities for new affordable housing and
households of all incomes, a steady supply of residential land needs to be available.
Scarcity will increase prices due to market demand. These proposed rezoned MDRL lots are
ready for development and can fill the immediate need for housing now while keeping a
balance to supply and demand to maintain affordability without compromising property
values.

Also included in housing needs besides shelter, is its proximity to other attractions,
amenities, access to public services and quality schools. The close in location of these infill
lots and proximity to public services and schools would be highly desirable to residential
lots. There is extensive shopping choices and professional services nearby as well as the
YMCA. Even though the second largest job growth sector is in the professional/office sector,
this land has not been desirable for this use, which is most successful in a business park or
larger commercial center with large anchor tenants. Most of the people who live in
Sherwood work outside the City and most of those who work in Sherwood do not live here.
There is little job potential on this small commercial piece while residential development of
this proposed rezone will bring needed improvements to the highway with landscaped
corridors, bike lane, and extra pedestrian safety and connectivity adding to the amenities of
the area making better and more efficient use of the land resources.

The key findings of the Housing Needs Analysis (See Exhibit 3) were to designate land for
single family housing and that Sherwood was meeting its obligation to plan for needed
housing types for all incomes. To provide an adequate supply of land, voters will need to
take in Brookman and will still need Sherwood West. The proposed rezone would designate
this land MDRL allowing for duplexes and other unique housing types for all incomes. Since
the annexation of either the Brookman land or Sherwood West is unsure and years away,
this proposed annexation is very timely to meet current demands.

3. The proposed amendment is timely, considering the pattern of
development in the area, surrounding land uses, any changes which
may have occurred in the neighborhood or community to warrant the
proposed amendment, and the availability of utilities and services to
serve all potential uses in the proposed zoning district.

COMMENT:

This Comprehensive Plan Map Amendment is timely as there is a potential shortage of
housing in Sherwood. There is a very limited supply of vacant MDRL properties available
within the City’s existing boundary. Most undeveloped or vacant commercially zoned
property in the City is located primarily along SW Tualatin Sherwood Road, SW Roy Rogers
or along Highway 99W. Although the site has frontage along Highway 99W it does not have
the benefit of good circulation and connection as other commercial properties in the area.
SW Parkway Court is a right-in and right-out movement due to the traffic circle on SW
Meinecke Parkway. Originally this property was marketed for commercial development and
the storm water facility was constructed to handle the impervious surfaces from commercial
development. Due to timing with the construction of the Walmart and other businesses
near Walmart this property has become undesirable for commercial development due to
location and access.

SW Parkway Court Zone Change

Page 13 of 24 93



Plannning Commission Meeting
December 8, 2015

Public infrastructure is available and utilities are able to be constructed to serve the site as
they are already in SW Parkway Court. Traffic impacts from single-family residential
development will be less impactful than commercial development on the site.

The proposed rezone of the three 10,000 sq ft lots and one 21,000 sq ft lot (which could be
partitioned into three 7,000 sq ft lots), would add a total of 6 buildable lots. The irregular
shape and traffic movement restrictions significantly limit the development choices available
to this site. Granting this request would promote the connectivity and enhance the living
environment of the neighborhood, protecting property values and providing an aesthetically
pleasing, functioning environment that preserves the character of the neighborhood.

The MDRL zone includes a variety of housing types currently unavailable in Sherwood and
satisfies the need for multi-generational and affordable housing. This could include a duplex
or single story with three car garage. These large lots could also accommodate ADU -
accessory dwelling units - for caretakers, family members or additional rental income.

This property is located on half of a single-family dwelling residential cul-de-sac. The
existing property owners in the neighborhood support this rezone. This property installed
the trees and sidewalk improvement on SW Meinecke Parkway for greater neighborhood
connectivity and pedestrian and bicycle linkage. When this property is developed, an
additional 600 feet of 99W highway improvements are conditioned, including widening,
sidewalks, bike path and landscaped visual corridor. This integration of land use and
transportation greatly benefits local pedestrian traffic safety while generating less
commercial traffic and parking congestion, improving the capacity of the surrounding
streets. The existing traffic pattern of no left turn off SW Meinecke Parkway and crossing
back over 99W is not practical or functional for this commercial property and isolates it from
its neighborhood demographic. It is the main deterrent of commercial development,
especially coffee shops and mini markets. The limited shared parking and cost of
improvements for such a small site also hinder commercial development.

This property has been professionally marketed by multiple brokerages for over 10 years.
Allowing the Langer PUD of 55 acres of Light Industrial Land a General Commercial use
directed commercial development and small business/retail to Tualatin Sherwood Road.
That property is in the Urban Renewal District which benefits the City. The 10 acre
Driftwood mobile home park, also in the Urban Renewal District, was rezoned from
residential to General Commercial. The remainder of commercial attraction is the Old Town
Urban Renewal District. This property is not in the Urban Renewal District. The Cedar Brook
PUD rezoned the property across 99W from General Commercial to HDR. This trend has
remade and identified this 99W corridor as residential and more valuable to the community
as such.

This use is more compatible with the surrounding houses. New homes are being built within
and near this cul-de-sac, demonstrating the desirability of inner community lots close to
schools, parks and public transportation, even if near 99W, and consistent with the nature
of the given setting.

4. Other lands in the City already zoned for the proposed uses are either
unavailable or unsuitable for immediate development due to location,
size or other factors.
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COMMENT:

There is a very limited supply of vacant MDRL properties available within the City’s existing
boundary (14 acres). The existing 14 acres of MDRL zoned land is in small pieces
throughout Sherwood. A majority of these properties have a single-family dwelling and
outbuildings with access to roads and services (utilities). None of these properties are
currently in process for development. Many of these property owners have been
approached by developers and the owners have no desire to sell. It is unknown when or if
these properties will ever develop to their full MDRL potential.

Looking at land currently within the City Limits, the following is the amount of acres
available for development in each residential zone.

Table 5. Inventory of suitable buildable residential land, net acres, Sherwood

city limits and areas within the UGB, 2014

Zone Gross Percent
Acres of Total

Land within City Limits

Very Low Density Residential (VLDR) 24 14%

Very Low Density Residential Planned Unit Development 1 1%
(VLDR-PUD)

Low Density Residential (LDR) 22 13%

Medium Density Residential - Low (MDRL) 14 8%

Medium Density Residential - High (HDRL) 21 12%

High Density Residential (HDR) 14 8%

Within the city limits there is more land available in the VLDR, LDR and HDRL zones than in
the MDRL zone. The site is not sufficient in size or have adequate access for HDR or for
VLDR-PUD zoning. Therefore, the MDRL zone has the greatest need. The subject site is 1
acre and would add to the existing 14 acre inventory and is ready to build on portion of the
site and the rest of the site will go through a partition application prior to development. The
MDRL zone makes the most sense for this site off the existing cul-de-sac and other
properties zoned MDRL.

MDRL is the preferred new zoning designation due to the irregular shape and size of the
parcels. Building envelopes are limited by easements and setbacks and driveway access
restrictions of 3 off a street. These limitations really limit the development potential to
MDRL. The MDRL zoning also allows for duplexes which are one of the residential housing
styles possible in this proposal.

C. Transportation Planning Rule Consistency

1. The applicant shall demonstrate consistency with the Transportation
Planning Rule, specifically by addressing whether the proposed
amendment creates a significant effect on the transportation system
pursuant to OAR 660-012-0060. If required, a Traffic Impact Analysis
(TIA) shall be prepared pursuant to_Section 16.106.080.

COMMENT:

A transportation impact analysis (TIA) revision letter addressing the change in proposed use
is included with this application as Exhibit 10.
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CHAPTER 16.106: TRANSPORTATION FACILITIES

SECTION 16.106.080 Traffic Impact Analysis (TIA).

A. Purpose

The purpose of this section is to implement Sections 660-012-0045(2)(b)
and -0045(2)(e) of the State Transportation Planning Rule (TPR), which
require the City to adopt performance standards and a process to apply
conditions to land use proposals in order to minimize impacts on and
protect transportation facilities. This section establishes requirements for
when a traffic impact analysis (TIA) must be prepared and submitted; the
analysis methods and content involved in a TIA; criteria used to review the
TIA; and authority to attach conditions of approval to minimize the impacts
of the proposal on transportation facilities.

This section refers to the TSP for performance standards for transportation
facilities as well as for projects that may need to be constructed as
mitigation measures for a proposal's projected impacts. This section also
relies on the City's Engineering Design Manual to provide street design
standards and construction specifications for improvements and projects
that may be constructed as part of the proposal and mitigation measures
approved for the proposal.

B. Applicability
A traffic impact analysis (TIA) shall be required to be submitted to the City

with a land use application at the request of the City Engineer or if the
proposal is expected to involve one (1) or more of the following:

1. An amendment to the Sherwood Comprehensive Plan or zoning map.
2. A new direct property approach road to Highway 99W is proposed.

3. The proposed development generates fifty (50) or more PM peak-hour
trips on Highway 99W, or one hundred (100) PM peak-hour trips on
the local transportation system.

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

5. The location of an existing or proposed access driveway does not meet
minimum spacing or sight distance requirements, or is located where
vehicles entering or leaving the property are restricted, or such
vehicles are likely to queue or hesitate at an approach or access
connection, thereby creating a safety hazard.

6. A change in internal traffic patterns that may cause safety problems,

such as back up onto the highway or traffic crashes in the approach
area.

COMMENT:

A TIA was done for the site when it was proposed to be developed as commercial. A
transportation impact analysis (TIA) revision letter addressing the change in proposed use is
included with this application as Exhibit 10.
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C. Requirements

The following are typical requirements that may be modified in coordination

with Engineering Staff based on the specific application.

1.

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

Preparation. The TIA shall be prepared by an Oregon Registered
Professional Engineer qualified to perform traffic Engineering analysis
and will be paid for by the applicant.

Typical Average Daily Trips and Peak Hour Trips. The latest edition of
the Trip Generation Manual, published by the Institute of
Transportation Engineers (ITE), shall be used to gauge PM peak hour
vehicle trips, unless a specific trip generation study that is approved
by the City Engineer indicates an alternative trip generation rate is
appropriate.

Intersection-level Analysis. Intersection-level analysis shall occur at
every intersection where the analysis shows that fifty (50) or more
peak hour vehicle trips can be expected to result from the
development.

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

COMMENT:

The Applicant attended a pre-application meeting on May 11, 2015. At this meeting it was
determined by staff that only a revision letter from the traffic consultant was needed to
A TIA was completed on this site for commercial
development. A transportation impact analysis (TIA) revision letter addressing the change in

show the change in use for the site.

proposed use is included with this application as Exhibit 10.

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

1.

2.
3.
4.

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

Roads and streets through and adjacent to the site.
All intersections needed for signal progression analysis.

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

A transportation impact analysis (TIA) revision letter addressing the change in proposed use
is included with this application as Exhibit 10.

E. Analysis Periods

To adequately assess the impacts of a proposed land use action, the
following study periods, or horizon years, should be addressed in the
transportation impact analysis where applicable:

1. Existing Year.

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

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

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

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

COMMENT:

A transportation impact analysis (TIA) revision letter addressing the change in proposed use
is included with this application as Exhibit 10.

F. Approval Criteria

When a TIA is required, a proposal is subject to the following criteria, in
addition to all criteria otherwise applicable to the underlying land use
proposal:

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

2. The analysis demonstrates that adequate transportation facilities exist
to serve the proposed development or identifies mitigation measures
that resolve identified traffic safety problems in a manner that is
satisfactory to the City Engineer and, when County or State highway
facilities are affected, to Washington County and ODOT;
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3. For affected non-highway facilities, the TIA demonstrates that mobility
and other applicable performance standards established in the adopted
City TSP have been met; and

4. Proposed public improvements are designed and will be constructed to
the street standards specified in__Section 16.106.010 and the
Engineering Design Manual, and to the access standards in_Section
16.106.040.

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

COMMENT:

A transportation impact analysis (TIA) revision letter addressing the change in proposed use
is included with this application as Exhibit 10.

C. METRO URBAN GROWTH MANAGEMENT FUNCTIONAL PLAN
TITLE 1 - HOUSING CAPACITY

The Regional Framework Plan calls for a compact urban form and a “fair-share”
approach to meeting regional housing needs. It is the purpose of Title 1 to
accomplish these policies by requiring each city and county to maintain or
increase its housing capacity as provided in section 2.07.120.

COMMENT:

This Comprehensive Plan Map Amendment and Zone Change would increase Sherwood’s
housing capacity and meet the Title 1 purpose by providing the opportunity for development
of residentially zoned property with a compact form.

TITLE 3 — WATER QUALITY AND FLOOD MANAGEMENT

To protect the beneficial water uses and functions and values of resources with
the Water Quality and Flood Management Areas by limiting or mitigating the
impact on these areas from development activities and protecting life and property
from dangers associated with flooding.

COMMENT:

According to Metro’s RLIS Database, there are no Title 3 lands on the site. Therefore, there
is no area on site that needs to be protected from flooding.

D. STATEWIDE PLANNING GOALS

Since the Sherwood Comprehensive Plan was acknowledged by LCDC to carry out the
Statewide Planning Goals, the subsequent analysis shows how the proposed actions affect
the Sherwood Comprehensive Plan’s compliance with the Statewide Planning Goals.

SW Parkway Court Zone Change
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GOAL 1 - CITIZEN INVOLVEMENT

To develop a citizen involvement program that insures the opportunity for citizens
to be involved in all phases of the planning process.

COMMENT:

The City’s public hearing process meets the requirements of this Goal for citizen
involvement in the land use process. Notice of the proposal will be provided to all property
owners within the notice area, published in the newspaper, and will also be posted on the
subject property giving interested citizens an opportunity to be involved in the process. A
public hearing to consider the request will be held by the Planning Commission and then
City Council. Through the notice and public hearing process all interest parties are afforded
the opportunity to review the application, comment on the proposal, and participate in the
decision. This process meets the requirements of this Goal for citizen involvement in the
land use planning process. In accordance with the findings presented above, the proposed
Comprehensive Plan and Zoning Map Amendment are consistent with Goal 1.

GOAL 2 - LAND USE PLANNING

To establish a land use planning process and policy framework as a basis for all
decision and actions related to use of land and to assure an adequate factual base
for such decisions and actions.

COMMENT:

The Sherwood Comprehensive Plan is acknowledged to be in compliance with the Statewide
Planning Goals and provides goals, policies and procedures for reviewing and evaluating
land use requests. The City’s adopted Type V land use planning process provides for Plan
Map Amendments and is consistent with Goal 2.

GOAL 3 - AGRICULTURAL LANDS
To preserve and maintain agricultural lands.
COMMENT:

The subject property is comprised of land that is currently located within the Urban Growth
Boundary (UGB) and fully within the City of Sherwood’s Incorporated City limits. The
Comprehensive Plan Map Amendment and Zone Change will only affect the subject site.
Therefore, it will not have a direct impact on any Goal 3 Agriculture Lands. Therefore, this
Goal is not applicable.

GOAL 4 - FOREST LANDS

To conserve forest lands by maintaining the forest land base and to protect the
state’s forest economy by making possible economically efficient forest practices
that assure the continuous growing and harvesting of forest tree species as the
leading use on forest land consistent with sound management of soil, air, water,
and fish and wildlife resources and to provide for recreational opportunities and
agriculture.
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COMMENT:

The subject property is comprised of land that is currently located within the UGB and fully
within the City of Sherwood’s Incorporated City limits. The Comprehensive Plan Map
Amendment and Zone Change will only affect the subject site. Therefore, it will not have a
direct impact on any Goal 4 Forest Lands, and as such this Goal is not applicable.

GOAL 5 - OPEN SPACE, SCENIC AND HISTORIC AREAS, AND NATURAL RESOURCES

To protect natural resources and conserve scenic and historic areas and open
space.

COMMENT:

The proposed Comprehensive Map Amendment and Zone Change will not affect or alter the
natural resources in the area. According to CWS there are no known Sensitive Areas on-site
or within 200 feet of the subject site.

GOAL 6 - AIR, WATER AND LAND RESOURCES QUALITY

To maintain and improve the quality of the air, water and land resources of the
state.

COMMENT:

The subject property is located within the UGB and City limits, where development at an
urban scale and density is anticipated to occur. While the organization of uses and those
uses specifically allowed within the property will change, no significant negative change in
the quality of air is expected to occur. The proposed uses do not involve any additional
noise or smoke that would affect the surrounding air, water, or land resource quality.

City sewer and water are readily available to the subject property as well as storm drainage
facilities. The stormwater facility is already constructed and was sized for commercial
development (roof and parking lot) and for the future (approved) improvements of Highway
99W along the site. Therefore, the water quality facility will have adequate capacity for the
proposed residential use as it will have less storm water runoff than a commercial
development. The proposal does not threaten the availability of local or regional air, water,
and land resources. In accordance with the findings presented above the proposed
Comprehensive Plan Map Amendment and Zone Change is consistent with Goal 6.

GOAL 7 - AREAS SUBJECT TO NATURAL DISASTERS AND HAZARDS

To protect people and property from natural hazards.

COMMENT:

The subject property is located outside the 100-year floodplain. The site is flat with no
areas identified as landslide hazards or steep slopes. Detailed review of the site will be

completed during the subsequent partition/subdivision process to assure natural hazards
are mitigated to the greatest extent practical.
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GOAL 8 - RECREATIONAL NEEDS

To satisfy the recreational needs of the citizens of the state and visitors and,
where appropriate, to provide for the siting of necessary recreational facilities
including destination resorts.

COMMENT:

The proposed Comprehensive Plan Map Amendment and Zone Change will allow for the
development of the subject site. The proposed future lots will provide individual open space
on each lot.

Upon approval of this application, a partition or subdivision application will be submitted to
Sherwood. The proposed plan will include the construction of sidewalk along Highway 99W
(already approved by ODOT). Sidewalk already exists along the site’s frontages of SW
Parkway Court and SW Meinecke Parkway. These sidewalks will provide access to
recreational areas in the neighborhood (parks and schools). Therefore, the proposed
Comprehensive Plan Map Amendment and Zone Change are in compliance with Goal 8 by
providing opportunities consistent with guidelines identified in the Comprehensive Plan.

GOAL 9 - ECONOMIC DEVELOPMENT

To provide adequate opportunities throughout the state for the variety of
economic activities vital to the health, welfare, and prosperity of Oregon’s citizens.

COMMENT:

The proposed change will redesignate approximately 1.0 acre from General Commercial to
Medium Density Residential Low. The intent is to provide single-family residential housing
to the area. Data necessary to address this Goal in relation to the proposed change, as
required by OAR 660-009-0015, is available in the Economic Opportunity Analysis (EOA)
that is included in this application (See Exhibit 3). This report provides the most recent and
comprehensive data available for economic development trends and for the inventory of
commercial and industrial land within the urban area for the 20-year planning period.

In summary, the proposal conforms to the City’s EOA by providing a location for housing.
The proposal serves to provide an opportunity for the residential activities that are vital to
the citizens of Sherwood, which is consistent with the requirements of this Goal.

GOAL 10 - HOUSING
To provide for the housing needs of the citizens of the state.
COMMENT:

The proposed change will redesignate approximately 1.0 acre from General Commercial to
Medium Density Residential Low. The intent is to provide opportunities for the development
of additional housing in Sherwood.

The proposed Comprehensive Plan Map Amendment and Zone Change is consistent with
Goal 10, based on available data, the reduction of vacant commercial land inventory
represented by this proposal will not cause a significant impact on the ability to provide
commercial/retail within the urban area. For these reasons approval of the proposed Plan
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change will not have a significant impact on the ability to provide commercial/retail within
the UGB or in the local area, and the proposal does not adversely impact the requirements
of this Goal.

GOAL 11 - PUBLIC FACILITIES AND SERVICES

To plan and develop a timely, orderly and efficient arrangement of public facilities
and services to serve as a framework for urban and rural development.

COMMENT:

The City maintains an infrastructure of public facilities and services to support urban
development. The City has adopted a Transportation, Stormwater, Wastewater and Water
master facility plans. These plans outline the public facilities and services needed to serve
land within the UGB. The existing public services and facilities in the area (SW Parkway Ct
and SW Meinecke Parkway) are adequate to serve the site. Private laterals/water meters
will be added during the partition/subdivision. In accordance with the findings presented
above the plan proposed is consistent with Goal 11.

GOAL 12 - TRANSPORTATION
To provide and encourage a safe, convenient and economic transportation system.
COMMENT:

The City of Sherwood’s Transportation System Plan (TSP) is in compliance with the
requirements of this Goal. The relationship of the proposal to the transportation system,
and its impacts, have been set forth in detail in the Traffic Impact Analysis letter/memo
revision included as Exhibit 10. The original TIA for this site was done for commercial
development. The proposed residential development will have less impact on the
transportation system. The Applicant has demonstrated that the identified amendments do
not require mitigation to ensure that adopted operating standards will be met. The analysis
has found that the traffic impacts of the project will not cause a change in the functional
classification of any street or transportation facility, will not require or result in changes to
the standards that implement the functional classifications system, will result in traffic
volumes that are consistent with the functional classifications of the affected streets, and no
mitigation will be required to assure that adequate level of service and the functionality of
the transportation system is maintained. The proposed amendments are therefore in
compliance with the Oregon Transportation Planning Rule, the Sherwood Transportation
System Plan and the goals and policies contained within the Sherwood Comprehensive Plan.
In accordance with findings presented above the proposed plan is consistent with Goal 12.

GOAL 13 - ENERGY CONSERVATION
To conserve energy.
COMMENT:

The design of the proposed development strives to provide an integration residential land
uses resulting in a livable, connected community within the City of Sherwood. Inherent in
the design is the ability to live in close proximity to other land uses allowing for less vehicle
trips and miles traveled resulting in a reduction in the consumption of gasoline and
associated emissions. The proposed future partition or subdivision of the site encourages
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the use of alternative modes of transportation (bicycles, walking) adjacent to the proposed
development through the provision of sidewalks (mostly tree-lined).

The existing transportation system adjacent to the site will serve the site and no additional
streets will be required. Therefore, the existing system will provide direct, efficient and
convenient access to the future lots. The proximity of the development to adjacent
developed residential neighborhoods and employment area will reduce the vehicle miles
traveled to and from the subject property. The location and nature of the proposed
development promotes the conservation of energy needed for transportation. For these
reasons the proposal will help conserve energy and be energy efficient, in keeping with the
intent of this Goal.

GOAL 14 - URBANIZATION

To provide for an orderly and efficient transition from rural to urban land use, to
accommodate urban population and urban employment inside urban growth
boundaries, to ensure efficient use of land, and to provide for livable communities.

COMMENT:

The entire subject property is located within the Sherwood City limits. All required public
facilities and services are available to the property. The site consists of vacant urban land.
The use of the site as proposed will contribute to an efficient arrangement of land uses
within the UGB, and to the efficient use of urban services, consistent with the directives of
this Goal. The proposal does not affect the size or location of the UGB. In accordance with
the findings presented above the Comprehensive Plan Map Amendment and Zone Change is
consistent with Goal 14.

1v. SUMMARY AND CONCLUSIONS

Based upon the findings of this report and the submitted supplemental graphics material,
the applicant has demonstrated compliance with the requirements of the relevant sections
of the City of Sherwood Municipal Code, Comprehensive Plan, Metro Urban Growth
Management Functional Plan, and Statewide Planning Goals for the requested
Comprehensive Plan Map Amendment and Zone Change from General Commercial to
Medium Density Residential Low for the subject site. Therefore, the request should be
approved.
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Project Site Area:
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28440 SW Ladd Hill Road
Sherwood, Oregon
Phone: (503) 625-4653
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Hillsboro, Oregon 97124
(503) 522-1236 phone
Contact: Bill Reid

bill@pnweconomics.com

City of Sherwood, Oregon
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Along SW Parkway Court at SW Meinecke Parkway

General Commercial (GC)

+/- 1.0 acres
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Summary of Proposal

PNW Economics was retained by Joe Broadhurst to evaluate market need to rezone a two
parcels totaling roughly 1.0 acre from General Commercial (GC) to Medium Density Residential
Low (MDRL). The rezone to MDRL would enable the development of up to 8 additional single-
family residential units likely ranging in size from 1,800 to 3,000 square feet.

This analysis will assess the unmet need for this residential product type in Sherwood, Oregon,
as well as findings to show how the proposed action helps to satisfy that demand and unmet
need in the larger market context.

This memorandum summarizes these trends and our preliminary conclusions regarding
potential at the subject site.
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Il. EXECUTIVE SUMMARY

Analysis in this report documents demand and supply conditions related to single-family
residential development in the City of Sherwood over a twenty-year land use planning horizon,
from 2015 to 2035. Market findings expressed in this document are crucial for answering several
key questions integral to this application for a zone change for the subject property from GC to
MDRL. These key questions include:

1. Is the existing supply of land sufficient to provide attainable residential ownership for
detached housing within the City of Sherwood?

Based on the most recent residential land inventory completed by the City of Sherwood in the
Draft 2015 Housing Needs Analysis, the existing acreage within the city limits dedicated to MDRL
use is 14 acres accounts for only 8% of the overall capacity. This translates into capacity of 88
dwelling units based on historical densities as assumed in the 2015 Draft Housing Needs
Analysis.

An additional 56 acres of MDRL-zoned land is anticipated within the Brookman Addition,
though the area is uncertain as to when it will be approved by voters for annexation, and then
after that, when specifically the MDRL-zoned land would be serviced by utilities and
infrastructure.

2. Is there market demand to dictate additional acreage needed for MDRL-zoned residential
development in the City of Sherwood?

Analysis of detached ownership housing supply shows that current guaranteed, incorporated
inventory for MDRL-zoned land is approximately:

e 4 years of supply at a maximum if only 60% of new households require detached single-
family homes as projected in the 2015 Draft Housing Needs Analysis; and

e 3 years of supply if 80% of new households require detached single-family housing
consistent with historical Sherwood residential growth.

e 56 acres in the Brookman Addition would meet need for MDRL-zoned land in
Sherwood, but after existing supply is depleted over the short-term and the City likely
suffers housing cost escalation based purely on scarcity.

In other words, there is an immediate need for MDRL-zoned land in Sherwood - the largest
segment of housing demand expressed in this report as well as the City’s 2015 Draft Housing
Needs Analysis — and the 1.0-acre subject site would help fill the immediate unmet need.

3. Can the subject property better serve demand for medium density residential development
with MDRL versus GC zoning?

GC zoning precludes medium-density residential development within the zone, while the MDRL
designation is provided to meet the medium-density detached residential needs of the City of
Sherwood with flexibility to include accessory dwelling units or duplexes. Therefore, the subject
property would better serve demand for medium-density residential development with an
MDRL zoning designation.
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I1l. SUBJECT SITE & SURROUNDING AREA

Subject Site Description

The subject site is an irregularly shaped combination of parcels that together total 1.0 acres
located in the City of Sherwood, Oregon. Although located along SW Pacific Highway with
highway frontage, primary access to the site is from SW Parkway Court via SW Meinecke
Parkway. The site is vacant and flat, bound by SW Pacific Highway west and north, SW Meinecke
Parkway to the east, SW Parkway Court to the southeast, and existing detached, single-family
development to the south. An aerial image of the subject site and immediately surrounding
environs is found in FIGURE 1.
FIGURE 1: AERIAL VIEW OF SUBJECT SITE

Transportation & Access

Although situated along SW Pacific Highway and SW Meinecke Parkway, entry access to the site
is limited to the one-way, south-bound divided lanes of SW Meinecke Parkway. Exit from the site
via SW Parkway is also limited to southbound, one-way SW Meinecke Parkway and utilization of
the roundabout to the south with return trip on the one-way northbound lanes of SW Meinecke
Road. The site cannot be accessed directly via SW Pacific Highway and cannot be accessed via a
left turn from the northbound lanes of SW Meinecke Parkway due to a tree-landscaped divider.
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Such limited access renders the site a better residential location than a commercial location as it
is currently zoned. Limited, lower traffic access would be consistent with the needs of a
residential neighborhood and is inconsistent with the current General Commercial zoning, most
commonly associated with freeway commercial development along Pacific Highway in
Sherwood. In fact, though marketed for development for a number of years, the site has failed
to attract commercial development opportunity very specifically because of the difficult access
issues.’

Subject Locational Features

Figure 2 provides an aerial map of the subject property in the context of the broader Sherwood,
Oregon area and its important economic and community features. Via SW Meinecke Parkway
and SW Pacific Highway, the site is a short distance from Langer Drive Commercial District, a
Target, Albertsons, Home Depot and the Sherwood City Center.

FIGURE 2: AERIAL VIEW OF SUBJECT SITE & AREA AMENITIES

enamins Sherwood @i

Walgreens

! Interview with Joe Broadhurst, June 19, 2015.
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The site is also equidistant from both Laurel Ridge Middle School and Sherwood High School.
Major employers within the City of Sherwood include the school district and the Allied System
Company.

All of the above should be considered amenities for residential development specifically. On the
other hand, highly limited access to the site via either SW Pacific Highway or SW Meinecke
Parkway should be considered significant hindrances to General Commercial development of
the site. Furthermore, with its irregular shape due in part to SW Parkway Court, physically the
site is far less conducive to commercial development including retail or smaller scale business
park/services development with suburban form floor area ratios (FARs).

FARs for a site of barely an acre in size in a suburban highway corridor would likely be 0.25 at
best, indicating significant parking need. This would in turn create parking conflict on SW
Parkway Court and adjacent residential structures. The irregular shape of the site can be far
better accommodated by detached single-family lots that can individually have somewhat
irregular shape without parking and traffic volume conflict.

Subject Site Conclusions

In short, it is concluded that the site is both appropriate and highly amenable to residential
development:

e At 1.0 acres, undeveloped, and flat, the site provides appropriate flexibility with regard to
residential development feasibility, unit mix, and site plan to provide appropriate
detached, single-family lots and homes.

e Locationally the site affords adequate access by residences on the site to various public
and commercial amenities in the Sherwood and greater regional area via both SW
Meinecke Parkway and SW Pacific Highway.

e Adjacent to already successfully developed single-family homes on SW Dewey and
currently under construction on SW Parkway Court to the south, the site would offer
single-family homes of comparable size, type, proximity to Pacific Highway, and seamless
consistency with adjacent, existing neighborhood development.

Alternatively, it is found that the site currently has significant disadvantages as a commercial
development site:

e Access to and from the site via SW Meinecke Parkway and SW Pacific Highway is limited
to southbound Meinecke Parkway traffic. No left turn is possible from northbound SW
Meinecke Parkway

e Other retail or employment commercial development and sites with direct access from
Pacific Highway, of greater size and regular shape for better retail commercial planning
and development are at a significant competitive advantage. The site has proven
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difficulty attracting commercial development because of difficulties with access, size, and
shape.

IV. PRIMARY MARKET AREA

The Primary Market Area (PMA) for the subject site in this analysis is defined as the City of
Sherwood. Sherwood represents the geographic area from which the subject development will
likely draw the majority of its demand due to the local need for high-density attainable housing
based on demographics, income levels, and younger families seeking affordable housing
alternatives.

V. EcoNomic OVERVIEW

PORTLAND METRO ECONOMY

The Pacific Northwest economy continued its trend of exceeding the nation in terms of job
growth through the First Quarter of 2015. The Portland metro area has trended closely with the
Seattle metro area in terms of total percentage expansion.

FIGURE 3: PORTLAND MSA, SEATTLE MSA, & U.S. ECONOMIC TREND

Portland, Seattle Metros & U.S. Employment Compared
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1/ The Portland-Vancouver-Hillsboro MSA includes all of Clackamas, Columbia, Multnomah, Washington and Yamhill
counties in Oregon and Clark and Skamania counties in Washington State.
Source: U.S. Bureau of Labor Statistics, Oregon Employment Department, Washington Employment Department
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First Quarter details for the Portland economy include:

e The Portland metro added 33,900 jobs from March 2014 through March 2015. The
expansion translates into a 3.2% annualized rate of growth.

e The metro area economy returned to its 2007 peak of 1.04 million jobs in May of 2013
and has since added 65,900 jobs.

e Current total jobs in the Portland metro area stand at 1.11 million.

e The Portland area continues to have significantly greater seasonal fluctuation to job
gains due to stronger ties to agricultural industries, as well as major construction projects
in Washington County.

Fastest Portland Job Growth Among Industrial & Office/Business Park Growth Sectors

FIGURE 4: PORTLAND METRO INDUSTRY 1-YEAR JOB GROWTH RATES

Portland metro area industry sector
. Portland Metro Non-Ag Jobs 1Q2014 to
growth over the past year was positive 1Q201g Q
for all sectors. It was most brisk in |
Transportation,  Warehousing  and Construction I 0.1%
Utilities (5.9%), Professional & Business
Services (5.2%), Information (4.9%) and Manufacturing _ 41%
Manufacturing. The uptick in expansion
in those four sectors indicates Wholesale Trade I 0.3%
returning balance and strength to the
overall Portland economy. Retail Trade _ 3.9%
. oqege B (o]
Sectors with positive but less- | Warehousing, and Utilities
pronounced expansion between March kifarmation _ 4.9%
2014 and March 2015 were Other
Services (2.1%) and Leisure and Financial Activities _ 3.6%
Hospitality (2.5%). Construction and . .
Wholesale Trade experienced meess'og:rlv??iBus'ness _ 5.2%
negligible growth at 0.1 percent and S —
0.3 percent, respectively. Services - 3.2%
Leisure and Hospitality - 2.5%
Other Services - 2.1%
Government - 2.9%
0% 2% 4% 6%
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Most New Jobs in Portland Metro Among Office/Business Park Growth Sectors

FIGURE 5: PORTLAND METRO INDUSTRY 1-YEAR JOB LEVEL GROWTH

Portland Metro Non-Ag Jobs 1Q2014 to In terms of total jobs added over the

1Q2015 last twelve months, Portland metro was

» led by Professional & Business Services

Construction | 67 at 8,167. Also experiencing exceptional

total job growth was Educational and

Manufacturing - 4,800 Health Services adding 4,933 jobs,

Manufacturing adding 4,800 jobs and

Wholesale Trade | 167 Retail Trade adding 4,200 jobs.

Although Transportation, Warehousing

Retal rade - FA0 and Utilities enjoyed the highest

Transportation, - 1867 growth rate during the period, the

Warehousing, and Utilities ' sector added 1,867 jobs to a smaller
TR . 1133 industry sector base.

Financial Activities - 2,267 Information and Financial Activities

together added 3,400 jobs. Leisure and

Professional and Business
8,16/ Hospitality =~ added 2,633  jobs.

Services
Educational and Health Meanwhile, Portland metro area
Services - 4,933 Construction and Wholesale Trade
: . combined for 234 new jobs between
Leisure and Hospitality - 2,633
March of 2014 and 2015.
Other Services I 767
Government - 4,200
0 5,000 10,000

Portland Metro Unemployment Returns to National Average

The Portland metro economy continued its steady decline in the regional unemployment rate
between March of 2014 and March of 2015. The jobless rate in the region now stands at 4.9%
with the national rate at 5.5%.
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FIGURE 6: PORTLAND METRO, SEATTLE METRO, & U.S. UNEMPLOYMENT TREND

Portland, Seattle Metros & U.S. Unemployment Rates Compared
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1/ Not Seasonally Adjusted

At its worst, the Portland metro area unemployment rate hovered around 11 percent for most of
the months between February of 2009 and April of 2010, reaching a peak of 11.4 percent in
January of 2010. The regional jobless rate is now below the level of the pre-Great Recession
economy in 2004.

VIIl. PROPOSED PRODUCT & DEMOGRAPHICS DEFINED
Sherwood Housing Development Trend

Housing development in Sherwood has experienced two distinct periods over the last twenty
years. (Figure 7)

e 1995-2005: Sherwood averaged 309 single-family permits between 1995 and 2005,
peaking in 2006 at roughly 650 single-family units.

e 2006-Current: Housing market weakness, which ultimately resulted in the Great
Recession, began early for the Sherwood housing market in 2006. From 2006 through
2014, Sherwood has averaged 23 single-family residential permits annually.

Single-family permitting has begun an upswing, recording more permits in 2014 than in 2007.
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FIGURE 7: CITY OF SHERWOOD HISTORICAL BUILDING PERMIT ACTIVITY
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SOURCE: State of the Cities Data Systems (SOCDS), U.S. Department of HUD

Overall, since 1995, Sherwood has permitted an average of 209 single-family residences annually
and 30 multifamily units annually. 2009 was the last year in which multifamily units were
permitted at nearly 100 total units.

Finally, since 1995, the City of Sherwood has had the following average structure type split:
e Single-Family: 88% of all permitted residential units (80% since 2006); and
e Multifamily: 12% of all permitted units (20% since 2006).

In other words:

e Sherwood's residential growth has gone through a pre-Great Recession growth phase
(Pre-2006) and is now winding down from a Great Recession & Recovery phase (2006-
Current);

e Single-family permitting is now showing signs of recovery long-delayed by the extremely
severe Great Recession.

e Households that move into Sherwood have long shown an overwhelming preference for
single-family detached housing at 88% over overall demand since 1995 and even 80%
during the slower Great Recession & Recovery period for the City.

Sherwood Home Price Trend

In 2013 and 2014, Sherwood experienced sharp recovery in home sale prices as depicted in
Figure 8. By 2014, the average sale price for a single-family home in Sherwood reached $341,000
after several years of Great Recession-induced weakness and lost home values.
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FIGURE 8: CITY OF SHERWOOD SINGLE-FAMILY HOUSE SALE PRICE & PERMITTING TREND
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SOURCE: State of the Cities Data Systems (SOCDS), U.S. Department of HUD and Zillow.com (Zip Code 97140)

In fact, home sale prices in Sherwood have escalated by an average of over 16% annually over
the past two years, recording over 20% growth in 2014 alone.

As Figure 8 also demonstrates, however, the sharp escalation in home sales prices in Sherwood
over the past couple of years have not been attributable to major new home development and
new product pricing leading the market as happened between 1995 and 2006.

With Sherwood single-family permitting recovering but still low compared to pre-Recession
years, the spike in home prices over the past two years has occurred with limited new supply on
the market. In other words, new for-sale home scarcity is contributing escalating housing prices
in Sherwood instead of home builder cost-pushed home price growth.

In other words:

e Sherwood's home values have recovered from the Great Recession, growing by a steep
average of over 16% in 2013 and 2014 (20.5% price growth in 2014 alone);

e Steep home price escalation has been driven by growth in housing demand while
recovering but modest new supply has been built.

New Household Residential Demand

PNW Economics conducted an analysis of likely expected household demographics growth
projected for a 20-year planning period through 2035 (Figure 9).
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FIGURE 9: SHERWOOD FORECASTED RESIDENTIAL DEMAND, 2015-2035

Household Net HH Increase Assumed Tenure Split Net Increase
Income Range Total % Owner Renter Owner Renter
Income Less than $15,000 29 2.5% 5.0% 95.0% 1 28
Income $15,000 - $24,999 38 3.3% 10.0% 90.0% 4 34
Income $25,000 - $34,999 69 6.0% 25.0% 75.0% 17 52
Income $35,000 - $49,999 62 5.4% 40.0% 60.0% 25 37
Income $50,000 - $74,999 170 14.7% 60.0% 40.0% 102 68
Income $75,000 - $99,999 196 17.0% 60.0% 40.0% 118 78
Income $100,000 - $124,999 193 16.7% 65.0% 35.0% 126 68
Income $125,000 - $149,999 152 13.2% 70.0% 30.0% 107 46
Income $150,000 - $199,999 135 11.7% 75.0% 25.0% 101 34
Income $200,000 or more 111 9.6% 85.0% 15.0% 95 17
Total/Weighted Avg. 1,156 99.9% 60.0% 40.0% 696 461
Net Qualified Payment 1/ % of Affordable Home 2/
Income Range Increase Minimum Maximum Max Minimum Maximum
Income Less than $15,000 1 $0 - $250 100.0% $0  $58,200
Income $15,000 - $24,999 4 $250 - $375 100.0% $58,200 - $87,300
Income $25,000 - $34,999 17 $375 - $625 95.0% $83,000 - $138,300
Income $35,000 - $49,999 25 $625 - $875 95.0% $138,300 - $193,600
Income $50,000 - $74,999 102 $875 - $1,250 90.0% $183,400 - $262,000
Income $75,000 - $99,999 118 $1,250 - $1,875 90.0% $262,000 - $392,900
Income $100,000 - $124,999 126 $1,875 - $2,500 85.0% $371,100 - $460,300
Income $125,000 - $149,999 107 $2,500 - $3,750 85.0% $460,300 - $742,200
Income $150,000 - $199,999 101 $3,750 - $6,250 80.0% $698,600 - $1,164,300
Income $200,000 or more 95 $6,250 - $12,500 75.0% $1,091,500 - $2,183,000
Total/Weighted Avg. 696 85.2%

1/ Assumes 30% of gross income towards payment.

2/ Based on the following financing assumptions

Interest Rate
Mortgage Term
% of Income

% Financed

Analysis utilizes household growth projections documented in the recent Draft Sherwood
Housing Needs Analysis.” Projections of housing demand by specific income levels are not
treated with the same detail in the Housing Needs Analysis as it is in Figure 9. Figure 9 does,
however, utilize the assumed future housing demand tenure split of 60% ownership, 40% rental.

5.00%
30
30.00%
80.00%

®http://www.sherwoodoregon.gov/sites/default/files/fileattachments/Planning/page/3740/08_21928_hna_

march_25_2015.pdf
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As pointed out earlier in this report, historically over 80% of housing development in Sherwood
has been detached single-family and 20% attached residential product. This would indicate that
projected housing need in the Housing Needs Analysis dramatically departs from historical
trend. The implications of this are treated later in this document.

Estimates in Figure 9 are provided for both the total household growth in the Sherwood market,
as well as income qualifying households for for-sale housing product across the planning
period.

Findings can be summarized as follows:
= The Sherwood PMA is anticipated to grow by 1,156 new households through 2035.

= The single largest-growing cohort in Sherwood is expected to be households with an
income range of between $75,000 and $99,999.

» Households within the $100,000 to $124.999 income are expected to comprise the
largest number of households seeking homeownership, followed by households that
earn between $75,000 and $99,999 annually.

=  PNW Economics, based on review of the Sherwood market, finds that demand for homes
typically on land zoned MDRL and associated density are represented by households
that earn between $75,000 and $149,999 annually (highlighted in blue).

» Demand for homes developed on MDRL-zoned land is estimated to be 368 single-family
homes through 2035.

IX. SHERWOOD LAND SupPPLY AND DEMAND RECONCILIATION

This final section of the report considers whether MDRL-zoned land capacity within Sherwood,
as documented by the Draft 2015 Sherwood Housing Needs Analysis is sufficient to meet need
similarly documented by that report and further analyzed in this study.

Three scenarios are considered:
1. Guaranteed Incorporated Sherwood MDRL Land Capacity
2. Incorporated Sherwood & Potential Brookman Addition MDRL Land Capacity
3. Historical (80%) Single-Family Tenure Split Demand for MDRL Land

MDRL-Zoned Land Demand & Supply Reconciliation: Incorporated City of Sherwood

Based on the most recent residential land inventory completed for City of Sherwood in the Draft
2015 Housing Needs Analysis, the existing and developable acreage within the city limits
dedicated to medium-density residential-low (MDRL) is the following:
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e 14 acres, or 8% of overall capacity;

e Unit capacity of roughly 85 units zoned MDRL based on a historical average density of
6.1 units per acre.

Alternatively, at 6.1 units per acre, 20-year demand for MDRL-zoned land is estimated to be 60
acres.

This would indicate a deficit of guaranteed, buildable MDRL-zoned land within incorporated City
of Sherwood over the 20-year planning period of 46 acres.

Figure 10 provides a graphical representation of the City’s known 14-acre supply of MDRL-
zoned land along with demand for MDRL-zoned land as it cumulatively grows to 60 acres of
demand-driven need.
e Based on existing MDRL-zoned land inventory within the City and need expressed, the
currently incorporated City of Sherwood has enough capacity in this zoning category to
last only 5 years, or through 2019.

FIGURE 10: INCORPORATED SHERWOOD MDRL-ZONED LAND RECONCILIATION, 2015-2035
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MDRL-Zoned Land Demand & Supply Reconciliation: Incorporated City & Brookman
Addition

According to the Draft 2015 Housing Needs Analysis, total MDRL-zoned land capacity in both
incorporated Sherwood and within the Brookman Addition proposed annexation area is
expressed as follows:
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® 66 acres, or 38% of overall incorporated and Brookman Addition capacity;

e Unit capacity of roughly 403 units zoned MDRL based on a historical average density of
6.1 units per acre.

As before, at 6.1 units per acre, 20-year demand for MDRL-zoned land is estimated to be 60
acres for the City of Sherwood.

This would indicate that with the Brookman Addition, the City of Sherwood has six more acres of
MDRL-zoned land capacity than needed over the 20-year planning period.

Given that Sherwood voters have once already rejected the annexation of the Brookman
Addition area, there is no certainty about when Brookman Addition MDRL-zoned land capacity
would be added to Sherwood, not to mention be feasibly serviced by infrastructure and utilities.

For purposes of analysis, PNW Economics assumed a five-year timeframe for Brookman Addition
annexation and infrastructure and utility extension to all land zoned MDRL. Figure 11 provides a
resulting graphical representation of the City’s known 66-acre supply of MDRL-zoned land
including the Brookman Addition, along with demand for MDRL-zoned land as it cumulatively
grows to 60 acres of demand-driven need.

e By 2035, total MDRL-zoned land capacity including Brookman Addition (66 acres total) is
sufficient for estimated twenty-year need.

* However, before the Brookman Addition is annexed and fully serviceable and buildable,
Sherwood is still expected to have a short-term shortage of MDRL-zoned land with full
depletion expected within five years (2019).

FIGURE 11: INCORPORATED & BROOKMAN ADDITION MDRL-ZONED LAND RECONCILIATION, 2015-2035
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Historical (80%) Need For Single-Family & Total Sherwood Land Capacity Reconciliation

The Draft 2015 Housing Needs Analysis made the assumption that future housing tenure in
Sherwood would be the following:

e Ownership: 60%;

e Rental: 40%.

Historical housing market data for Sherwood indicate, however, that that assumption is a
significant change from the previous twenty years. Households that have moved to Sherwood
have demonstrated something far closer to the following:

e Ownership: 80%+;

e Rental: 20% maximum.

To the extent that future demand for Sherwood housing more closely follows historic pattern
and does not change so dramatically, the Draft 2015 Housing Needs Analysis underestimates
housing demand that the City will ultimately realize. This will have two specific effects:

e Faster depletion of existing residential land capacity; and

e Home price escalation and increasing housing affordability issues driven by scarcity.

At 80% of housing demand going to for-sale, detached homes based on historical average, 20-
year MDRL-zoned land demand is estimated to be 79 acres (roughly 4 acres annually) rather
than 60 acres (roughly 3 acres annually). Figure 12 provides a graphical representation of the
80% single-family housing demand scenario, the City's known 14-acre supply of MDRL-zoned
land within the current incorporated area of the City, and the addition of Brookman Addition
acreage by 2020.

FIGURE 12: SHERWOOD MDRL-ZONED LAND & 80% SINGLE-FAMILY DEMAND RECONCILIATION, 2015-2035
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Results are summarized as follows:

e By 2018, the existing 14-acre inventory of MDRL-zoned land is insufficient to meet
Sherwood housing need.

e The MDRL-zoned land deficit would continue for another year into 2019, with local
housing price escalation and affordability impacts.

e The addition of the Brookman Addition inventory of zoned land by 2020 would mitigate
the land shortage, but after the fact.

e By 2032, demand for MDRL-zoned land would again exceed the total 66-acre inventory
in Sherwood.

In other words, if Sherwood housing demand is more consistent with historical patterns,
Sherwood will face both a deficit of MDRL-zoned land within 4 years and again during the
planning period even with the Brookman Addition.
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Plannning Commission Meeting
December 8, 2015

Fidelity National Title

Company of Oregon

PRELIMINARY REPORT

In response to the application for a policy of title insurance referenced herein Fidelity National Title Company of
Oregon hereby reports that it is prepared to issue, or cause to be issued, as of the specified date, a policy or
policies of title insurance describing the land and the estate or interest hereinafter set forth, insuring against loss
which may be sustained by reason of any defect, lien or encumbrance not shown or referred to as an exception
herein or not excluded from coverage pursuant to the printed Schedules, Conditions and Stipulations or Conditions
of said policy forms.

The printed Exceptions and Exclusions from the coverage of said policy or policies are set forth in Exhibit One.
The policy to be issued may contain an arbitration clause. When the Amount of Insurance is less than that set
forth in the arbitration clause, all arbitrable matters shall be arbitrated at the option of either the Company or the
Insured as the exclusive remedy of the parties. Copies of the policy forms should be read. They are available
from the office which issued this report.

This report (and any supplements or amendments hereto) is issued solely for the purpose of facilitating the
issuance of a policy of title insurance and no liability is assumed hereby.

The policy(s) of title insurance to be issued hereunder will be policy(s) of Fidelity National Title Company of
Oregon, a/an Oregon corporation.

Please read the exceptions shown or referred to herein and the Exceptions and Exclusions set forth in
Exhibit One of this report carefully. The Exceptions and Exclusions are meant to provide you with notice
of matters which are not covered under the terms of the title insurance policy and should be carefully
considered.

It is important to note that this preliminary report is not a written representation as to the condition of title
and may not list all liens, defects and encumbrances affecting title to the land.

This preliminary report is for the exclusive use of the parties to the contemplated transaction, and the Company
does not have any liability to any third parties nor any liability until the full premium is paid and a policy is issued.
Until all necessary documents are placed of record, the Company reserves the right to amend or supplement this
preliminary report.

Countersigned

T2l —

Preliminary Report Printed: 08.25.15 @ 11:27 AM
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Plannning Commission Meeting
December 8, 2015

Fidelity National Title

Company of Oregon

5400 SW Meadows Road, Suite 100, Lake Oswego, OR 97035
(503)684-9236 FAX (503)684-7274

PRELIMINARY REPORT

ESCROW OFFICER: Samuel Goold ORDER NO.: 45141513518
TITLE OFFICER: David Boutin

TO: Fidelity National Title Company of Oregon
5400 SW Meadows Road, Suite 100
Lake Oswego, OR 97035

OWNER/SELLER: Joe M. Broadhurst and Mara J. Broadhurst

BUYER/BORROWER: TBD

PROPERTY ADDRESS: 17457 SW Parkway Court, Sherwood, OR 97140
17473 SW Parkway Court, Sherwood, OR 97140

17489 SW Parkway Court, Sherwood, OR 97140
17525 SW Parkway Court, Sherwood, OR 97140

EFFECTIVE DATE: August 13, 2015, 08:00 AM

1. THE POLICY AND ENDORSEMENTS TO BE ISSUED AND THE RELATED CHARGES ARE:

AMOUNT PREMIUM
ALTA Owner's Policy 2006 $ TBD $ TBD
Government Lien Search $ 100.00

2. THE ESTATE OR INTEREST IN THE LAND HEREINAFTER DESCRIBED OR REFERRED TO COVERED
BY THIS REPORT IS:

A Fee

3. TITLE TO SAID ESTATE OR INTEREST AT THE DATE HEREOF IS VESTED IN:
Joe M. Broadhurst and Mara J. Broadhurst

4. THE LAND REFERRED TO IN THIS REPORT IS SITUATED IN THE CITY OF SHERWOOD, COUNTY OF
WASHINGTON, STATE OF OREGON, AND IS DESCRIBED AS FOLLOWS:
SEE EXHIBIT "A" ATTACHED HERETO AND MADE A PART HEREOF

Preliminary Report Printed: 08.25.15 @ 11:27 AM
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Plannning Commission Meeting
December 8, 2015

Order No.: 45141513518

EXHIBIT "A"

Legal Description

TRACT 1:
Lot 7, PARKWAY PLAZA, in the City of Sherwood, County of Washington and State of Oregon
TRACT 2:

Parcels 1, 2 and 3, PARTITION PLAT NO. 2012-011, in the City of Sherwood, County of Washington and State of
Oregon

Preliminary Report Printed: 08.25.15 @ 11:27 AM
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Plannning Commission Meeting
December 8, 2015

Order No.: 45141513518

AS OF THE DATE OF THIS REPORT, ITEMS TO BE CONSIDERED AND EXCEPTIONS TO COVERAGE IN
ADDITION TO THE PRINTED EXCEPTIONS AND EXCLUSIONS IN THE POLICY FORM WOULD BE AS
FOLLOWS:

GENERAL EXCEPTIONS:

1. Taxes or assessments which are not shown as existing liens by the records of any taxing authority that
levies taxes or assessments on real property or by the Public Records; proceedings by a public agency
which may result in taxes or assessments, or notices of such proceedings, whether or not shown by the
records of such agency or by the Public Records.

2. Any facts, rights, interests or claims, which are not shown by the Public Records but which could be
ascertained by an inspection of the Land or by making inquiry of persons in possession thereof.

3. Easements, or claims of easement, which are not shown by the Public Records; reservations or
exceptions in patents or in Acts authorizing the issuance thereof; water rights, claims or title to water.

4, Any encroachment (of existing improvements located on the Land onto adjoining land or of existing
improvements located on adjoining land onto the subject Land), encumbrance, violation, variation or
adverse circumstance affecting the Title that would be disclosed by an accurate and complete land survey
of the subject Land.

5. Any lien or right to a lien for services, labor, material, equipment rental or workers compensation
heretofore or hereafter furnished, imposed by law and not shown by the Public Records.

SPECIFIC ITEMS AND EXCEPTIONS:

6. Unpaid Property Taxes are as follows:
Fiscal Year: 2014-2015
Amount: $3,605.16, plus interest, if any
Levy Code: 088.10
Account No.: R2160936
Map No.: 2S131BA-08200

Affects: Tract 1

Prior to close of escrow, please contact the Tax Collector's Office to confirm all amounts owing, including
current fiscal year taxes, supplemental taxes, escaped assessments and any delinquencies.

7. Unpaid Property Taxes are as follows:
Fiscal Year: 2014-2015
Amount: $1,565.38, plus interest, if any
Levy Code: 088.10
Account No.: R2177901
Map No.: 2S131AB-08000

Affects: Parcel 1 Tract 2

Prior to close of escrow, please contact the Tax Collector's Office to confirm all amounts owing, including
current fiscal year taxes, supplemental taxes, escaped assessments and any delinquencies.

8. Unpaid Property Taxes are as follows:
Fiscal Year: 2014-2015
Amount: $1,565.38, plus interest, if any
Levy Code: 088.10
Preliminary Report Printed: 08.25.15 @ 11:27 AM
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10.

11.

12.

13.

14.

15.

Plannning Commission Meeting
December 8, 2015

Order No.: 45141513518

Account No.: R2177903
Map No.: 2S131AB-08100
Affects: Parcel 2 Tract 2

Prior to close of escrow, please contact the Tax Collector's Office to confirm all amounts owing, including
current fiscal year taxes, supplemental taxes, escaped assessments and any delinquencies.

Unpaid Property Taxes are as follows:

Fiscal Year: 2014-2015

Amount: $1,672.62, plus interest, if any
Levy Code: 088.10

Account No.: R2177904

Map No.: 2S131AB-08200

Affects: Parcel 3 Tract 2

Prior to close of escrow, please contact the Tax Collector's Office to confirm all amounts owing, including
current fiscal year taxes, supplemental taxes, escaped assessments and any delinquencies.

Property taxes, which are a lien not yet due and payable, including any assessments collected with taxes
to be levied for the fiscal year 2015-2016.

City Liens, if any, in favor of the City of Sherwood. An inquiry has been directed to the City Clerk
concerning the status of said liens and a report will follow if such liens are found.

Limited access to and from the Land as set forth in Deed shown below, which provides that there shall be
no right of easement or right of access to, from or across the State Highway other than as expressly
provided for in said Deed:

Grantee: The Stat of Oregon, by and through the State Highway Commision
Recording Date: May 28, 1953
Recording No.: Book 345, Page 212

Limited access to and from the Land as set forth in Deed shown below, which provides that there shall be
no right of easement or right of access to, from or across the State Highway other than as expressly
provided for in said Deed:

Grantee: The Stat of Oregon, by and through the State Highway Commission
Recording Date: ~ August 10, 1954
Recording No.: Book 359, Page 250

Amendment(s)/Modification(s) by instrument:

Recording Date: June 6, 1980
Recording No: 80-020266

Easement(s) for the purpose(s) shown below and rights incidental thereto, as granted in a document:

Granted to: The State of Oregon, by and through its Department of Transportation

Purpose: Slopes, water, gas, electric and communication service lines, privacy, maintenance
and road approach

Recording Date: December 10, 2003

Recording No: 2003-203802

Affects: Reference is hereby made to said document for full particulars

Conditions and restrictions as established by the City of Sherwood:

Preliminary Report Printed: 08.25.15 @ 11:27 AM
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Granted to: The State of Oregon, by and through its Department of Transportation

Purpose: Slopes, utility and right-of-way
Ordinance No. / File No.:  2003-1151

Recording Date: December 10, 2003
Recording No.: 2003-203802

Affects: Reference is hereby made to said document for full particulars

16. Easement(s) for the purpose(s) shown below and rights incidental thereto, as granted in a document:
Granted to: The State of Oregon, by and through its Department of Transportation
Purpose: Slopes, water, gas, electric communication service lines, fixtures and facilities
Recording Date: December 14, 2004
Recording No: 2004-142139
Affects: Reference is hereby made to said document for full particulars
Note: Said easement also delineated by plat

17. Restrictions, but omitting restrictions, if any, based upon race, color, religion, sex, sexual orientation,
familial status, marital status, disability, handicap, national origin, ancestry, or source of income, as set
forth in applicable state or federal laws, except to the extent that said restriction is permitted by applicable
law, as shown on that certain plat
Name of Plat: Parkway Plaza
Affects: Tract 1

18. Easement(s) for the purpose(s) shown below and rights incidental thereto as delineated or as offered for
dedication, on the map of said tract/plat;
Purpose: Public utility, public sanitary sewer and public storm sewer
Affects: A portion of the South 20 feet of Tract 1, Reference is hereby made to said document
for full particulars

19. Easement(s) for the purpose(s) shown below and rights incidental thereto as delineated or as offered for
dedication, on the map of said tract/plat;
Purpose: Public storm drainage, private waterline and public access easement
Affects: Tracts 1 and 2, Reference is hereby made to said document for full particulars

20. A deed of trust to secure an indebtedness in the amount shown below,
Amount; $1,000,000.00
Dated: January 22, 2007
Trustor/Grantor: Joseph and Mara Broadhurst, as tenants by the entirety
Trustee: First American Title Insurance Company
Beneficiary: Community Financial Corporation, an Oregon corporation
Loan No.: 300 59135
Recording Date: January 25, 2007
Recording No.: 2007-008892
Note: Affects additional property
The Deed of Trust set forth above is purported to be a “Credit Line” Deed of Trust. It is a requirement that
the Trustor/Grantor of said Deed of Trust provide written authorization to close said credit line account to
the Lender when the Deed of Trust is being paid off through the Company or other Settlement/Escrow
Agent or provide a satisfactory subordination of this Deed of Trust to the proposed Deed of Trust to be
recorded at closing.
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Consent Affidavit,

Recording Date: ~ April 21, 2008
Recording No: 2008-036044

Amendment to said trust deed for a credit limit increase

Executed by: Joseph M. and Mara J. Broadhurst and Community Financial Corporation
New Principal Amount: $1,250,000.00

Recording Date: January 27, 2009

Recording No: 2009-006424

An agreement to modify the terms and provisions of said deed of trust as therein provided

Executed by: Joseph M. and Mara J. Broadhurst and Community Financial Corporation
Recording Date: June 30, 2011
Recording No: 2011-046246

Memorandum of Workout and Priority Agreement

Recording Date: June 30, 2011

Recording No.: 2011-046248

21. Covenants, conditions and restrictions but omitting any covenants or restrictions, if any, including but not
limited to those based upon race, color, religion, sex, sexual orientation, familial status, marital status,
disability, handicap, national origin, ancestry, source of income, gender, gender identity, gender
expression, medical condition or genetic information, as set forth in applicable state or federal laws,
except to the extent that said covenant or restriction is permitted by applicable law, as set forth in the
document
Recording Date: October 14, 2010
Recording No: 2010-081774
Affects: Tract 1
Amendment(s)/Modification(s) of said covenants, conditions and restrictions
Recording Date: October 26, 2010
Recording No: 2010-084681

22. Restrictions, but omitting restrictions, if any, based upon race, color, religion, sex, sexual orientation,
familial status, marital status, disability, handicap, national origin, ancestry, or source of income, as set
forth in applicable state or federal laws, except to the extent that said restriction is permitted by applicable
law, as shown on that certain plat
Name of Plat: Partition Plat No. 2012-011
Affects: Tract 2

23. Easement(s) for the purpose(s) shown below and rights incidental thereto as delineated or as offered for
dedication, on the map of said tract/plat;
Purpose: Slope, water, gas, electric and communication service lines, fixtures and facilities
Affects: East 13.12 feet of Tract 2

24. Easement(s) for the purpose(s) shown below and rights incidental thereto as delineated or as offered for
dedication, on the map of said tract/plat;
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Purpose: Public access
Affects: Tract 2, reference is hereby made to said document for full particulars.

25. Easement(s) for the purpose(s) shown below and rights incidental thereto as delineated or as offered for

dedication, on the map of said tract/plat;
Purpose: Private storm drainage
Affects: Parcel 1 of Tract 2, reference is hereby made to said document for full particulars.

26. Easement(s) for the purpose(s) shown below and rights incidental thereto as delineated or as offered for

dedication, on the map of said tract/plat;
Purpose: Private sanitary sewer easement
Affects: Parcel 2 of Tract 2, reference is hereby made to said document for full particulars.

27. Easement(s) for the purpose(s) shown below and rights incidental thereto as delineated or as offered for

dedication, on the map of said tract/plat;
Purpose: Public sanitary sewer
Affects: Reference is hereby made to said document for full particulars

28. Easement(s) for the purpose(s) shown below and rights incidental thereto as delineated or as offered for

dedication, on the map of said tract/plat;
Purpose: Public utility
Affects: South 8.00 feet of Tract 1 and Parcel 3 of Tract 2
29. Declaration of Access Easement and Maintenance Agreement, including the terms and provisions thereof
Recording Date: March 20, 2012
Recording No.: 2012-020907
Affects: Tract 2
30. Reciprocal Parking Agreement, including the terms and provisions thereof
Recording Date: March 20, 2012
Recording No.: 2012-020908
Affects: Tract 2
31. If requested to issue an extended coverage ALTA loan policy, the following matters must be addressed:
a) The rights of tenants holding under unrecorded leases or tenancies
b) Matters disclosed by a statement as to parties in possession and as to any construction, alterations or
repairs to the Land within the last 75 days. The Company must be notified in the event that any funds
are to be used for construction, alterations or repairs.

c) Any facts which would be disclosed by an accurate survey of the Land

ADDITIONAL REQUIREMENTS/NOTES:

A. Washington County imposes a transfer tax of $1.00 per $1,000 (or fraction thereof) of the selling price in a
real estate transfer, unless the county approves an exemption application. Exemption criteria and
applications are available at the county’s website, see:
http://www.co.washington.or.us/AssessmentTaxation/Recording/TransferTaxExemption/index.cfm.

B. In addition to the standard policy exceptions, the exceptions enumerated above shall appear on the final
2006 ALTA Policy unless removed prior to issuance.
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C. Note: No utility search has been made or will be made for water, sewer or storm drainage charges unless
the City/Service District claims them as liens (i.e. foreclosable) and reflects them on its lien docket as of
the date of closing. Buyers should check with the appropriate city bureau or water service district and
obtain a billing cutoff. Such charges must be adjusted outside of escrow.

D. Note: We find no Notice of Completion recorded on said Land.

E. Note: The name(s) of the proposed insured(s) furnished with this application for title insurance is/are:

No names were furnished with the application. Please provide the name(s) of the buyers as soon as

possible.
F. Note: There are NO conveyances affecting said Land recorded within 24 months of the date of this report.
G. Recording Charge (Per Document) is the following:

County First Page Each Additional Page

Multnomah $46.00 $5.00

Washington $41.00 $5.00

Clackamas $53.00 $5.00

Yambhill $41.00 $5.00

Note: When possible the company will record electronically. An additional charge of $5.00 applies to each
document that is recorded electronically.

H. Note: Effective January 1, 2008, Oregon law (ORS 314.258) mandates withholding of Oregon income
taxes from sellers who do not continue to be Oregon residents or qualify for an exemption. Please contact
your Escrow Closer for further information.

l. THE FOLLOWING NOTICE IS REQUIRED BY STATE LAW: YOU WILL BE REVIEWING, APPROVING
AND SIGNING IMPORTANT DOCUMENTS AT CLOSING. LEGAL CONSEQUENCES FOLLOW FROM
THE SELECTION AND USE OF THESE DOCUMENTS. YOU MAY CONSULT AN ATTORNEY ABOUT
THESE DOCUMENTS. YOU SHOULD CONSULT AN ATTORNEY IF YOU HAVE QUESTIONS OR
CONCERNS ABOUT THE TRANSACTION OR ABOUT THE DOCUMENTS. IF YOU WISH TO REVIEW
TRANSACTION DOCUMENTS THAT YOU HAVE NOT SEEN, PLEASE CONTACT THE ESCROW
AGENT.

J. Note: This map/plat is being furnished as an aid in locating the herein described Land in relation to
adjoining streets, natural boundaries and other land. Except to the extent a policy of title insurance is
expressly modified by endorsement, if any, the Company does not insure dimensions, distances or
acreage shown thereon.
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EXHIBIT ONE

2006 AMERICAN LAND TITLE ASSOCIATION LOAN POLICY (06-17-06)
EXCLUSIONS FROM COVERAGE

The following matters are expressly excluded from the coverage of this policy and the
Company will not pay loss or damage, costs, attorneys' fees or expenses that arise by
reason of:
1. (a) Any law, ordinance or governmental regulation (including but not limited to
building and zoning) restricting, regulating, prohibiting or relating to
(i) the occupancy, use, or enjoyment of the Land;
(i) the character, dimensions or location of any improvement erected on the land;
(iii) the subdivision of land; or
(iv) environmental protection;
or the effect of any violation of these laws, ordinances or governmental
regulations. This Exclusion 1(a) does not modify or limit the coverage provided
under Covered Risk 5.

(b) Any governmental police power. This Exclusion 1(b) does not modify or limit the
coverage provided under Covered Risk 6.

2. Rights of eminent domain. This Exclusion does not modify or limit the coverage

provided under Covered Risk 7 or 8.

3. Defects, liens, encumbrances, adverse claims, or other matters

(a) created, suffered, assumed or agreed to by the Insured Claimant;

(b) not known to the Company, not recorded in the Public Records at Date of Policy,
but known to the Insured Claimant and not disclosed in writing to the Company by
the Insured Claimant prior to the date the Insured Claimant became an Insured
under this policy;

(c) resulting in no loss or damage to the Insured Claimant;

(d) attaching or created subsequent to Date of Policy (however, this does not modify
or limit the coverage provided under Covered Risk 11, 13, or 14); or

(e) resulting in loss or damage that would not have been sustained if the Insured
Claimant had paid value for the Insured Mortgage.

4. Unenforceability of the lien of the Insured Mortgage because of the inability or failure
of an Insured to comply with the applicable doing-business laws of the state where
the Land is situated.

5. Invalidity or unenforceability in whole or in part of the lien of the Insured Mortgage that
arises out of the transaction evidenced by the Insured Mortgage and is based upon
usury or any consumer credit protection or truth-in-lending law.

6. Any claim, by reason of the operation of federal bankruptcy, state insolvency or
similar creditors' rights laws, that the transaction creating the lien of the Insured
Mortgage, is
(a) a fraudulent conveyance or fraudulent transfer, or
(b) a preferential transfer for any reason not stated in the Covered Risk 13(b) of this

policy.

7. Any lien on the Title for real estate taxes or assessments imposed by governmental
authority and created or attaching between Date of Policy and the date of recording of
the Insured Mortgage in the Public Records. This Exclusion does not modify or limit
the coverage provided under Covered Risk 11(b).

The above policy form may be issued to afford either Standard Coverage or Extended Coverage. In addition to the above
Exclusions from Coverage, the Exceptions from Coverage in a Standard Coverage policy will also include the following Exceptions from Coverage.

SCHEDULE B - GENERAL EXCEPTIONS FROM COVERAGE

This policy does not insure against loss or damage (and the Company will not pay costs, attorneys' fees or expenses) which arise by reason of:

1. Taxes or assessments which are not shown as existing liens by the records of any
taxing authority that levies taxes or assessments on real property or by the Public
Records; proceedings by a public agency which may result in taxes or assessments,
or notices of such proceedings, whether or not shown by the records of such agency
or by the Public Records.

2. Facts, rights, interests or claims which are not shown by the Public Records but which
could be ascertained by an inspection of the Land or by making inquiry of persons in
possession thereof.

3. Easements, or claims of easement, not shown by the Public Records; reservations or
exceptions in patents or in Acts authorizing the issuance thereof, water rights, claims
or title to water.

4. Any encroachment, encumbrance, violation, variation, or adverse circumstance
affecting the Title that would be disclosed by an accurate and complete land survey of
the Land. The term “"encroachment" includes encroachments of existing
improvements located on the Land onto adjoining land, and encroachments onto the
Land of existing improvements located on adjoining land.

5. Any lien for services, labor or material heretofore or hereafter furnished, or for
contributions due to the State of Oregon for unemployment compensation or worker's
compensation, imposed by law and not shown by the Public Records.

2006 AMERICAN LAND TITLE ASSOCIATION OWNER'S POLICY (06-17-06)
EXCLUSIONS FROM COVERAGE

The following matters are expressly excluded from the coverage of this policy and the
Company will not pay loss or damage, costs, attorneys' fees or expenses that arise by
reason of:
1. (a) Any law, ordinance or governmental regulation (including but not limited to
building and zoning) restricting, regulating, prohibiting or relating to
(i) the occupancy, use, or enjoyment of the Land;
(i) the character, dimensions or location of any improvement erected on the land;
(i) the subdivision of land; or
(iv) environmental protection;
or the effect of any violation of these laws, ordinances or governmental
regulations. This Exclusion 1(a) does not modify or limit the coverage provided
under Covered Risk 5.
(b) Any governmental police power. This Exclusion 1(b) does not modify or limit the
coverage provided under Covered Risk 6.
2. Rights of eminent domain. This Exclusion does not modify or limit the coverage
provided under Covered Risk 7 or 8.
3. Defects, liens, encumbrances, adverse claims, or other matters
(a) created, suffered, assumed or agreed to by the Insured Claimant;

(b) not known to the Company, not recorded in the Public Records at Date of Policy,
but known to the Insured Claimant and not disclosed in writing to the Company by
the Insured Claimant prior to the date the Insured Claimant became an Insured
under this policy;

(c) resulting in no loss or damage to the Insured Claimant;

(d) attaching or created subsequent to Date of Policy (however, this does not modify
or limit the coverage provided under Covered Risk 9 and 10); or

(e) resulting in loss or damage that would not have been sustained if the Insured
Claimant had paid value for the Title.

4. Any claim, by reason of the operation of federal bankruptcy, state insolvency or
similar creditors' rights laws, that the transaction creating the lien of the Insured
Mortgage, is
(a) a fraudulent conveyance or fraudulent transfer, or
(b) a preferential transfer for any reason not stated in the Covered Risk 9 of this

policy.

7. Any lien on the Title for real estate taxes or assessments imposed by governmental
authority and created or attaching between Date of Policy and the date of recording of
the deed or other instrument of transfer in the Public Records that vests Title as
shown in Schedule A.

The above policy form may be issued to afford either Standard Coverage or Extended Coverage. In addition to the above
Exclusions from Coverage, the Exceptions from Coverage in a Standard Coverage policy will also include the following Exceptions from Coverage.

SCHEDULE B - GENERAL EXCEPTIONS FROM COVERAGE

This policy does not insure against loss or damage (and the Company will not pay costs, attorneys' fees or expenses) which arise by reason of:

1. Taxes or assessments which are not shown as existing liens by the records of any
taxing authority that levies taxes or assessments on real property or by the Public
Records; proceedings by a public agency which may result in taxes or assessments,
or notices of such proceedings, whether or not shown by the records of such agency
or by the Public Records.

2. Facts, rights, interests or claims which are not shown by the Public Records but which
could be ascertained by an inspection of the Land or by making inquiry of persons in
possession thereof.

3. Easements, or claims of easement, not shown by the Public Records; reservations or
exceptions in patents or in Acts authorizing the issuance thereof, water rights, claims
or title to water.

4. Any encroachment, encumbrance, violation, variation, or adverse circumstance
affecting the Title that would be disclosed by an accurate and complete land survey of
the Land. The term "encroachment" includes encroachments of existing
improvements located on the Land onto adjoining land, and encroachments onto the
Land of existing improvements located on adjoining land.

5. Any lien for services, labor or material heretofore or hereafter furnished, or for
contributions due to the State of Oregon for unemployment compensation or worker's
compensation, imposed by law and not shown by the Public Records.
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Effective: May 1, 2015
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Fidelity National Financial, Inc. and its majority-owned subsidiary
companies providing real estate- and loan-related services
(collectively, "FNF", "our" or "we") respect and are committed to
protecting your privacy. This Privacy Notice lets you know how and
for what purposes your Personal Information (as defined herein) is
being collected, processed and used by FNF. We pledge that we
will take reasonable steps to ensure that your Personal Information
will only be used in ways that are in compliance with this Privacy
Notice. The provision of this Privacy Notice to you does not create
any express or implied relationship, or create any express or implied
duty or other obligation, between Fidelity National Financial, Inc. and
you. See also No Representations or Warranties below.

This Privacy Notice is only in effect for any generic information and
Personal Information collected and/or owned by FNF, including
collection through any FNF website and any online features,
services and/or programs offered by FNF (collectively, the
"Website"). This Privacy Notice is not applicable to any other web
pages, mobile applications, social media sites, email lists, generic
information or Personal Information collected and/or owned by any
entity other than FNF.

How Information is Collected

The types of personal information FNF collects may include, among

other things (collectively, "Personal Information"): (1) contact

information (e.g., name, address, phone number, email address);

(2) demographic information (e.g., date of birth, gender marital

status); (3) Internet protocol (or IP) address or device ID/UDID; (4)

social security number (SSN), student ID (SIN), driver's license,

passport, and other government ID numbers; (5) financial account

information; and (6) information related to offenses or criminal

convictions.

In the course of our business, we may collect Personal Information

about you from the following sources:

e  Applications or other forms we receive from you or your
authorized representative;

. Information we receive from you through the Website;

. Information about your transactions with or services performed
by us, our affiliates, or others; and

. From consumer or other reporting agencies and public records
maintained by governmental entities that we either obtain
directly from those entities, or from our affiliates or others.

Additional Ways Information is Collected Through the Website

Browser Log Files. Our servers automatically log each visitor
to the Website and collect and record certain information about
each visitor. This information may include IP address, browser
language, browser type, operating system, domain names, browsing
history (including time spent at a domain, time and date of your
visit), referring/exit web pages and URLs, and number of clicks. The
domain name and IP address reveal nothing personal about the
user other than the IP address from which the user has accessed
the Website.

Cookies. From time to time, FNF or other third parties may
send a "cookie" to your computer. A cookie is a small piece of data
that is sent to your Internet browser from a web server and stored
on your computer’s hard drive and that can be re-sent to the serving
website on subsequent visits. A cookie, by itself, cannot read other
data from your hard disk or read other cookie files already on your
computer. A cookie, by itself, does not damage your system. We,
our advertisers and other third parties may use cookies to identify
and keep track of, among other things, those areas of the Website

and third party websites that you have visited in the past in order to
enhance your next visit to the Website. You can choose whether or
not to accept cookies by changing the settings of your Internet
browser, but some functionality of the Website may be impaired or
not function as intended. See the Third Party Opt Out section below.

Web Beacons. Some of our web pages and electronic
communications may contain images, which may or may not be
visible to you, known as Web Beacons (sometimes referred to as
"clear gifs"). Web Beacons collect only limited information that
includes a cookie number; time and date of a page view; and a
description of the page on which the Web Beacon resides. We may
also carry Web Beacons placed by third party advertisers. These
Web Beacons do not carry any Personal Information and are only
used to track usage of the Website and activities associated with
the Website. See the Third Party Opt Out section below.

Unique Identifier. We may assign you a unique internal
identifier to help keep track of your future visits. We may use this
information to gather aggregate demographic information about our
visitors, and we may use it to personalize the information you see
on the Website and some of the electronic communications you
receive from us. We keep this information for our internal use, and
this information is not shared with others.

Third Party Opt Out. Although we do not presently, in the future
we may allow third-party companies to serve advertisements and/or
collect certain anonymous information when you visit the Website.
These companies may use non-personally identifiable information
(e.g., click stream information, browser type, time and date, subject
of advertisements clicked or scrolled over) during your visits to the
Website in order to provide advertisements about products and
services likely to be of greater interest to you. These companies
typically use a cookie or third party Web Beacon to collect this
information, as further described above. Through these
technologies, the third party may have access to and use
non-personalized information about your online usage activity.

You can opt-out of certain online behavioral services through any

one of the ways described below. After you opt-out, you may

continue to receive advertisements, but those advertisements will no

longer be as relevant to you.

e  You can opt-out via the Network Advertising Initiative industry
opt-out at_http://www.networkadvertising.org/.

e You can opt-out via the Consumer Choice Page at
www.aboutads.info.

e  Forthose in the U.K., you can opt-out via the IAB UK's industry
opt-out at www.youronlinechoices.com.

e You can configure your web browser (Chrome, Firefox, Internet
Explorer, Safari, etc.) to delete and/or control the use of
cookies.

More information can be found in the Help system of your browser.
Note: If you opt-out as described above, you should not delete your
cookies. If you delete your cookies, you will need to opt-out again.

Use of Personal Information

Information collected by FNF is used for three main purposes:

e To provide products and services to you or one or more third
party service providers (collectively, "Third Parties") who are
obtaining services on your behalf or in connection with a
transaction involving you.

e  To improve our products and services that we perform for you
or for Third Parties.

e To communicate with you and to inform you about FNF’s,
FNF’s affiliates and third parties’ products and services.
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When Information Is Disclosed By FNF
We may provide your Personal Information (excluding information
we receive from consumer or other credit reporting agencies) to
various individuals and companies, as permitted by law, without
obtaining your prior authorization. Such laws do not allow
consumers to restrict these disclosures. Disclosures may include,
without limitation, the following:

e To agents, brokers, representatives, or others to provide you
with services you have requested, and to enable us to detect or
prevent criminal activity, fraud, material misrepresentation, or
nondisclosure in connection with an insurance transaction;

e To third-party contractors or service providers who provide
services or perform marketing services or other functions on
our behalf;

e To law enforcement or other governmental authority in
connection with an investigation, or civil or criminal subpoenas
or court orders; and/or

e To lenders, lien holders, judgment creditors, or other parties
claiming an encumbrance or an interest in title whose claim or
interest must be determined, settled, paid or released prior to a
title or escrow closing.

In addition to the other times when we might disclose information
about you, we might also disclose information when required by law
or in the good-faith belief that such disclosure is necessary to: (1)
comply with a legal process or applicable laws; (2) enforce this
Privacy Notice; (3) respond to claims that any materials, documents,
images, graphics, logos, designs, audio, video and any other
information provided by you violates the rights of third parties; or (4)
protect the rights, property or personal safety of FNF, its users or
the public.

We maintain reasonable safeguards to keep the Personal
Information that is disclosed to us secure. We provide Personal
Information and non-Personal Information to our subsidiaries,
affiliated companies, and other businesses or persons for the
purposes of processing such information on our behalf and
promoting the services of our trusted business partners, some or all
of which may store your information on servers outside of the United
States. We require that these parties agree to process such
information in compliance with our Privacy Notice or in a similar,
industry-standard manner, and we use reasonable efforts to limit
their use of such information and to use other appropriate
confidentiality and security measures. The use of your information
by one of our trusted business partners may be subject to that
party’s own Privacy Notice. We do not, however, disclose
information we collect from consumer or credit reporting agencies
with our affiliates or others without your consent, in conformity with
applicable law, unless such disclosure is otherwise permitted by
law.

We also reserve the right to disclose Personal Information and/or
non-Personal Information to take precautions against liability,
investigate and defend against any third-party claims or allegations,
assist government enforcement agencies, protect the security or
integrity of the Website, and protect the rights, property, or personal
safety of FNF, our users or others.

We reserve the right to transfer your Personal Information, as well
as any other information, in connection with the sale or other
disposition of all or part of the FNF business and/or assets. We also
cannot make any representations regarding the use or transfer of
your Personal Information or other information that we may have in
the event of our bankruptcy, reorganization, insolvency, receivership
or an assignment for the benefit of creditors, and you expressly
agree and consent to the use and/or transfer of your Personal
Information or other information in connection with a sale or transfer
of some or all of our assets in any of the above described
proceedings. Furthermore, we cannot and will not be responsible for
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any breach of security by any third parties or for any actions of any
third parties that receive any of the information that is disclosed to
us.

Information From Children

We do not collect Personal Information from any person that we
know to be under the age of thirteen (13). Specifically, the Website
is not intended or designed to attract children under the age of
thirteen (13). You affirm that you are either more than 18 years of
age, or an emancipated minor, or possess legal parental or guardian
consent, and are fully able and competent to enter into the terms,
conditions, obligations, affirmations, representations, and warranties
set forth in this Privacy Notice, and to abide by and comply with this
Privacy Notice. In any case, you affirm that you are over the age of
13, as THE WEBSITE IS NOT INTENDED FOR CHILDREN
UNDER 13 THAT ARE UNACCOMPANIED BY HIS OR HER
PARENT OR LEGAL GUARDIAN.

Parents should be aware that FNF’s Privacy Notice will govern our
use of Personal Information, but also that information that is
voluntarily given by children — or others — in email exchanges,
bulletin boards or the like may be used by other parties to generate
unsolicited communications. FNF encourages all parents to instruct
their children in the safe and responsible use of their Personal
Information while using the Internet.

Privacy Outside the Website

The Website may contain various links to other websites, including
links to various third party service providers. FNF is not and cannot
be responsible for the privacy practices or the content of any of
those other websites. Other than under agreements with certain
reputable organizations and companies, and except for third party
service providers whose services either we use or you voluntarily
elect to utilize, we do not share any of the Personal Information that
you provide to us with any of the websites to which the Website
links, although we may share aggregate, non-Personal Information
with those other third parties. Please check with those websites in
order to determine their privacy policies and your rights under them.

European Union Users

If you are a citizen of the European Union, please note that we may
transfer your Personal Information outside the European Union for
use for any of the purposes described in this Privacy Notice. By
providing FNF with your Personal Information, you consent to both
our collection and such transfer of your Personal Information in
accordance with this Privacy Notice.

Choices With Your Personal Information

Whether you submit Personal Information to FNF is entirely up to
you. You may decide not to submit Personal Information, in which
case FNF may not be able to provide certain services or products to
you.

You may choose to prevent FNF from disclosing or using your
Personal Information under certain circumstances ("opt out"). You
may opt out of any disclosure or use of your Personal Information
for purposes that are incompatible with the purpose(s) for which it
was originally collected or for which you subsequently gave
authorization by notifying us by one of the methods at the end of this
Privacy Notice. Furthermore, even where your Personal Information
is to be disclosed and used in accordance with the stated purposes
in this Privacy Notice, you may elect to opt out of such disclosure to
and use by a third party that is not acting as an agent of FNF. As
described above, there are some uses from which you cannot
opt-out.

Please note that opting out of the disclosure and use of your
Personal Information as a prospective employee may prevent you
from being hired as an employee by FNF to the extent that provision
of your Personal Information is required to apply for an open
position.
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If FNF collects Personal Information from you, such information will
not be disclosed or used by FNF for purposes that are incompatible
with the purpose(s) for which it was originally collected or for which
you subsequently gave authorization unless you affirmatively
consent to such disclosure and use.

You may opt out of online behavioral advertising by following the
instructions set forth above under the above section "Additional
Ways That Information Is Collected Through the Website,"
subsection "Third Party Opt Out."

Access and Correction

To access your Personal Information in the possession of FNF and
correct inaccuracies of that information in our records, please
contact us in the manner specified at the end of this Privacy Notice.
We ask individuals to identify themselves and the information
requested to be accessed and amended before processing such
requests, and we may decline to process requests in limited
circumstances as permitted by applicable privacy legislation.

Your California Privacy Rights

Under California’s "Shine the Light" law, California residents who
provide certain personally identifiable information in connection with
obtaining products or services for personal, family or household use
are entitled to request and obtain from us once a calendar year
information about the customer information we shared, if any, with
other businesses for their own direct marketing uses. If applicable,
this information would include the categories of customer
information and the names and addresses of those businesses with
which we shared customer information for the immediately prior
calendar year (e.g., requests made in 2015 will receive information
regarding 2014 sharing activities).

To obtain this information on behalf of FNF, please send an email
message to privacy@fnf.com with "Request for California Privacy
Information” in the subject line and in the body of your message. We
will provide the requested information to you at your email address
in response.

Please be aware that not all information sharing is covered by the
"Shine the Light" requirements and only information on covered
sharing will be included in our response.

Additionally, because we may collect your Personal Information
from time to time, California’s Online Privacy Protection Act requires
us to disclose how we respond to "do not track" requests and other
similar mechanisms. Currently, our policy is that we do not
recognize "do not track" requests from Internet browsers and similar
devices.

ENF Compliance with California Online Privacy Protection Act
For some websites which FNF or one of its companies owns, such
as the Customer CareNet ("CCN"), FNF is acting as a third party
service provider to a mortgage loan servicer. In those instances, we
may collect certain information on behalf of that mortgage loan
servicer for fulfilling a service to that mortgage loan servicer. For
example, you may access CCN to complete a transaction with your
mortgage loan servicer. During this transaction, the information
which we may collect on behalf of the mortgage loan servicer is as
follows:

. First and Last Name

Property Address

User Name

Password

Loan Number

Social Security Number - masked upon entry

Email Address

Three Security Questions and Answers

IP Address

The information you submit is then transferred to your mortgage
loan servicer by way of CCN.

Plannning Commission Meeting
December 8, 2015

The mortgage loan servicer is responsible for taking action or
making changes to any consumer information submitted
through this website. For example, if you believe that your
payment or user information is incorrect, you must contact
your mortgage loan servicer.

CCN does not share consumer information with third parties, other
than those with which the mortgage loan servicer has contracted to
interface with the CCN application.

All sections of the FNF Privacy Notice apply to your interaction with
CCN, except for the sections titled Choices with Your Personal
Information and Access and Correction. If you have questions
regarding the choices you have with regard to your personal
information or how to access or correct your personal information,
you should contact your mortgage loan servicer.

No Representations or Warranties

By providing this Privacy Notice, Fidelity National Financial, Inc.
does not make any representations or warranties whatsoever
concerning any products or services provided to you by its
majority-owned subsidiaries. In addition, you also expressly agree
that your use of the Website is at your own risk. Any services
provided to you by Fidelity National Financial, Inc. and/or the
Website are provided "as is" and "as available" for your use, without
representations or warranties of any kind, either express or implied,
unless such warranties are legally incapable of exclusion. Fidelity
National Financial, Inc. makes no representations or warranties that
any services provided to you by it or the Website, or any services
offered in connection with the Website are or will remain
uninterrupted or error-free, that defects will be corrected, or that the
web pages on or accessed through the Website, or the servers used
in connection with the Website, are or will remain free from any
viruses, worms, time bombs, drop dead devices, Trojan horses or
other harmful components. Any liability of Fidelity National
Financial, Inc. and your exclusive remedy with respect to the use of
any product or service provided by Fidelity National Financial, Inc.
including on or accessed through the Website, will be the
re-performance of such service found to be inadequate.

Your Consent To This Privacy Notice

By submitting Personal Information to FNF, you consent to the
collection and use of information by us as specified above or as we
otherwise see fit, in compliance with this Privacy Notice, unless you
inform us otherwise by means of the procedure identified below. If
we decide to change this Privacy Notice, we will make an effort to
post those changes on the Website. Each time we collect
information from you following any amendment of this Privacy
Notice will signify your assent to and acceptance of its revised terms
for all previously collected information and information collected
from you in the future. We may use comments, information or
feedback that you may submit in any manner that we may choose
without notice or compensation to you.

If you have additional questions or comments, please let us know by
sending your comments or requests to:

Fidelity National Financial, Inc.
601 Riverside Avenue
Jacksonville, Florida 32204
Attn: Chief Privacy Officer
(888) 934-3354
privacy@fnf.com

Copyright © 2015. Fidelity National Financial, Inc.
All Rights Reserved.

EFFECTIVE AS OF: MAY 1, 2015
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purpose of assisting in locating the premises. No liabilities are assumed for
inaccuracies contained herein or for variations, if any, in dimensions, area or

location of the premises or the location of improvements ascertained by actual
survey.
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~
CleanWater\\( Services

Clean Water Services File Number

15-001661

Sensitive Area Pre-Screening Site Assessment

. Jurisdiction: Washington County

. Property Information (example 1S234AB01400)
Tax lot ID(s): _2S131AB08200, 25131AB08100

25131AB08000, 25131BA08200

Site Address: 17457,17473,17525 & 17489 SW Parkway Court

City, State, Zip: Sherwood, Or. 97140

Nearest Cross Street: SW Meinecke Parkway

3. Owner Information

Name: Joseph and Mara Broadhurst

Company:
Address: 28440 SW Ladd Hill Road
City, State, Zip: Sherwood, Or. 97140
Phone/Fax: 503-625-3988

E-Mail: jbroadhrst@aol.com

. Development Activity (check all that apply)
Addition to Single Family Residence (rooms, deck, garage)

. Applicant Information

Name: Joseph Broadhurst

Lot Line Adjustment [ Minor Land Partition

U

- Company:
[ Residential Condominium [ Commercial Condominium

X

|

Address: 28440 SW Ladd Hill Road

Residential Subdivision [ Commercial Subdivision
Single Lot Commercial [ Multi Lot Commercial
Other

City, State, Zip: Sherwood, Or. 97140
Phone/Fax: 503-625-3988
E-Mail: jbroadhrst@aol.com

6. Will the project involve any off-site work? [] Yes No [ Unknown

Location and description of off-site work

7. Additional comments or information that may be needed to understand your project

This is a last piece of land that has been a part of 3 previous subdivisions. It has been pre-screen

This application does NOT replace Grading and Erosion Control Permits, Connection Permits, Building Permits, Site Development Permits, DEQ
1200-C Permit or other permits as issued by the Department of Environmental Quality, Department of State Lands and/or Department of the Army
COE. All required permits and approvals must be obtained and completed under applicable local, state, and federal law.

By signing this form, the Owner or Owner’s authorized agent or representative, acknowledges and agrees that employees of Clean Water Services have authority
to enter the project site at all reasonable times for the purpose of inspecting project site conditions and gathering information related to the project site. | certify
that | am familiar with the information contained in this document, and to the best of my knowledge and belief, this information is true, complete, and accurate.

Print/Type Name Joseph Broadhurst Print/Type Title Owner
ONLINE SUBMITTAL

Date 5/29/2015

FOR DISTRICT USE ONLY

[_] Sensitive areas potentially exist on site or within 200’ of the site. THE APPLICANT MUST PERFORM A SITE ASSESSMENT PRIOR TO ISSUANCE OF A
SERVICE PROVIDER LETTER. If Sensitive Areas exist on the site or within 200 feet on adjacent properties, a Natural Resources Assessment Report
may also be required.

Based on review of the submitted materials and best available information Sensitive areas do not appear to exist on site or within 200’ of the site. This
Sensitive Area Pre-Screening Site Assessment does NOT eliminate the need to evaluate and protect water quality sensitive areas if they are subsequently
discovered. This document will serve as your Service Provider letter as required by Resolution and Order 07-20, Section 3.02.1. All required permits and
approvals must be obtained and completed under applicable local, State, and federal law.

[_] Based on review of the submitted materials and best available information the above referenced project will not significantly impact the existing or potentially
sensitive area(s) found near the site. This Sensitive Area Pre-Screening Site Assessment does NOT eliminate the need to evaluate and protect additional water
quality sensitive areas if they are subsequently discovered. This document will serve as your Service Provider letter as required by Resolution and Order
07-20, Section 3.02.1. All required permits and approvals must be obtained and completed under applicable local, state and federal law.

[_1 This Service Provider Letter is not valid unless CWS approved site plan(s) are attached.

(L1 The proposed activity does not meet the definition of development or the lot was platted after 9/9/95 ORS 92.040(2). NO SITE ASSESSMENT OR
SERVICE PROVIDER LETTER IS REQUIRED.

Reviewed by Pt AP W

Hillsboro, Oregon 97123 -

Date 6/1/15

2550 SW Hillsboro Highway ¢

Phone: (503) 681-5100 + Fax: (503) 681-4439 +« www.cleanwaterservices.org
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Meeting Date: May 11, 2015

< -
y\\ Pre-Application Conference Notes
e | PAC 15-03
City of
h d

ity
Sherwoo Planning Staff Contact: Michelle Miller

Oregon 503-625-4242 or millerm@sherwoodoregon.gov

Home of the Tialatin River National Wildlife Refuge

Zone Change and Subdivision (s)

aspects related to site planning that should apply to the development of your proposal.

application.

PLEASE NOTE: The conference and notes cannot cover all Code requirements and

Failure of the staff to provide information required by the Code shall ‘not constitute a
waiver of the applicable standards or requirements. It is recommended that a
prospective applicant either obtain and read the Community Development Code or ask
any questions of City staff relative to Code requirements prior to submitting an

Proposed project name: Broadhurst Rezone, Parkway Plaza
Residential Subdivision

PROPOSAL DESCRIPTION:

Change the zone from GC to MDRH
Proposal for an 8-lot subdivision for single-family homes

OWNER/APPLICANT:
Applicant’s Representative: AKS Engineering
12965 SW Herman RD.

Tualatin OR 97062
Contact: Chris Goodell-503-563-6151

PROPERTY LOCATION: 17457, 17473, 17489, SW Parkway Ct.

Identified potential constraints/issues (wetlands, steep slopes, easements, etc?) steep slopes verify
easement locations

Issues identified in the pre-app will likely concern the zone change and the easement issues.
Based on the information provided, NECESSARY APPLICATIONS: Subdivision, Plan Amendment

May 11, 2015-Parkway Plaza Re-zone and Residential Subdivision 143
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Zone Change Chapter 16.80 (Plan Amendments) December 8, 2015

PROPOSED ZONING DISTRICT DIMENSIONAL REQUIREMENTS (Refer to Code § 16._12
Residential Land Use Districts

C. Medium Density Residential High (MDRH)

The MDRH zoning district provides for a variety of medium density housing, including single-family,
two-family housing, manufactured housing multi-family housing, and other related uses with a density of
5.5 to 11 dwelling units per acre. Minor land partitions are exempt from the minimum density
requirement.

MINIMUM LOT SIZE: 5,000 sq. ft.

LOT WIDTH AT FRONT PROPERTY LINE: 25 ft
LOT WIDTH AT BUILDING LINE: 50 ft.
MINIMUM LOT DEPTH: 80 ft.

MAXIMUM HEIGHT: 30 ft. or two stories

Setbacks: Front 20ft. Side _5ft.(depends on height) Rear 20 ft. Corner Side 15 _ft.
*Garage must be 20 ft.

X

X

NARRATIVE

The applicant shall submit a narrative which provides findings based on the applicable approval
standards. Failure to provide a narrative or adequately address criteria would be reason to
consider an application incomplete and delay review of the proposal. The applicant should
review the code for applicable criteria. This housing type is an entirely new concept for
Sherwood, and standards would need to be addressed through the code amendment.

CLEAN WATER SERVICES SERVICE PROVIDER LETTER
The applicant shall submit a CWS Service Provider Letter at time of application submittal. An

application will not be deemed complete without a CWS Service Provider Letter or a CWS
prescreening noting that a Service Provider Letter is not required.

LANDSCAPING (16.92)

All areas not covered by buildings, required parking and/or circulation drives shall be landscaped
with plants native to the Pacific Northwest. Perimeter and parking lot landscaping is required. A
landscaping plan must be submitted with every development proposal application.

ON-SITE STORAGE (16.98)

External material storage must be approved as part of a site plan. Storage areas must be
designated and screened appropriately. Garbage and recycling facilities are required to
meet the standards of Pride Disposal.

SIGNS (16.102)

A separate permit is required for all permanent signé. Sign permits may be applied for through
2
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the Sherwood Building Department. Banner sign permits are issued througb.tbgnrshenyood
Planning Department.

X PUBLIC IMPROVEMENTS (16.104) CAREFULLY REVIEW ENGINEERING COMMENTS FOR
THESE SPECIFIC REQUIREMENTS.

16.122.010 Generally
Chapter 16.120 - SUBDIVISIONS

Sections: Editor's note—Ord. No. 2011-011, § 1, adopted October 4, 2011, amended the Code by, in
effect, repealing former Ch. 16.120, §§ 16.120.010 and 16.120.020, and adding a new Ch. 16.120.
Former Ch. 16.120 pertained to general provisions, and derived from Ord. 86-851; Ord. 98-1053; and
Ord. No. 2010-015, adopted October 5, 2010.

16.120.010 - Purpose

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

16.120.020 - General Subdivision Provisions

A. Approval of a subdivision occurs through a two-step process: the preliminary plat and the final
plat.

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

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

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

C. Future re-division

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

D. Future Partitioning

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

E. Lot averaging

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

1. The average lot area for all lots is not less than allowed by the underlying zoning district.
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2. No lot created under this provision shall be less than 90 % of the minimum lot sizg allpwed imthe
underlying zoning district.
3. The maximum lot size cannot be greater than 10 % of the minimum lot size.

F. Required Setbacks

All required building setback lines as established by this Code, shall be shown in the preliminary
subdivision plat.

G.Property Sales

No property shall be disposed of, transferred, or sold until required subdivision approvals are
obtained, pursuant to this Code.

16.120.030 - Approval Procedure-Preliminary Plat
A. Approval Authority

1. The approving authority for preliminary and final plats of subdivisions shall be in accordance with
Section 16.72.010 of this Code.

a.A subdivision application for 4-10 lots will follow a Type Il review process.
b.A subdivision application for 11-50 lots will follow a Type lll review process.
c.A subdivision application for over 50 lots will follow a Type IV review process.

2.Approval of subdivisions is required in accordance with this Code before a plat for any such
subdivision may be filed or recorded with County. Appeals to a decision may be filed pursuant to
Chapter 16.76.

16.120.040 - Approval Criteria: Preliminary Plat
No preliminary plat shall be approved unless:

A. Streets and roads conform to plats approved for adjoining properties as to widths, alignments,
grades, and other standards, unless the City determines that the public interest is served by
modifying streets or road patterns.

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

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

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

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

F. Adjoining land can either be developed independently or is provided access that will allow

4
May 11, 2015-Parkway Plaza Re-zone and Residential Subdivision

146




Plannning Commission Meeting
development in accordance with this Code. December 8, 2015

G. Tree and woodland inventories have been submitted and approved as per Section 16.142.060.
H.The plat clearly shows the proposed lot numbers, setbacks, dedications and easements.

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

XI TRANSPORTATION FACILITIES (16.106)
XI SANITARY SEWER (16.110)

Sanitary sewers shall be installed to serve all new developments and shall connect to existing
sanitary sewer mains.

X WATER (16.112)

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
this Code, the Water System Master Plan, the City 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.

[X STORM WATER (16.114)

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 04-0, or its
replacement.

X FIRE (16.116)

All developments are required to comply with the regulations of Tualatin Valley Fire & Rescue.
TVF&R regulations can be found on their website at: www.tvfr.com/Dept/fm/const/index.html.

XI OVERHEAD UTILITIES (16.118)

All existing and proposed utilities must 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
Commission.

X ENVIRONMENTAL RESOURCES (16.132). The applicant will need to confirm that CWS does
not have any environmental resources on or near the site through the provision of a Service
Provider Letter.

X] STREET TREES (16.142.060) Minimum spacing based on canopy spread and
based on the tree selected

X TREES ON PRIVATE PROPERTY (16.142.070)
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16.142.030 - Single-Family or Duplex Residential Subdivisions

A. A minimum of five percent (6%) of the net buildable site (after exclusion of public right-of-way and
environmentally constrained areas) shall be maintained as "open space". Open space must include
usable areas such as public parks, swimming and wading pools, grass areas for picnics and
recreational play, walking paths, and other like space. The following may not be used to calculate open
space:

1. Required yards or setbacks.

2. Required visual corridors.

3. Required sensitive areas and buffers.

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

B. Enhanced streetscapes such as "boulevard treatments" in excess of the minimum public street
requirements may count toward a maximum of 10,000 square feet of the open space requirement.

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

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

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

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

D. The density of a single-family residential subdivision shall be calculated based on the net buildable
site prior to exclusion of open space per this Section.

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

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

to it.

F. If the proposed residential subdivision does not contain or is not adjacent to a site identified on the
Parks Master Plan map or otherwise identified for acquisition by the Parks and Recreation Board, the

6
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applicant may elect to convey off-site park/open space. December 8, 2015

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

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

(Ord. No. 2011-009, § 2, 7-19-2011)
16.142.040 - Visual Corridors
A. Corridors Required

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

T Highway 99W 25 feet

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

B. Landscape Materials

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

C. Establishment and Maintenance

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

D. Required Yard

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

E. Pacific Highway 99W Visual Corridor
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1. Provide a landscape plan for the highway median paralleling the s jec mlsmf)r&cgi%ﬁo
assure continuity, appropriate plant materials and spacing, the plan shall be coordlnated with the
City Planning Department and ODOT.

2. Provide a visual corridor landscape plan with a variety of trees and shrubs. Fifty percent (50%)
of the visual corridor plant materials shall consist of groupings of at least five (5) native
evergreen trees a minimum of ten (10) feet in height each, spaced no less than fifty (50) feet
apart, if feasible. Deciduous trees shall be a minimum of four (4) inches DBH and twelve (12)
feet high, spaced no less than twenty-five (25) feet apart, if feasible.

New developments are required to achieve minimum canopy requirements, and may be required to
inventory any existing trees. 40% single family.

APPLICABLE CODE CRITERIA
(These sections must be addressed in the narrative submitted with the land use application)

16.168 (Landmark Alteration)

16.118 (Private Improvements)
16.120 (Subdivisions)

X__ Division Il (Zoning Districts) X 16.92 (Landscaping)
16.12 Residential Land Use X __ 16.94 (Off-Street Parking and - 16.124 (Property Line
Loading) Adjustments)
X__ 16.96 (On-Site Circulation) X__ 16.128. (Land Division Design
Standards)
X__ 16.98 (On-Site Storage) X __ 16.142 (Parks and Open Space)
___ 16.102 (Signs) ___ 16.146 (Noise)
X __ 16.106 (Transportation Facilities) — 16.148 (Vibrations)
____ 16.106.030(D) (Additional Setbacks)
X__ 16.108.040.D (Clear Vision Areas) —_ 16.150 (Air Quality)
= X__ 16.110 (Sanitary Sewers) — 16.152 (Odors)
= X__ 16.112 (Water Supply) ___ 16.154 (Heat and Glare)
X__ 16.114 (Storm Water) ____16.162 (OIld Town Overlay
District)
X __ 16.116 (Fire Protection) 16.166 (Landmark Designation)
X
X

ADDITIONAL CONCERNS OR COMMENTS:
CONFIRM FEES WITH STAFF PRIOR TO SUBMITTAL. WE WILL HELP YOU TO CALCULATE THE FEES.

Fees from July 1, 2014
Type V Zone Change: $5330
Subdivision $6,222 plus $20 per lot
$466 per partition application
PROCEDURE

Type V Zone Change application is a recommendation by the Planning Commission and
approval by the City Council

Private Street:

16.118.050 Private Streets

The construction of new private streets, serving single-family residential developments shall be prohibited
unless it provides principal access to two or fewer residential lots or parcels i.e. flag lots. Provisions

8
May 11, 2015-Parkway Plaza Re-zone and Residential Subdivision
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Engineering **" ', 9

Pre-Application ef‘&%g%n
Comments

To: Brad Kilby, Planning Manager

From: Craig Christensen, P.E., Engineering Department

Project: PAC 15-03 (17457, 17473, 17489 & 17525 SW Parkway Court)
Date: May 1, 2015

Engineering staff has reviewed the information provided for the above cited project. Final
construction plans will need to meet the standards established by the City of Sherwood
Engineering Department and Public Works Department, Clean Water Services (CWS) and
Tualatin Valley Fire & Rescue in addition to requirements established by other
jurisdictional agencies providing land use comments. City of Sherwood Engineering
Department comments are as follows:

Sanitary Sewer

The existing subject property has an 8-inch diameter sanitary sewer main along its
south side within SW Parkway Court and along the south side of Lot 7 of the “Parkway
Plaza” subdivision. There is also an 8-inch diameter sanitary sewer main along the east
side of Parcel 3 and a portion of Parcel 2 of Partition Plat 2012-011 within a public
sanitary sewer easement. Sanitary sewer service will be required for all new lots within
the proposed subdivision. It may be necessary to install a public sanitary sewer main to
provide this service.

Any public sanitary sewer mains within private property will require a public easement
meeting City of Sherwood standards. A private easement will need to be
provided/obtained for any sanitary lateral that serves a lot by going through an adjacent
lot or neighboring property. Additional access easement to access any existing or new
sanitary sewer may be required. Any portion of the existing sanitary sewer system that
will not be used shall be abandoned.

Water

An existing 8-inch diameter water main exists within SW Parkway Court with an 8-inch
diameter water main/service serving the subject property. The blow off at the end of the
8-inch diameter water line within the subject property will likely need to be moved to the
public street. Each lot within the new subdivision shall be provided a public water
service. No water meters may be located within hardscape areas. Some existing
services may need to be relocated/abandoned.

Any public water mains within private property will require a public easement meeting
City of Sherwood standards. A private easement will need to be provided for any water -,
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Project: 13635 SW Tualatin Sherwood Road
Date: May 1, 2015
Page: 20f3

service that serves a lot by going through an adjacent lot. Any portion of the existing
water system that will not be used shall be abandoned.

Storm Sewer

There is an existing 12-inch diameter storm sewer main along the east side of Lot 7 of
the “Parkway Plaza” subdivision within a public storm drainage easement. There is also
a 12-inch storm sewer south of Lot 7 of the “Parkway Piaza” subdivision. Storm sewer
service will be required for all new lots within the proposed subdivision. It may be
necessary to install a public storm sewer main to provide this service.

Any public storm sewer mains within private property will require a public easement
meeting City of Sherwood standards. A private easement will need to be
provided/obtained for any storm lateral that serves a lot by going through an adjacent lot
or neighboring property. Additional access easement to access any existing or new
storm sewer may be required. Any portion of the existing storm sewer system that will
not be used shall be abandoned. A fence gate in the existing fence for access to the
storm manhole south of Lot 7 of the “Parkway Plaza” subdivision may be required.

There is an existing water quality treatment facility northwest of Parcel 1 of Partition Plat
2012-011. The developer’s engineer will be required to show the adequacy of the
existing facility to provide treatment for the new subdivision.

Transportation

Currently the subject property has 2 driveways that access SW Parkway Court. New
driveway installation and removal of existing driveways may be required. Currently SW
Parkway Court is 28 feet curb to curb with a 5-foot wide landscape strip and 6-foot wide
sidewalk on each side. This meets current design standards. Currently SW Parkway
Court cul-de-sac is at full build out with a 40-foot curb radius with a 5-foot wide
landscape strip and 6-foot wide sidewalk within a 52-foot right-of-way radius. This is
below the current standard of 48-foot curb radius within a 60-foot right-of-way radius,
however, upgrading the cul-de-sac to current standards would not likely have any
significant benefits to the city as the cul-de-sac is short and it is likely not necessary for
emergency vehicles to use it for a turn around. Therefore, no new improvements along
SW Parkway Court are anticipated.

nghway 99 |mprovements were prevrously deferred untll the development of Lots 7 and

required to be constructed as a condrtron of th|s development An engineering plan was
submitted in 2011 that shows the improvements that will likely be required within
Highway 99 right-of-way.

A trip analysis of the subject property will be required to determine if new zoning will
result in an increase of trips to/from the site.

From the subdivision layout submitted it appears that multiple lots will have access from
the same driveway. Planning approval will be required for this condition.
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Date: May 1, 2015
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No driveway access to Highway 99 or SW Meinecke Parkway will be allowed.

Other Engineering Issues:
Highway 99 is an Oregon Department of Transportation (ODOT) right-of-way and is
subject to conditions imposed by ODOT.

Highway 99 (principal arterial) and SW Meinecke Parkway (arterial) will likely be
required to have visual corridors meeting Sherwood Municipal Code standards.

Existing street lighting along SW Meinecke Parkway and SW Parkway Court appears
adequate. No additional lighting is anticipated.

Lots configurations do not appear to be in compliance with the Sherwood Municipal
Code. Planning approval of lot configuration required.

City of Sherwood standards require a minimum 8-foot wide Public Utility Easement
(PUE) along all right-of-way. An 8-foot wide PUE exists along the subject property
frontage to SW Parkway Court with 13.12 feet of PUE along the subject property
frontage to SW Meinecke Parkway. However there is currently no 8-foot wide PUE
along the subject property frontage to Highway 99. Dedication of an 8-foot wide PUE
along the subject property frontage to Highway 99 will likely be required.

Additional private easement to encompass gas line may be necessary.

Sherwood Broadband utilities may be required to be installed along the subject property’s
frontage as per requirements set forth in City Ordinance 2005-017 and City Resolution
2005-074.

END OF COMMENTS

DISCLAIMER: The comments provided above are initial in nature and are in no way

binding as to what conditions may or may not be imposed upon the development in the
Notice of Decision.
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Sherwood Senior Center, June 4th, 2015, 6:30-8:30pm
Zone Change Neighborhood Meeting
Parkway Court, Sherwood, Oregon

Summary

A neighborhood meeting was held at the Sherwood Senior Center to inform
neighborhood residents of a proposed zone change to the property located on
Parkway Court at the intersection of Pacific Highway 99W and Meinecke
Parkway from General Commercial to Medium Density Residential Low
(MDRL) zoning. Two hundred thirty-six notices were mailed on May 271,
2015 to all residents within 1000 feet of the property; two were returned to
the sender.

Joe and Mara Broadhurst were present to provide any information requested
from attendees. An aerial vicinity map and two plat maps representing
allowed uses within MDRL zoning were presented. One neighborhood
resident attended the meeting.

Questions/comments

- Concern regarding high-density housing in the neighborhood.

- Would condominiums be permitted in the new zoning?

- Would this zone change increase or change traffic patterns in the
neighborhood?

- Attendee expressed that he felt the rezone was a good idea and wished the
applicants well.

Information provided

Specific information was provided regarding the housing density allowed in
the proposed rezone to MDRL. It was explained that less traffic is generated
from MDRL zoning than General Commercial zoning, and that there would be
no new direct access from Highway 99W to this property as a result of the
proposed rezone.
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NEIGHBORHOOD MEETING SIGN IN SHEET
Proposed Project: _ ZONE CHANGE GC *MDRL

Proposed Project Location: q C( w / MEINECKE PARKWAY
Project Contact:_J 0& BROADHVR ST

Meeting Location: S RERWOOD SENIOR CENTER
Meeting Date: _J UYNE 4 : 1015

Name Address E-Mail Please identify yourself

(check all that apply)

Property

owner
Business
owner
Other

et g
Lorrs S st steshivs €At DK
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Affidavit of Mailing

DATE:
STATE OF OREGON )
)
Washington County )
L, \Jog JA<T, representative for the ~ proposed

development project do hereby certify that the attached notlce to ad)acent propert ‘owners and
recognized neighborhood organizations that are within 1,000 feet of the subject project, was

placed in a U.S. Postal receptacle on jj} &y} ;2 fz . ,;ZD / 5

-»f fit sentatlves Name
ame of the Organization:

Updated October 2010

SUEER
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Data Resource Center
600 NE Grand Ave, Portland, OR 97232
503.797.1742 — drc@oregonmetro.gov
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This Web site is offered as a public service, integrating various government records into a region-

wide mapping system. The property assessment records are a multi-county integration of

Clackamas, Multnomah and Washington County records. MetroMap blends each county's records

into a common database on a quarterly basis. Therefore, to view each county's official records, go

to their respective web sites or offices. The other MetroMap data are derived from city, county,

state, federal and Metro sources. The metadata (data about the data) are included on this site,

including the sources to be consulted for verification of the information contained herein. It

describes some cases where Metro blends city and county records by generalizing the disparities.

Metro assumes no legal responsibility for the compilation of multi-source government information

displayed by Metro Map.
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This Web site is offered as a public service, integrating various government records into a region-
wide mapping system. The property assessment records are a multi-county integration of
‘ ' rO Clackamas, Multnomah and Washington County records. MetroMap blends each county's records

into a common database on a quarterly basis. Therefore, to view each county's official records, go

to their respective web sites or offices. The other MetroMap data are derived from city, county,
Data Resource Center state, federal and Metro sources. The metadata (data about the data) are included on this site,
600 NE Grand Ave, Portland, OR 97232 including the sources to be consulted for verification of the information contained herein. It

describes some cases where Metro blends city and county records by generalizing the disparities.
503.797.1742 - drc@oregonmetro.gov Metro assumes no legal responsibility for the compilation of multi-source government information

displayed by Metro Map.
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Data Resource Center
600 NE Grand Ave, Portland, OR 97232
503.797.1742 — drc@oregonmetro.gov

This Web site is offered as a public service, integrating various government records into a region-
wide mapping system. The property assessment records are a multi-county integration of
Clackamas, Multnomah and Washington County records. MetroMap blends each county's records
into a common database on a quarterly basis. Therefore, to view each county's official records, go
to their respective web sites or offices. The other MetroMap data are derived from city, county,
state, federal and Metro sources. The metadata (data about the data) are included on this site,
including the sources to be consulted for verification of the information contained herein. It
describes some cases where Metro blends city and county records by generalizing the disparities.
Metro assumes no legal responsibility for the compilation of multi-source government information
displayed by Metro Map.
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This Web site is offered as a public service, integrating various government records into a region-
wide mapping system. The property assessment records are a multi-county integration of
Clackamas, Multnomah and Washington County records. MetroMap blends each county's records
into a common database on a quarterly basis. Therefore, to view each county's official records, go
to their respective web sites or offices. The other MetroMap data are derived from city, county,
state, federal and Metro sources. The metadata (data about the data) are included on this site,
including the sources to be consulted for verification of the information contained herein. It
describes some cases where Metro blends city and county records by generalizing the disparities.
Metro assumes no legal responsibility for the compilation of multi-source government information

displayed by Metro Map.
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This Web site is offered as a public service, integrating various government records into a region-
wide mapping system. The property assessment records are a multi-county integration of
‘ ' rO Clackamas, Multnomah and Washington County records. MetroMap blends each county's records

into a common database on a quarterly basis. Therefore, to view each county's official records, go

to their respective web sites or offices. The other MetroMap data are derived from city, county,
Data Resource Center state, federal and Metro sources. The metadata (data about the data) are included on this site,
600 NE Grand Ave, Portland, OR 97232 including the sources to be consulted for verification of the information contained herein. It

describes some cases where Metro blends city and county records by generalizing the disparities.
503.797.1742 - drc@oregonmetro.gov Metro assumes no legal responsibility for the compilation of multi-source government information

displayed by Metro Map.
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TECHNICAL MEMORANDUM

To: Joe Broadhurst

FRroM: Gwen Shaw
William Farley, PE

DATE: October 16, 2015

Plannning Commission Meeting
December 8, 2015
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EXPIRES <~/ 20/ /7 321 SW 4t Ave., Suite 400
Portland, OR 97204
phone: §03.248.0313
lax: 503.248.9251
lancasterengineering.com

SUBJECT: OR 99W & SW Meinecke Road Property
Zone Change Memorandum

This memorandum examines trip generation for a proposed zone change for the property fronting the
west side of SW Meinecke Road and the south side of SW Pacific Highway (OR 99W). The property
will be rezoned from GC (General Commercial) to MDRL (Medium Density Residential Low) in
order to accommodate residential development on the property. Oregon’s Transportation Planning
Rule (TPR) will also be addressed.

Project & Location Description

The property proposed for rezoning comprises Tax Lots 8200 and 7300 as shown on Washington
County Tax Maps 2S131BA and AB. The site fronts SW Meinecke Road to the east, SW Parkway
Court to the south and SW Pacific Highway to the north. In 2009, the site owner proposed and was
approved for the development of the “Parkway Plaza,” made up of four commercial lots: three build-
ings totaling 11,800 square feet and one coffee drive through totaling 480 square feet. The owner is
now proposing to rezone the area to allow residential uses. Lancaster Engineering conducted the
Transportation Impact Study for the prior proposed Parkway Plaza development in 2009.

SW Pacific Highway (OR 99W) operates under the jurisdiction of ODOT and is classified as a
Statewide Highway. In the project study area, it is generally a four-lane facility (two through lanes in
each direction) separated by a large center median and has a designated speed of 45 mph. The high-
way has paved shoulders along both sides of the highway.

SW Meinecke Road is under the jurisdiction of the City of Sherwood and is classified as a Collector
roadway in the vicinity of the site. It is a two-lane facility with a single travel lane in each direction
and a posted speed of 25 mph. A raised curb center median extends from SW Pacific Highway to
SW Dewey Drive in front of the site. Bicycle lanes are present along both sides of the roadway front-
ing the site, and sidewalks are also in place along both sides of the roadway.

The intersection of OR 99W at SW Meinecke Road is a four-legged intersection controlled by an
actuated traffic signal. The northeast-bound and southwest-bound approaches on OR 99W each have
a dedicated left-turn lane served by protected phasing, two through lanes, and a channelized right-
turn slip-lane. The northbound and southbound approaches on SW Meinecke Road each have a dedi-
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cated left-turn lane served with permissive phasing, a through lane, and a channelized right-turn slip-
lane.

The intersection of SW Meinecke Road at SW Parkway Court is a three-legged intersection con-
trolled by a STOP sign on the eastbound SW Parkway Court approach. Only right-in and right-out
turn maneuvers are allowed to and from SW Parkway Court due to the previously mentioned raised
curb median dividing SW Meinecke Road. SW Parkway Court is a short cul-de-sac street along the
wesl side of SW Meinecke Road that will be used primarily for access to the proposed residential
development.

Trip Generation

To evaluate the potential traffic impacts that could result from the proposed zone change, the reason-
able worst-case development scenarios under the current zoning and proposed zoning designations
were examined. To estimate the trips that could be generated by the proposed zone change, trip rates
from the TRIP GENERATION MANUAL, Ninth Edition, published by the Institute of Transportation
Engineers (ITE), were used.

The subject property has a gross area of 53,982 square feet. The reasonable worst-case development
scenario for the current zone (GC) was estimated based on the allowed uses under the city’s zoning
code, assuming a maximum reasonable commercial building footprint of 25 percent of the gross area
of the site. A combination of trip rates for land-use code 820, Shopping Center and 934, Fast Food
Restaurant with Drive-Through Window were used. Up to 5,000 square feet of the building area was
assumed to be associated with the fast food use(s), and the remainder of the site was assumed to be
developed with various retail uses that fit the shopping center land use description. Between the two
uses, the trip generation calculations show that a total of 121 trips could be generated during the
morning peak hour, 103 trips during the evening peak hour, and 1,478 total trips on a typical week-
day.

For both land uses, a pass-by trip reduction was taken from the total trip estimates in accordance
with ITE’s recommended practice. This adjustment accounts for pass-by trips that patronize the site
while driving by on an adjacent roadway, returning to their original direction of travel. Such trips do
not add traffic to the adjacent roadways since they would have traveled past the site even if they had
not stopped.

For the proposed zoning, the City of Sherwood zoning code calls for a density of 5.6 to 8 dwelling
units per acre. The subject property is 1.24 acres total, which can accommodate up to 9 dwelling
units. Trip rates for land-use code 210, Single-Family Detached Housing, were used to estimate the
trips generated under the proposed zoning. The trip generation calculations show that the reasonable
worst-case development scenario under the proposed zoning will generate up to 7 trips during the
morning peak hour, 9 trips during the evening peak hour, and 86 daily trips.
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This change in zoning would decrease the trip generation potential of the property under the reason-
able worst case development scenarios by 110 trips during the morning peak hour and 78 trips during
the evening peak hour. A decrease of 1,444 daily trips would be anticipated.

A summary of the trip generation calculations for each of the zoning scenarios and the planned de-
velopment is shown in the following table. Detailed trip generation calculations are included in the

appendix to this memorandum.
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Joe Broadhurst
October 16, 2015
Page 3 of 5

Transportation Planning Rule

The Transportation Planning Rule (TPR) is in place to ensure that the transportation system is capa-
ble of supporting possible increases in traffic intensity that could result from changes to adopted
plans and land use regulations. The applicable elements of the TPR are each quoted directly in ital-

ics, with a response directly following.

660-012-0060

(1) If an amendment to a functional plan, an acknowledged comprehensive plan, or a land use regu-
lation (including a zoning map) would significantly affect an existing or planned transportation
Sacility, then the local government must put in place measures as provided in section (2) of this
rule, unless the amendment is allowed under section (3), (9) or (10) of this rule. A plan or land
use regulation amendment significantly affects a transportation facility if it would:

(a) Change the functional classification of an existing or planned transportation facility (exclu-

Size (sf) Morning Peak Hour Evening Peak Hour = Weckday
In OQut  Total  In Out  Total Total
Existing Zoning (GC)
Shopping Center 8,500 5 3 8 15 17 32 362
Pass-By Trips -1 -1 T2 5 5 "0 -124
Fast-Food with Drive-Through 5,000 116 111 227 85 78 163 2480
Pass-By Trips -56  -56  -112 -41 -41 -82 -1240
Total 13,500 64 57 121 54 49 103 1478
Proposed Zoning (MDRL)
Single-Family Dwelling 9 Units 2 5 7 6 3 9 86
Net Impact from Zone Change -62 -52 -114 -48 46 -94 -1392

sive of correction of map errors in an adopted plan);
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(b) Change standards implementing a functional classification system, or

(c) Result in any of the effects listed in paragraphs (4) through (C) of this subsection based on
projected conditions measured at the end of the planning period identified in the adopted
TSP. As part of evaluating projected conditions, the amount of traffic projected to be gener-
ated within the area of the amendment may be reduced if the amendment includes an en-
Jforceable, ongoing requirement that would demonstrably limit traffic generation, including,
but not limited to, transportation demand management. This reduction may diminish or
completely eliminate the significant effect of the amendment.

(A) Types or levels of travel or access that are inconsistent with the functional classifica-
tion of an existing or planned transportation facility;

(B) Degrade the performance of an existing or planned transportation facility such that it
would not meet the performance standards identified in the TSP or comprehensive
plan; or

(C) Degrade the performance of an existing or planned transportation facility that is oth-
erwise projected 1o not meet the performance standards identified in the TSP or com-
prehensive plan.

In the case of this report, subsections (A) and (B) are not triggered, since the proposed zone change
will not impact or alter the functional classification of any existing or planned facility and the pro-
posal does not include a change to any functional classification standards.

As demonstrated in the previous section, the net increase in trips generated by the potential worst-
case development allowed as a result of the change in zoning will result in a reduction to the possible
trip generation of the subject property. Accordingly, subsection (C) is also not triggered and the
Transportation Planning Rule is satisfied. No mitigations are necessary or recommended in conjunc-
tion with the proposed zone change.
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Conclusions

The proposed zone change from GC to MDRL of the property located at SW Pacific Highway (OR
99W) and SW Meinecke Road in Sherwood, Oregon is projected to result in a net decrease in site
trips under the reasonable worst case development scenario. Accordingly the zone change will not
cause any detrimental impacts to the nearby transportation network. The zone change will not affect
existing or planned transportation facilities as defined under Oregon’s Transportation Planning Rule.
Based on the analysis, no mitigations are necessary or recommended in conjunction with the pro-
posed zone change.
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Land Use

AM PEAK HOUR

Trip Rate: 0.96

: Shopping Center
Land Use Code:

Variable:
Variable Value

Plannning Commission Meeting

TRIP GENERATION CALCULATIONS

1,000 Sq Ft Gross Leasable Area

PM PEAK HOUR

Trip Rate: 3.71

December 8, 2015

e

Enter | Exit Total
Ditectional | coer | 5g0;
Distribution
Trip Ends

WEEKDAY

Trip Rate: 42.7

Enter | Exit Total
Dircctional | g0y |l 5005
Distribution
Trip Ends

Source: TRIP GENERATION, Ninth Edition

Enter | Exit Total
D.1re?t10r'1al 48% 529
Distribution
Trip Ends
SATURDAY
Trip Rate: 49.97
Enter | Exit Total
Directional | 500, | 503
Distribution
Trip Ends

171



Plannning Commission Meeting
December 8, 2015

TRIP GENERATION CALCULATIONS

e

Land Use: Fast Food Restaurant with Drive-Through Window
Land Use Code: 934

Variable Quantity: 5

AM PEAK HOUR

Trip Rate: 45.42

Variable: 1000 Sq Ft Gross Floor Area

PM PEAK HOUR

Trip Rate: 32.65

Enter | Exit | Total Enter | Exit | Total
Directional | 5,0/ | 490, Directional | 5,0, | 450,
Distribution Distribution
Trip Ends 116 111 227 Trip Ends 85 78 163
WEEKDAY SATURDAY
Trip Rate: 496.12 Trip Rate: 722.03
Enter | Exit | Total Enter | Exit | Total
Ditectianal | gnay [l <pe; Dicctional | oo | s0m%
Distribution Distribution
Trip Ends 1,240 | 1,240 | 2,480 Trip Ends 1805 | 1805 | 3,610

Source: TRIP GENERATION, Ninth Edition
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TRIP GENERATION CALCULATIONS

Land Use: Single-Family Detached Housing

Land Use Code: 210

Variable: Dwelling Units

Variable Value: 9

AM PEAK HOUR

Trip Rate: 0.75

PM PEAK HOUR

Trip Rate: 1.00

Enter | Exit Total Enter | Exit Total
D_n‘e'ctlorllal 25% 75% D'1re<.:t10r.1a1 63% 37%
Distribution Distribution
Trip Ends 2 5 7 Trip Ends 6 3 9
WEEKDAY SATURDAY
Trip Rate: 9.52 Trip Rate: 9.91
Enter | Exit Total Enter | Exit Total
D.1re(.:t101.1al 50% 50% D.lre(.:t101‘1al 50% 50%
Distribution Distribution
Trip Ends 43 43 86 Trip Ends 45 45 90

Source: TRIP GENERATION, Ninth Edition
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Department of Transpértatigrr 8, 2015
Region 1 Headquarters
123 NE Flanders Street
Portland, Oregon 97209

(503) 731.8200

FAX (503) 731.8259

November 25, 2015 ODOT #6494
ODOT Response
Project Name: Parkway Plaza (Broadhurst) Applicant: Joe Broadhurst
Jurisdiction: City of Sherwood Jurisdiction Case #: PAC15-03
Site Address: , Sherwood, OR 97140 Legal Description: 02S 01W 31AB
Tax Lot(s): 08000

State Highway: OR 99W Mileposts: 15.95 to 15.99

The site of this proposed land use action adjacent to OR-99W. ODOT has permitting authority for
this facility and an interest in ensuring that this proposed land use is compatible with its safe and
efficient operation.

ODQT has reviewed the Technical Memorandum prepared by Lancaster Engineering, dated
October 16, 2015, addressing the Transportation Planning Rule (TPR), OAR660-012-0060.
ODOT has determined there will be no significant impacts to state highway facilities.

Furthermore, at the time of development ODOT will provide commentary regarding right-of-way,
bicycle and pedestrian improvements, and necessary ODOT permits. The applicant and City
should be aware that ODOT has previously recommended a change to the adjacent northeast
bound OR-99W cross section to include a marked bike lane and sidewalk improvements.

Please send a copy of the Notice of Decision including conditions of approval to:

ODOT Region 1 Planning
Development Review
123 NW Flanders St
Portland, OR 97209
Regionl DEVREV_Applications@odot.state.or.us

Development Review Planner: Joshua Brooking 503.731.3049,
joshua.c.brooking@odot.state.or.us

Exhibit B
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Engineering — p

Land Use Application e”é’%?m
Comments

To: Michelle Miller, Senior Planner

From: Craig Christensen, P.E., Engineering Department

Project: Parkway Zone Change (PA 15-03)

Date: November 17, 2015

Engineering staff has reviewed the information provided for the above cited project. Final
construction plans will need to meet the standards established by the City of Sherwood
Engineering Department and Public Works Department, Clean Water Services (CWS) and
Tualatin Valley Fire & Rescue in addition to requirements established by other
jurisdictional agencies providing land use comments. City of Sherwood Engineering
Department comments are as follows:

Sanitary Sewer

Currently the subject property is served by an 8-inch diameter sanitary sewer main that
connects to a 24-inch diameter sanitary trunk line along Cedar Creek northeast of the
subject property.

Review of sanitary video inspection of the downstream 8-inch diameter sanitary prior to
its connection to a 24-inch diameter sanitary trunk line indicates that there are no
capacity issues in the downstream system. Therefore the proposed change in zoning
will not have a significant effect on the sanitary sewer system.

Public/private sanitary sewer facilities may be required at the time of development
application.

Water

Currently the subject property is served by an existing 8-inch diameter dead end water
main within SW Parkway Court and an existing 8-inch diameter dead end water main
within SW Meinecke Parkway.

The proposed zone change will not have a significant effect on the existing water
system to serve the subject property.

The proposed zone change, if approved will require modifications to the existing water
system which will be conditioned at the time of development application.

Exhibit C
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Project: Parkway Zone Change (PA 15-03)
Date: November 17, 2015
Page: 20f2

Storm Sewer

Currently the subject property is served by a 12-inch storm sewer on the southeast side
of Highway 99. The proposed new zoning will likely have less impervious area than the
existing as residential developments usually do not have as much impervious surface
as commercial developments. Therefore, the proposed zone change will not be of
detriment to the existing storm sewer system.

Public/private storm sewer facilities may be required at the time of development
application.

Transportation

The subject property is adjacent to SW Parkway Court, SW Meinecke Parkway and
Highway 99. The subject property will have sole access from SW Parkway Court due to
access restriction to SW Meinecke Parkway and Highway 99. Currently SW Parkway
Court intersects SW Meinecke Parkway as a right in/right out intersection. This makes
accessing the site difficult as vehicles travelling to the subject property from downtown
Sherwood via SW Meinecke Parkway can’t make a left turn onto SW Parkway Court
due to the median. This results in traffic having to cross Highway 99, use the round-
about on the opposite side of the highway and then cross Highway 99 a second time to
access the subject property.

A Trip Analysis by Lancaster Engineering has concluded that the proposed zone
change from Retail Commercial to Medium Density Residential Low would result in less
traffic than the current zone designation. Therefore the new zoning will reduce the
future traffic impacts from development of the subject property.

Since the proposed zone change reduces the number of trips to and from the subject
zone change property, the change in zoning does not significantly affect an existing or
planned transportation facility therefore not requiring any additional measures per OAR
660-012-0060.

Public street improvements may be required at the time of development application.

Final Analysis

From a public improvement standpoint, the proposed zone change will not have a
significant effect on public facilities.

Engineering conditions for the subject property will be made at the time of development of
the subject property. Therefore there are no engineering conditions at this time.

END OF COMMENTS
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Table 18A. Commercial 20-Year Land Demand Forecast

Sherwood Utban Growth Boundary

Medium
Low Growth Growth
Forecast Forecast High Growth
(acres) {acres) Forecast (acres)
Demand for Vacant Land (acres) 15 40 106
Less Supply of Vacant Land (acres) 13 13 13
Equals Net Land Need (demand less demand)* 2 27 93

Sherwood Urban Growth Boundar

7

Table 18B Commercial 20-Year Parcel Demand Forecast (tax lots) §.

Existing
Supply of Forecast of | Forecast of Net
Medium Growth Forecast, Parcel Distribution (tax | Vacant Tax | Demand (Tax | Land Need
lots) Lots Lots) (Tax Lots)
Less Than 1 acre 5 i 2
1 to 4 acres 11 1 (10)
5 to 9 acres 4 2 2
10 to 19 acres 0 1 1
20-49 acres 1 1 0
50+ acres 2 0 2)
Total 23 12 (11)
Existing
High Growth Forecast, Parcel Distribution Supply of Forecast of | Forecast of Net
Vacant Tax Demand (Tax Land Need
(tax lots) Lots Lots) (Tax Lots)
City of Sherwood Economic Development Strategy
COGAN N
OWENS W Exhibit D
COGAN
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City of Sherwood Economic Development Strategy

—
COGAN
OWENS
COGAN
—

Less Than 1 acre 5 32 27
1 to 4 acres 11 9 @)
5 to 9 actes 4 4 0
10 to 19 acres 0 3 3
20-49 acres 1 1 0
50+ acres 2 0 (2)
Total 23 42 28

* gross buildable acres. Note, numbers in parentheses denote a land supply surplus.

Source: Otak, based upon findings included in demand and supply analysis.

Industrial Land Needs

The demand analysis summarized in Table 19A indicates that the long-term vacant industrial land
demand in Sherwood is expected to range from 123 actes in the low growth forecast, to 276 actes
under the medium growth forecast, and up to 415 actes under the high-growth forecast.

The existing 202 acres of vacant industrial/other employment land supply within the city limits is
cxpected to meet the needs of long-term industtial land demand under the low growth scenatio.
However, additional vacant industrial land would need to be added to the Sherwood UGB to
accommodate future industrial land needs for both the medium and high growth forecasts. The
amount of additional required industtial land area ranges from 74 buildable acres in the medium
growth scenario to 213 buildable acres in the high growth scenario. Preliminary recommended
parcel (tax lot) configurations are summatized in Table 19B.

The demand analysis summarized eatlier in this EOA indicates that short-term industrial land
demand in Sherwood is expected to range from 31 acres in the low growth forecast, to 69 acres
under the medium growth forecast, and up to 104 actes under the high-growth forecast. In light of
the fact that there are several project ready and short term commercial tax lots within the existing
city limits, the City should focus on retaining and expanding existing employers and developing
existing vacant industrial areas as a short term strategy.

Long term strategies should include planning for new industtial sites (with integrated commercial
and residential development) within future master-planned employment districts in Area 48.

page 43
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FOR SALE / FOR LEASE MULTIFAMILY/ COMMERCIAL LAND
22019 SW PAcIFic HIGHWAY

SHERWOOD, OR 97140
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PROPERTY FEATURES

PRICE: $1,100,000 Zoned GC - General Commercial
Approximately 55,000 Total SF Close Proximity To Retail & Schools
Can Be Divided Into: Location in Sherwood
2 10,000 SF Lots Potential For Build To Suite :
122,000 SF Lot 3,500 SF - 7,000 SF Building
1 Drive-Thru Coffee Pad
Build To Suit & Ground Lease
For More Information Call:

Opportunities \
George Diamond 503-222-2178
“m Nicholas Diamond 503-222-2655 or
Austin Cain 503-222-1683
REAL ESTATE INVESTMENT GROUP
2839 SW Second Avenue, Portland, Oregon, 97201 e Ph. 503-222-1655 Fax 503-274-6510 e« www.reig.com e invest@reig.com

The information contained herein has been obtained from sources we deem reliable. We cannot, however, guarantee its accuracy.

George N. Diamond Nicholas G. Diamond Austin Cain Exhibit E
Principal Broker Principal Broker Principal Broker 179
(503) 222-2178 (503) 222-2655 (503) 222-1683

gdiamond@reig.com ndiamond@reig.com austin.cain@reig.com




FOR SALE / FOR LEASE MULTIFAMILY /COMMERCIAL LAND

ZONING: GC-General Commercial

Permitted Uses

The following land use types are permitted uses in the GC-1 General Commercial Zone. Unless specifically listed,
any other use is not a permitted use in the zone. Uses listed as conditional or accessory uses are allowed in the zone
only in accordance with the criteria established in this ordinance.

a. General retail stores and shops b. Grocery stores c. Large scale commercial buildings

d. Restaurants and fast food e. Personal service establishments f. Furniture and home furnishing stores

g. Travel agencies h. Financial, insurance, and real estate services i. Business services

J. Watch, clock, and jewelry repair and sales k. Legal services |. Professional services m. Hardware and variety
stores

n. Video rental shops 0. Machinery rental shops p. Service and gasoline stations g. Automobile Dealerships

r. Public or private utilities and maintenance facilities

Conditional Uses

The following list of land use types are allowed as conditional uses in the CC-1 Zone. Unless specifically listed, any

other use is not allowed as a conditional use in the zone. Each conditional use must be reviewed and approved in

accordance with Section 12.13 of this ordinance. (amended Ord. 2006-12, 12-12-06)

1. Religious buildings and structures

2. Commercial day care centers and commercial schools

3. Public uses (amended 10/8/2002 Ord. 2002-12)

4. Private lodges, fraternal organizations, country clubs, sports and racquet clubs, and other similar clubs, but
excluding golf courses which are prohibited

. Motels or lodges

6. Residential apartments when located on the upper floors, in the rear of, or otherwise clearly secondary to a

commercial building as defined in Section 16.30.060 (B)
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FOR SALE / FOR LEASE MULTIFAMILY/COMMERCIAL LAND
22019 SW PaciIFic HIGHWAY

SHERWOOD, OR 97140

Demographics Location

Mile Radius —1— —3— —5— Sherwood is approximately 15 miles
Avg. Est. Population 2010 6,987 20,940 57,203 southwest of downtown Portland in

Avg Est. Population 2015 8209 23621 63557  Suburban Washington County. The city

is transitioning towards higher densit
Avg. Est. # Households 2010 2,424 7,460 21,054 . . 5 . g 5 . y
residential and significant commercial

Avg. Est. # Households 2015 2,842 8,400 23,288 and industrial development is under
Avg. Est. HHI 2010 $84,996  $81,377 $73,847  way.

Avg. Est. HHI 2015 $100,825 $97,940 $85,725

For More Information Call:
George Diamond 503-222-2178

“m Nicholas Diamond 503-222-2655 or
Austin Cain 503-222-1683

REAL ESTATE INVESTMENT GROUP

George N. Diamond Nicholas G. Diamond Austin Cain
Principal Broker Principal Broker Principal Broker 179
(503) 222-2178 (503) 222-2655 (503) 222-1683
gdiamond@reig.com ndiamond@reig.com austin.cain@reig.com



FOR SALE / FOR LEASE MULTIFAMILY /COMMERCIAL LAND
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| HAVE READ AND UNDERSTOOD THE RULES FOR MEETINGS IN THE CITY OF
SHERWOOD.

1. PLEASE INDICATE THE ITEM YOU WOULD LIKE TO SPEAK ABOUT

Date: > Agenda ltem: LY ﬂ,’\f\. (From Agenda)

NOTE: If you want to speak to the Commission abgut more than one subject, please
submit a separate form for each item.

2. PLEASE MARK YOU POSITION/INTEREST ON THE AGENDA ITEM

Applicant: Proponent: Opponent: Other: X
3. PLEASE PROVIDE YOUR NAME AND ADDRESS IN A LEGIBLE FORMAT TO
RECEIVE A COPY/?: THE N OF DECISION ON THIS MATTER.
Name:
Address: =L Wi

City/State/Zip: L’)z
Email Address: M /3//-4/

| represent: Myself >{ Other

4. PLEASE GIVE THIS FORM TO THE RECORDING SECRETARY PRIOR TO YOU
ADDRESSING THE PLANNING COMMISSION. Thank you.

City of Sherwood Planning Commission Page 2
Public Comment



| HAVE READ AND UNDERSTOOD THE RULES FOR MEETINGS IN THE CITY OF
SHERWOOD.

1. PLEASE INDICATE THE ITEM YOU WOULD LIKE TO SPEAK ABOUT

Date: ?/QQ/ %% Agenda ltem: DF tg—_"’ 0] 5— (From Agenda)

NOTE: If you want to speak to the Commission about more than one subject, please
submit a separate form for each item.

2. PLEASE MARK YOU POSITION/INTEREST ON THE AGENDA ITEM
Applicant: Proponent: Opponent: Other: Z

3. PLEASE PROVIDE YOUR NAME AND ADDRESS IN A LEGIBLE FORMAT TO
RECEIVE A COPY OF/'I;I}; NOTICE OF DECISION ON THIS MATTER.

AN

Name: /

7

Address:

= -
: 7
City/State/Zip: %W

Email Address:

| represent: Mys%ﬁfd Other

4. PLEASE GIVE THIS FORM TO THE RECORDING SECRETARY PRIOR TO YOU
ADDRESSING THE PLANNING COMMISSION. Thank you.

_ﬁ
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| HAVE READ AND UNDERSTOOD THE RULES FOR MEETINGS IN THE CITY OF
SHERWOOD.

1. PLEASE INDICATE THE ITEM YOU WOULD LIKE TO SPEAK ABOUT

h Q¢ S . \
Date: (RS € Agenda ltem: UJ/W'G‘GJ M/UST (From Agenda)

NOTE: If you want to speak to the Commission about more than one subject, please
submit a separate form for each item.

2. PLEASE MARK YOU POSITION/INTEREST ON THE AGENDA ITEM

Applicant: Proponent: Opponent: Other:

3. PLEASE PROVIDE YOUR NAME AND ADDRESS IN A LEGIBLE FORMAT TO
RECEIVE A COPY OF THE NOTICE OF DECISION ON THIS MATTER.

Name: / C'S_’"-"‘::/ M

Address: o U L 2 N e
City/State/Zip: %w«ft*cﬁ [BFS 4 C/?’( 90
Email Address: /C»—fgf/fr;/f—e»& @ At coe
| represent. Myself 7< Other

4. PLEASE GIVE THIS FORM TO THE RECORDING SECRETARY PRIOR TO YOU
ADDRESSING THE PLANNING COMMISSION. Thank you.

ﬁ
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Public Comment



“Sherwood West

Skiétiyood Preliminary Concept Plan
i A long rclmge look at our future.
Work Session

DECEMBER 8, 2015




Context

* City Limits vs. Urban
Growth Boundary

* Annexation Process

* Urban Reserves

Goals

* 50 year look at how
and where future
development could
occur

* Roadmap to inform
possible future UGB
expansion decisions
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Making a great place o June 2014
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. %Sh'eljwood West
Community Outreach gt Preliminary Concept Plan

Project Website

Project E-Newsletter Subscription & Social Media
Project Video

Property Owner Meetings (March-April)

Community Workshop (5/21/15)

Community Survey — Vision and Values (5/26-6/17/15)
«a |ce Cream Social & Open House (6/18/15)

Community Survey — Draft Alternatives (thru 7/19/15)
Music on the Green (July 15, July 29, Aug 26)

= -.- C Movies in the Park (August 21)

Community Group Presentations

Sherwood Rotary AM/PM
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PLAN ATTRIBUTES

*10 minute neighborhood

*Resource protection
*Access to nature - trails
*Schools

*Neighborhood serving retail
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Figure 11. Planning and Development Process
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PLAN DOCUMENT
*EXECUTIVE SUMMARY
*PLANNING PROCESS
*HISTORY AND GROWTH
*SHERWOOD WEST
*CONCEPT PLAN
*PHASING AND FUNDING STRATEGY

*NEXT STEPS AND RECOMMENDATIONS
*APPENDICES




Finally...

JANUARY 12, 2015 — Planning Commission
Hearing and Recommendation to Council

FEBRUARY 2, 2015- City Council Hearing
and Acceptance
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Chapter 16.31 - INDUSTRIAL LAND USE DISTRICTS!'®! "
Sections: US £S5

Foolnotes:

—(19) —

Editor's note—Ord. No. 2012-011, adopted August 7, 2012, amended the Code by consolidating the provisions of Chs. 16,31, 16 32 and 16.34. Former Ch. 16.31, §5 16.31.010—16.31,100, pertained to the Employment industria/ district, and derived
from Ord. 2010-014, adopted October 5, 2010. See Chs. 16,32 and 16.34 for specific derivation.

16.31.010 - Purpose

A. Employment Industrial (El) - The El zoning district provides employment areas that are suitable for, and attractive to, key industries and industry clusters that have been
identified by the State of Oregon and the City's economic development strategy as important to the state and local economy. The following are preferred industry
sectors for areas zoned El: Clean Technology; Technology and Advanced Manufacturing; and Outdoor Gear and Active Wear.
Land zoned El shall provide for large and medium-sized parcels for industrial campuses and other industrial sites that can accommodate a variety of industrial
companies and related businesses. Areas zoned El are also intended to provide the opportunity for flex building space within small- and medium-sized industrial
campuses and business parks to accommodate research and development companies, incubator/emerging technology businesses, related materials and equipment
suppliers, and or spin-off companies and other businesses that derive from, or are extensions of, larger campus users and developments. Retail and commercial uses
are allowed only when directly supporting area employers and employees.

Industrial establishments and support services shall not have objectionable external features and shall feature well-landscaped sites and attractive architectural design,
as determined by the Hearing Authority. ’

B. Light Industrial (LI) - The LI zoning district provides for the manufacturing, processing, assembling, packaging and treatment of products which have been previously
prepared from raw materials. Industrial establishments shall not have objectionable external features and shall feature well-landscaped sites and attractive
architectural design, as determined by the Commission.

C. General Industrial (Gl) - The Gl zoning district provides for the manufacturing, processing, assembling, packaging and treatment of products from previously prepared
or raw materials, providing such activities can meet and maintain minimum environmental quality standards and are situated so as not to create significant adverse
effects to residential and commercial areas of the City. The minimurn contiguous area of any Gl zoning district shall be fifty (S0) acres.

(Ord. No. 2012-011, § 2, 8-7-2012)

16.31.020 - Uses

A. The table below identifies the land uses that are permitted outright (P), permitted conditionally (C) and not permitted (N) in the industrial zoning districts. The specific
land use categories are described and defined in_Chapter 16.88.

B. Uses listed in other sections of this Code, but not within this specific table are prohibited.

C. Any use not otherwise listed that can be shown to be consistent or associated with the uses permitted outright or conditionally in the industrial zones or contribute to
the achievement of the objectives of the industrial zones may be permitted outright or conditionally, utilizing the provisions of Chapter 16.88.

D. Additional limitations for specific uses are identified in the footnotes of this table.

Uses ‘ ] | Gl El'
RESIDENTIAL
+ Dwelling unit, including a manufactured home, for one (1) security person employed on the premises and their P P P

immediate family

CIVIC

+ Hospitals C N N
+ Police and fire stations and other emergency services c (o C
+ Vehicle testing stations C (@ C
+ Postal services - Public c (@ C
+ Postal substations when located entirely within and incidental to a use permitted outright C (@ C
* Public ar;drkprivat’erutility structures, including but not limited to telephone exchanges, electric substations, gas regulator p P P

stations, treatment plants, water wells, and public work yards

+ Small-scale power generation facilities P p P
+ lLarge-scale power generation facilities C P C
« Public recreational facilities including parks, trails, playfields and sports and racquet courts on publicly owned property C (@ C

or under power line easements

COMMERCIAL
+ Commercial Trade Schools, commercial educational services and training facilities P p C
Entertainment/recreation
+ Country clubs, sports and racquet clubs and other similar clubs C @ C

+ Indoor recreation facilities such as arcades, mini-golf, or bounce house facilities?? C C G

De. 8, 2015 PL

Date Gov. Body

Motor Vehicle related
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*+ Motorized vehicle and sport craft repairs and service C C N

* Motorized vehicle and sport craft repair and service clearly incidental and secondary to and customarily associated with P P P

a use permitted outright or conditionally

+ Automotive, boat, trailer and recreational vehicle storage C C N

* Vehicle fueling stations or car wash facilities (o C c

+ junkyards and salvage yards N N N

» Manufactures home sales and display area N N N

Office and Professional Support services

* Business and professional offices P P P

+ Business support services such as duplicating, photocopying, mailing services, fax and computer facilities® P P c

* Any incidental business, service, processing, storage or display, not otherwise permitted, that is essential to and @ C C

customarily associated with a use permitted outright, provided said incidental use is conducted entirely within an enclosed

building

Childcare

+ Day cares, preschools, and kindergartens, when clearly secondary to a permitted use P P P

+ Day cares, preschools, and kindergartens as a stand-alone use® (@ C [«

General Retail - sales oriented

* Incidental retail sales or display/showroom directly associated with a permitted use and limited to a maximum of 10% of P p P

the total floor area of the business”

*+ Medical marijuana dispensary, not exceeding 3,000 square feet of gross square footage p1o p1e N

+ Tool and equipment rental and sales, including truck rental” P P P

+ Retail plant nurseries and garden supply stores (excluding wholesale plant nurseries) P P N

+ Wholesale building material sales and service C P N

+ Retail building material sales and lumberyards? C P N

Personal Services

* Health clubs and studios less than 5,000 square feet in size P P P

+ Personal services catering to daily customers where patrons pay for or receive a service rather than goods or materials, C C C

including but not limited to financial, beauty, pet grooming, and similar services®

+ Public or commercial parking (non- accessory) N N N

* Veterinarian offices and animal hospitals C C C

+ Animal boarding/Kennels and daycare facilities with outdoor recreation areas® C C C

Eating and Drinking establishments:

+ Restaurants, taverns, and lounges without drive-thru’ C C C

+ Restaurants with drive-thru services N N N

INDUSTRIAL

+ Limited manufacturing entirely within an enclosed building that is generally secondary to a permitted or conditional P P P

commercial use

* Medical or dental laboratories P P P

* Laboratories (not medical or dental) P P P

+ mini-warehousing or self-storage N P N
about:blank 12/8/2015
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+ Distribution, warehousing and storage associated with a permitted use P P P
* Research and development and associated manufacturing P P P
+ Contractors' storage and equipment yards, building maintenance services, and similar uses C P N
+ Laundry, dry cleaning, dyeing, or rug cleaning plants (o P N
Manufacture, compounding, processing, assembling, packaging, treatment, fabrication, wholesaling, warehousing or storage of the following
articles or products:
+ Food products, appliances, textiles and fiber products, pottery, glass and previously pulverized clay ceramics, small P P N
electronics, communication equipment, instruments, toys, novelties, electronics components, maintenance equipment,
vending machines, cosmetics, chemicals and other small products and tools manufactured from previously prepared or
semi-finished materials
+ Pharmaceuticals in facilities up to 50,000 square feet building size p P P
+ Pharmaceuticals in facilities larger than 50,000 square feet building size N C N
+ Building components, furniture, fixtures, signs P P N
* Non-motorized recreational vehicles and equipment p P N
+ Manufactured homes, farm equipment, and greenhouses N P N
+ Any non-toxic materials or products made of metal, paper, wood, plastic, stone, fabric or other materials or products not P P N
otherwise permitted in the zone
+ Renewable energy/energy efficiency, sustainable environmental products, advanced manufacturing, high technology, P P P
biotechnology, sports apparel and other recreational products
+ Acids, paints, dyes, paints, soaps, ammonia, chlorine, sodium compounds, fertilizer, herbicides, insecticides and similar N C N
chemicals
+ Toxins or explosive materials, or any product or compound determined by a public health official to be detrimental to N N N
the health, safety and welfare of the community
+ Sawmills C C N
* Pulp and paper mills N N N
+ Distillation of oil, coal, wood or tar compounds and the creosote treatment of any products N N N
+ Metal rolling and extraction mills, forge plants, smelters and blast furnaces N N N
+ Meat, fish, poultry and tannery processing N N N
+ Sand and grave! pits, rock crushing facilities, aggregate storage and distribution facilities or concrete or asphalt batch N C N
plants
« Solid waste transfer stations N C N
* General purpose solid waste landfills,-incinerators, and other solid waste facilities N N N
+ Manufacture of biomedical compounds as regulated by the U.S. Food and Drug Administration N C N
WIRELESS COMMUNICATION FACILITIES -
+ Radio, television, and similar communication stations, including associated transmitters C (o C
+ Wireless communication towers® and transmitters C C C
« Wireless communication facilities on City-owned property C C C
* Wireless communication antennas co-located on an existing tower or on an existing building or structure not exceeding P P P
the roof of the structure
OTHER
Agricultural uses including but not limited to:
+ Farm equipment sales and rentals N N | N
about:blank 12/8/2015
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» Farming and horticulture p p p
+ Raising of animals other than household pets N N N
« Truck and bus yards N P N

1 See special criteria for the El zone, 16.31.030 and the Tonquin Employmenit Area (TEA), 16.31.040.

2f yse is mixed with another, such as a restaurant, it is considered secondary to that use and permitted, provided it occupies less than fifty (50) percent of the total
area,

3 Limited in size to five thousand (5,000) square feet in a single outlet and no more than twenty thousand (20,000) square feet in multiple outlets in the same
development project.

4 Limited to Cardiock or wholesale- no public retail fuel sales.

5 Limited in size to five thousand (5,000) square feet in a single outlet and no more than twenty thousand (20,000) square feet in multiple outlets in the same
development project.
6 Limited in size to five thousand (5,000) square feet in a single outlet and no more than twenty thousand (20,000) square feet in muitiple outlets in the same
development project.
7 Limited in size to five thousand (5,000) square feet in a single outlet and no more than twenty thousand (20,000) square feet in multiple outlets in the same
development project.
8 Animal boarding/kennels and daycare facilities entirely within an enclosed building are considered "other personal service."
9 Except for towers located within one thousand (1,000) feet of the Old Town District which are prohibited.
' See Special Criteria for Medicai Marijuana Dispensary under_Seclion 16,38.020.

(Ord. No. 2015-005, § 2, 5-5-2015; Ord. No. 2015-003, § 2, 3-17-2015; Ord. No. 2012-011, 5 2, 8-7-2012)

16.31.030 - Development Standards

A. Generally

No lot area, setback, yard, landscaped area, open space, off-street parking or loading area, or other site dimension or requirement, existing on, or after, the effective date of

this Code shall be reduced below the minimum required by this Code. Nor shall the conveyance of any portion of a lot, for other than a public use or right-of-way, leave a
lot or structure on the remainder of said lot with less than minimum Code dimensions, area, setbacks or other requirements, except as permitted by Chapter 16,84

(Variances and Adjustments).

B. Development Standards
Except as otherwise provided, required minimum lot areas and dimensions and setbacks shall be:

Development Standards by Zone El LI Gl

Lot area- Industrial Uses: 3 acres® 10,000 SF 20,000 SF
Lot area- Commercial Uses (subject to Section 16.31.050): 10,000 SF 10,000 SF 20,000 SF
Lot width at front property line: 100 feet

Lot width at building line: 100 feet

Front Yard Setback 20 feet 20 feet None
Side Yard Setback™ None None None
Rear Yard Setback™ None None None
Corner lot street side 20 feet 20 feet None
Height!! 50 feet

% Lots within the El zone that were legal lots of record prior to October 5, 2010 and smaller than the minimum lot size required in the table below may be developed if
found consistent with other applicable requirements of Chapter 16.31 and this Code. Further subdivision of lots smaller than three (3) acres shall be prohibited unless
Section 16,31,050 applies.

1 When a yard is abutting a residential zone or public park, there shall be a minimum setback of forty (40) feet provided for properties zoned Employment Industrial
and Light Industrial Zones, and a minimum setback of fifty (50) feet provided for properties zoned General Industrial.

11 Structures located within one-hundred (100) feet of a residential zone shall be limited to the height requirements of that residential zone.

16.31.040 - Employment Industrial (El) Restrictions
A, Use Restrictions
1. Retail and professional services that cater to daily customers, such as restaurants and financial, insurance, real estate, legal, medical and dental offices, shall be
limited in the El zone.
a. New buildings for stores, branches, agencies or other retail uses and services shall not occupy more than five thousand (5,000) square feet of sales or service
area in a single outlet and no more than twenty thousand {20,000) square feet of sales or service area in multiple outlets in the same development project, and

about:blank 12/8/2015
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b. New buildings for stores, branches, agencies or other retail uses and services shall not be located on lots or parcels smaller than five (5) acres in size. A
“development project" includes all improvernents proposed through a site plan application.

2. Notwithstanding the provisions of Section 16.31,050 "Commercial Nodes Use Restrictions”, commercial development permitted under_16.31.050(1)(a) may only be
proposed concurrent with or after industrial development on the same parcel. Commercial development may not occur prior to industrial development on the
same parcel.

B. Land Division Restrictions

1. Lots of record prior to October 5, 2010 that are smaller than the minimum lot size required in the El zone may be developed if found consistent with other
applicable requirements of Chapter 16,31 and this code. Further subdivision of lots smaller than three (3) acres shall be prohibited unless Section 16.31.050
applies.

2. Lots or parcels larger than fifty (50) acres may be divided into smaller lots and parcels pursuant to a Planned Unit Development approved by the city so long as the
resulting division yields at least one (1) lot or parcel of at least 50 acres in size.

3. Lots or parcels fifty (50) acres or larger, including those created pursuant to subsection (2) above, may be divided into any number of smaller lots or parcels
pursuant to a Planned Unit Development approved by the city so long as at least forty (40) percent of the area of the lot or parcel has been developed with
industrial uses or uses accessory to industrial use.

(Ord. No. 2012-011, § 2, 8-7-2012)

16.31.050 - Tonquin Employment Area (TEA) Commercial Nodes Use Restrictions

A. Within the Tonquin Employment Area (TEA), only commercial uses that directly support industrial uses located within the TEA are permitted as conditional uses.

B. Commercial development, not to exceed a total of five (5) contiguous acres in size, may be permitted.

C. Commercial development may not be located within three hundred (300) feet of SW 124th Avenue or SW Oregon Street, and must be adjacent to the proposed east-
west collector street.

(Ord. No. 2012-011, 8 2, 8-7-2012)

16.31.060 - Community Design
For standards relating to off-street parking and loading, energy conservation, historic resources, environmental resources, landscaping, access and egress, signs, parks
and open space, on- site storage, and site design, the applicable provisions of Divisions V, VIIl and IX will apply.

(Ord. No. 2012-011, § 2, 8-7-2012)

16.31.070 - Floodplain
Except as otherwise provided, Section 16,134,020 shall apply.

{Ord. No. 2012-011, § 2, 8-7-2012)

about:blank 12/8/2015
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Chapter 16.88 - INTERPRETATION OF SIMILAR USES
Sections:
16.88.010 - Generally

Where an interpretation is required as to the applicability of the provisions of this Code to a proposed land use which is not specifically listed or otherwise clearly
indicated as allowed, conditionally allowed or prohibited, a written request for an interpretation may be submitted to the City Manager or his/her designee.

(Ord. No. 2012-011, § 2, 8-7-2012; Ord. 98-1053, § 1; Ord. 86-851)

16.88.020 - Application Content
The request shall be submitted with a fee pursuant to_Section 16,74.020 and shall include information on the following characteristics of the proposed use:

Description of the activity to be conducted on the site.
Noise and odor characteristics.

Description of material or product storage requirements.
Amount and type of traffic to be generated.

Description of the structures required.

mopw®p

(Ord. No. 2012-011, § 2, 8-7-2012; Ord. 86-851, § 3)

16.88.030 - Approvals

The City Manager or his/her designee may authorize a use to be included among the allowed uses, if the use 1} is similar to and of the same general type as the uses
specifically allowed; 2) is consistent with the Comprehensive Plan; and 3) has similar intensity, density, off-site impacts and impacts on community facilities as uses
permitted in the zone, and described insection 16,88.040 below. The action of the City Manager or his/her designee may be appealed to the Commission in accordance

with_Chapter 16.76.
(Ord. No. 2012-011, § 2, 8-7-2012; Ord. 98-1053, § 1; Ord. 86-851)

16.88.040 - Uses

This chapter classifies land uses and activities into use categories on the basis of common functional, product, or physical characteristics. The use categories provide a
systematic basis for assignment of present and future uses to zones. The decision to allow or prohibit the use categories in the various zones is based on the goals and
policies of the Comprehensive Plan, Uses are assigned to the category whose description most closely describes the nature of the primary use. A primary use is the activity,
or combination of activities of chief importance on the site, and the main purposes for which the land or structures are intended, designed, or ordinarily used. Accessory
uses are uses or activities which are a subordinate part of a primary use and are clearly incidental to a primary use on site.

A. Residential Use Types

1. Residential uses are intended for habitation by one (1) or more individuals on a wholly or primarily non-transient basis. These uses usually include accommodations
for cooking, sleeping, bathing, and similar common areas typically associated with habitation. Residential uses include, but are not limited to the following housing
types:
(1) Single-family detached - A structure consisting of a single dwelling unit which is for occupancy by one (1) or more persons on a single parcel or lot.
(2) Single-family attached - A structure consisting of one (1) or more attached single dwelling unit which is for occupancy by one (1) or more persons on separate

parcels or lots, Examples include but are not necessarily limited to townhomes and rowhouses.

(3) Two-family - A structure consisting of two (2) dwelling units on the same parcel or lot. Two (2) family homes are commonly referred to as a duplex.

(4) Multi-family - A structure consisting of three (3) or more dwelling units on the same parcel or lot. Multi-family homes include, but are not limited to garden
apartments, apartments, condominiums, and in some cases attached townhomes or rowhouses on a single lot or parcel.
(5) Institutional and residential care facilities — A facility licensed by or under the authority of the Department of Health and Human Services under ORS 443.400

to 443.460 which provides residential care alone or in conjunction with treatment or training or a combination thereof for six (6) to fifteen (15) individuals who
need not be related. Examples include residential care homes, group homes, halfway homes, etc.
B. Civic Use Types
1. Civic uses are basic governmental and private services intended to provide for the basic living, religious, educational, recreational, cultural, protective, and other
similar needs of all citizens within the community. Examples include but are not limited to:
(1) Churches, mosques, temples and other religious facilities
(2) Hospitals
(3) Schools
(4) Major and minor utilities
(5) Transportation facilities
(6) Police and fire stations
(7) Post offices
(8) Senior centers
(9) Community centers
(10)  Libraries
(11)  Museums
(12)  Fraternal lodges
(13}  Veterans organizations
(14)  Public parking garages
(15)  Cemeteries and crematory mausoleums
{16)  Public gardens, parks, trails, and playfields
(17}  Government offices
(18) Treatment plants
(19)  Public works yards
2. Wireless communication uses are uses that are associated with the provision of cellular, broadband, or other communication types that involve the placement of
towers, relay stations, and similar infrastricture ta nrovida cervica (Rensralhs wiralags communication facilities include:

(1) Towers

(2) Transmitters O S Pa

ate Gov. Body

. 7.-W-5. 3
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(3) Antennae

(4) Similar infrastructure intended to be protected by the Telecommunications Act of 1996.

C. Commercial Use Types

Commercial use types are uses that include the sale or rental of goods and services that are customarily associated with those businesses that are not considered
to be civic or industrial uses. Examples of commercial use types can be identified through several different subcategories as follows:

a.

Entertainment and recreation uses are establishments providing participant or spectator recreation or entertainment, either indoors or outdoors, for a fee or

admission charge. lllustrative examples of commercial recreation and entertainment uses include:

(1) Adult entertainment businesses

(2) Theaters or cinemas

(3) Drive-in theaters

(4) Country clubs

(5) Recreational vehicle parks

(6) Private sports and racquet clubs

(7)  Golf courses

(8) Arcades or electronic game centers

(9) Health and fitness clubs

(10)  Bowling alley

(1) lce/roller skating rinks

Hospitality and lodging uses are uses that provide temporary, short term lodging including:

(1} Bed and breakfast means a dwelling unit that offers guest rooms or suites for a fee for a limited period of time not to exceed thirty (30) days, with
incidental eating and drinking service provided from a single kitchen for guests only.

(2) Hotel means an establishment that provides guest rooms or suites for a fee to transient guests for sleeping purposes. Access to units is primarily from
interior lobbies, courts, or halls. Related accessory uses may include conference and meeting rooms, restaurants, bars, and recreational facilities. Guest
rooms may or may not contain kitchen facilities for food preparation (i.e., refrigerators, sinks, stoves, and ovens). Hotels with kitchen facilities are
commonly known as extended stay hotels.

(3) Motel means an establishment that provides guest rooms for a fee to transient guests for sleeping purposes. Guest rooms do not contain kitchen facilities.
A motel is distinguished from a hotel primarily by direct independent access to, and adjoining parking for, each guest room.

Motor vehicle refated uses include the sales, servicing, rental, and storage of motorized vehicles including automobiles, trucks, motorcycles, boats, recreational

vehicles, trailers, helicopters, airplanes, scooters, construction equipment, tractors, semi-trucks, and similar type uses. This category includes:

(1) Motorized vehicle and sport craft repairs and service

(2} Automotive, boat, trailer and recreational vehicle storage.

(3) Vehicle fueling stations

(4) Car wash facilities

(5) Junkyards

(6) Salvage yards

(7) Manufactured home sales and display areas.

Office and professional services uses are uses where business services are provided to the general public, or in some cases, where professional services (e.g.,

accounting, architectural, engineering, legal, planning, psychological, psychiatric, etc.) are provided. Office and Professional Services generally provide clerical,

duplicating, photocopying, mailing services, fax and computer services, executive, management, or administrative services for private firms or organizations.

Office and Professional Services uses do not include medical and dental offices. Examples of office and professional services include, but are not limited to:

(1) Law offices

(2) Architecture and engineering offices

(3) Accounting offices

(4) Call centers

(5) Financial, insurance, and real estate offices

Medical and dental office uses are offices that provide personal health services including prevention, diagnosis, treatment, and rehabilitation services provided

by physicians, naturopaths, dentists, physician assistants, physical therapists, chiropractors, massage therapists, and similar uses. Medical laboratories are

allowed under this classification as an accessory use. Examples include, but are not limited to:

(1) Clinics

(2) Veterinary offices

(3) Animal hospitals

(4) Dentist offices

(5) Doctors' offices

(6) Urgent care facilities

Childcare uses are uses that provide nonmedical care for children on less than a twenty-four (24) hour basis that are regulated under the most current Oregon

Revised Statute ORS 657A. Childcare uses do not include facilities providing care that is primarily group athletic or social activities sponsored by or under the

supervision of an organized club or hobby group Childcare uses include the following uses:

(1) In-home daycare means any use that provides day care to fewer than six (6) children within the care givers primary residence.

(2) Daycare Facility means any facility that provides day care to six (6) or more children, including a child day care center or group day care home, including
those known under a descriptive name, such as nursery school, preschool, kindergarten, child playschool, child development center, except for those
facilities excluded by law, and family day care providers as defined by this code. This term applies to the total day care operation and it includes the
physical setting, equipment, staff, provider, program, and care of children,

General retail uses are uses that engage in the sale or rental of commonly used merchandise and goods that are consumed for everyday living. The City of

Sherwood classifies general retail uses into large format and small format. Large format facilities are ten thousand (10,000) square feet or greater and small

format are retail facilities that are less than ten thousand (10,000) square feet. General Retail uses may include but are not limited to:

(1) Grocery stores

(2) Department stores

(3) Convenience stores without fuel sales

(4) Furniture stores
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(5) Hardware stores
(6) Pharmacies
(7) Book stores
(8) Efectronics stores
(9) Auto parts stores
(10)  Sporting goods stores
(11)  Toy stores
(12)  Jewelry stores

h. Personal services uses are uses that people come to rely on for their personal needs, but are not necessarily required on a daily basis. Examples of personal
service uses include, but are not limited to:
(1) Barbershops and beauty salons
(2) Dry cleaning pick-up stores with limited equipment
(3) Laundromats (self-service laundries)
(4) Locksmiths
(5) Shoe repair shops
(6) Tailors and seamstresses
(7) Health and fitness clubs
(8) Dance or music studios
(9) Pet grooming
(10}  Indoor pet daycare

i. Eating and drinking establishments are uses that sale prepared food and beverages for consumption on or off of the site on which the business sits. Examples
include but are not limited to:
(1) Restaurants (including drive-through, fast food, and sit-down)
(2) Taverns and lounges
(3) Coffee shops
(4) Ice cream shops
(5) Sandwich shops

D. Industrial Use Types

1. Distribution, warehousing, and storage uses are uses that engage in warehousing, storing, or distributing goods primarily to retailers; to industrial, commercial,
institutional, or professional businesses. Generally, these uses are not open to the public. Uses within this category, may include but are not limited to:
(1) Moving companies
(2) Mini-storage
(3) Specific retail storage and distribution
(4) Freight delivery
(5) Beverage distribution.

2. Laboratory uses are facilities that primarily engage in the research, development, and controlled production of electronic, industrial, medical, dental,
biotechnological, and scientific commodities.

3. Metal fabrication and engineering uses are uses that involve the design and processing of metals to create new products. Examples include but are not limited to:
(1) Machine shops
(2) Fabrication shops
(3) Welding shops

4. Small-scale industrial service uses are uses that manufacture finished parts or products primarily from previously prepared materials; and provide industrial services
within an enclosed building. These uses include the outdoor storage of products, materials, equipment, or buik fuels. Examples include uses that assembie and
process food products, appliances, textiles and fiber products, pottery, glass, small electronics, maintenance equipment, vending machines, cosmetics, and tools.
This category may also include:

(1) Contractor's storage and equipment yards

(2) Laundry and dry cleaning plants

(3) Fabric dyeing facilities

(4) Auto dismantling within an enclosed building

(5) Manufacture of stone works and concrete products {excluding concrete ready-mix plants)

(6) Commercial bakeries

(7) Small scale energy facilities include facilities, such as solar panels, that produce energy but are generally not visible from neighboring properties, with the
exception of facilities attached to a building that do not exceed the height limits of the underlying zone and do not exceed the building height by more than
twenty-five (25) percent.

S. Large-scale industrial service uses are uses that use mechanical or chemical transformation of materials or substances to manufacture or process new products. The
land uses engaged in these activities are usually described as plants, factories or mills and characteristically use power-driven machines and materials handting
equipment. Establishments engaged in assembling component parts of manufactured products are also considered under this classification. Also included, is the
blending of materials such as lubricating oils, plastic resins, or metals. Examples of large-scale industrial service uses include, but are not limited to:

(1) Sawmills

(2) Pharmaceutical manufacturers

(3) Pulp and paper mills

(4) Distillation of oil, coal, wood, or tar compounds and the creosote treatment of products
(5) Metal rolling and extraction mills

(6) Forge plants

(7) Smelters

(8) Blast furnaces

(9) Sand and gravel pits

(10)  Rock crushing facilities
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(11)  Aggregate storage and distribution facilities

(12)  Concrete or asphalt batch plants

(13)  Solid waste transfer stations

(14)  Large scale energy facilities are facilities that generally exceed the impacts associated with a small-scale energy facility, and may include power plants, solar
farms, and other similar uses.

Hazardous facilities are uses that manufacture, process, or dispose of chemicals and compounds that are determined by a public health official to be detrimental to

the health, safety, and welfare of the community and may include acids, paints, dyes, toxins, explosive materials, ammonia, chlorine, sodium compounds,

fertilizers, herbicides, insecticides, and similar chemicals or compounds.

E. Agriculture Use Types

1.

Agricultural uses are uses that facilitate farming and horticulture. Allowed uses include the sales and rental of farm equipment, farm activities as defined by ORS
215, which states, ""farm use" means the current employment of land for the primary purpose of obtaining a profit in money by raising, harvesting and selling
crops or the feeding, breeding, management and sale of, or the produce of, livestock, poultry, fur-bearing animals or honeybees or for dairying and the sale of
dairy products or any other agricultural or horticultural use or animal husbandry or any combination thereof, "Farm use" includes the preparation, storage and
disposal by marketing or otherwise of the products or by-products raised on such land for human or animal use. "Farm use" also includes the current employment
of land for the primary purpose of obtaining a profit in money by stabling or training equines including but not limited to providing riding lessons, training clinics
and schooling shows. "Farm use" also includes the propagation, cultivation, maintenance and harvesting of aquatic, bird and animal species that are under the
jurisdiction of the State Fish and Wildlife Commission, to the extent allowed by the rules adopted by the commission. "Farm use" includes the on-site construction
and maintenance of equipment and facilities used for the activities described in this subsection.

(Ord. No. 2012-011, § 2, 8-7-2012)
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Hillsboro Code (research date 10/30/15)

12.10.300 Industrial Use Categories.

Industrial use categories include the following sections:

12.10.310
12.10.320
12.10.330
12.10.340
12.10.350
12.10.360

Industrial Services

Manufacturing and Production

Solid Waste Treatment and Recycling

Vehicle Storage

Warehouse and Freight Movement
Wholesale Sales

12.10.310 Industrial Services.

£}

c 20K

ate

2 -ns

Agenda ltem

A.  Characteristics. Industrial Services Uses are engaged in repair and/or servicing of
industrial, business or consumer machinery, equipment, products or by-products or in training
or instruction of such repair or servicing. Contractors and building maintenance firms and
similar Uses perform services on- or off-site.

B. Examples of Uses.

PC

Building, heating, plumbing and electrical contractors

Bulk sales of building materials and landscaping materials
Contracting firms with on-site storage of equipment and materials
Data storage, processing and information technology centers
Equipment rental facilities

Extermination services

Fuel oil distribution and solid fuel yards

Heavy truck servicing and repair

Janitorial and building maintenance services

Laundry, dry-cleaning and carpet cleaning plants (not self-service)
Printing, publishing and lithography shops

Research and development laboratories

Repair and servicing of heavy construction or farm equipment (not automobiles)
Tire retreading or recapping

Tool, electric motor and scientific or professional instrument repair

Trade schools where industrial vehicles and equipment are operated

Gov. Body
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D.

. Truck stops

. Welding and machine shops

Examples of Accessory Uses.

. Interior and exterior storage of equipment and materials

. Offices

. Parking for customers, employees and fleet vehicles

Exceptions.

1. If equipment and materials are stored off-site, and work is not undertaken on-site,

contracting firms are classified as Industrial Services.

2. Hotels, restaurants and other services which are part of a truck stop are
considered accessory to the truck stop.

12.10.320 Manufacturing and Production.

A.

Characteristics. Manufacturing and Production companies are involved in the

manufacturing, processing, fabrication, packaging and/or assembly of products on-site, using
natural, man-made, raw, secondary or partially-completed materials. Products are generally not
displayed or sold on site, but if so, sales and display are accessory to the primary Use. This
category includes cottage industry as defined in Section 12.01.500. Products may be displayed
or sold on site in a cottage industry Use.

B.

Examples of Uses.

. Breweries, distilleries and wineries

. Catering establishments and commissaries

. Concrete batching and asphalt mixing plants

. Manufacture of solar, wind-power or other energy production devices

. Food, beverage, and related product processing

. Manufacture or assembly of machinery, equipment and instruments

. Manufacture of micro-process-ors and computer components

. Production of artwork and toys

. Production of chemical, rubber, leather, clay, bone, plastic, stone or glass
materials or products

. Production of prefabricated structures, including manufactured dwellings
. Production or fabrication of metals or metal products including enameling and
galvanizing

. Sign making

. Weaving or production of textiles or apparel



Woodworking, including cabinet makers

Printing, publishing, and lithography shops

Examples of Accessory Uses.

service

Cafeterias

Employee recreational facilities

Interior and exterior storage

Offices

Parking for employees and fleet vehicles

Research and development specific to the primary Use
On-site caretaker residence

Food and beverage production, on-site tasting rooms, with or without food

Exceptions.

1.

Manufacturing of goods to be sold primarily on-site and to the general public is

classified as Retail Products and Services.

2.

Compost production and rendering plants are classified as Solid Waste Treatment

and Recycling.

12.10.330 Solid Waste Treatment and Recycling.

A. Characteristics. Solid Waste Treatment and Recycling are characterized by Uses that
receive, process and/or recycle solid waste materials.

B.

Examples of Uses.

Vehicle and heavy machinery salvage and wrecking
Energy recovery plants

Hazardous-waste collection sites

Portable toilet collection, storage and pumping
Commercial recycling collection sites

Landfills

Commercial waste composting and/or compost production

Rendering plants

Examples of Accessory Uses.

Loading docks

Material recycling facilities

Offices

Parking for employees and fleet vehicles

Re-packaging, sales and shipment of by-products and salvaged goods



Exceptions.

1.

Disposal of clean fill material, as defined in OAR 340-093-0030, is not regulated

as a land use.

2.

Community recycling or composting facilities at a community garden are

classified as Community Services.

12.10.340 Vehicle Storage.

A. Characteristics. Vehicle storage yards provide covered or uncovered storage facilities for
vehicles including automobiles, trucks, trailers, boats and recreational vehicles.

B.

Examples of Uses.

Vehicle impoundment yards

Vehicle fleet storage and maintenance facilities
Towing and vehicle storage operations

School bus yards

Recreational vehicle storage

Examples of Accessory Uses.

Caretaker’s residence

Offices for security and/or leasing functions

Waste disposal facilities for tenants’ use
Mini-warehouse units accessory to the vehicle storage
Fleet maintenance, refueling and storage

Parking for customers and employees

Exceptions. None.

12.10.350 Warehouse and Freight Movement.

A. Characteristics. Warehouse and Freight Movement companies are involved in the storage,

repackaging, delivery and movement of products.

Examples of Uses.

B.

Centralized warehouses

Cold storage plants, including frozen food lockers
General freight storage

Household and business moving operations
Major post offices

Major wholesale distribution centers

Parcel or postal distribution facilities



. Storage and stockpiling of sand, gravel, or other aggregate or raw materials

. Freight terminals and yards

. Mail-order merchandise warehouses

. Heavy rail facilities

. Transfer and storage facilities without individual units

C. Examples of Accessory Uses.

. Loading docks
. Maintenance areas
. Offices
. Parking for customers, employees and fleet vehicles
. Customer support centers
D. Exceptions.
1. Uses that involve the transfer or storage of solid or liquid wastes are classified as

Solid Waste Treatment and Recycling.

2. Mini-warehouses are classified as Self-Service Storage.

12.10.360 Wholesale Sales.

A. Characteristics. Wholesale Sales companies are involved in the sale, lease and/or rental of
products primarily to businesses. On-site sales to the general public are limited.

B. Examples of Uses.

. Mail order houses

. Sale and/or rental of construction and farm machinery, equipment, and vehicles,
building materials, special trade tools, welding supplies, machine parts, electrical
supplies, janitorial supplies, restaurant equipment and store fixtures

. Wholesalers of food, clothing, auto parts, building hardware and office supplies
C. Examples of Accessory Uses.

. Offices

. Product repair facilities

. Parking for customers, employees and fleet vehicles

. Warehouses

D. Exceptions.
1. Companies that engage primarily in sales to the general public are classified as
Retail Products and Services.



2. Companies that engage in sales on a membership basis are classified as either
Retail and Products Services or Wholesale Sales, based on the characteristics of the Use.

Ba Companies that are primarily storing goods with little on-site business activity
are classified as Warehouse and Freight Movement.
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Chapter 18.530
INDUSTRIAL ZONING DISTRICTS

Sections:

18.530.010 Purpose

18.530.020 List of Zoning Districts

18.530.030 Uses

18.530.040 Development Standards

18.530.050 Additional Development Standards

18.530.010 Purpose

A. Provide range of industrial services for city residents. One of the major purposes of the regulations
governing development in industrial zoning districts is to ensure that a full range of job opportunities
are available throughout the city so that residents can work close to home if they choose. The location
of land within each industrial district must be carefully selected and design and development
standards created to minimize the potential adverse impacts of industrial activity on established
residential areas.

B. Facilitate economic goals. Another purpose of these regulations is to ensure that there is a full range
of economic activities and job opportunities within the city limits, in compliance with the economic
goals of the City of Tigard Comprehensive Plan.

18.530.020 List of Zoning Districts

A. I-P: industrial park district. The I-P zoning district provides appropriate locations for combining light
manufacturing, office and small-scale commercial uses, e.g., restaurants, personal services and fitness
centers, in a campus-like setting. Only those light industrial uses with no off-site impacts, e.g., noise,
glare, odor, vibration, are permitted in the I-P zone. In addition to mandatory site development
review, design and development standards in the I-P zone have been adopted to insure that
developments will be well-integrated, attractively landscaped, and pedestrian-friendly.

B. I-L: light industrial district. The I-L zoning district provides appropriate locations for general
industrial uses including industrial service, manufacturing and production, research and development,
warehousing and freight movement, and wholesale sales activities with few, if any, nuisance
characteristics such as noise, glare, odor, and vibration.

C. L-H: heavy industrial district. The I-H zoning district provides appropriate locations for intensive
industrial uses including industrial service, manufacturing and production, research and development,
warehousing and freight movement, railroad yards, waste-related and wholesale sales activities.
Activities in the I-H zone include those which involve the use of raw materials, require significant
outdoor storage and generate heavy truck and/or rail traffic. Because of these characteristics, I-H-
zoned property has been carefully located to minimize impacts on established residential, commercial
and light industrial areas.

18.530.030 Uses

A. Types of uses. For the purposes of this chapter, there are four kinds of use: b Cc 23! 20 5 p C
Date Gov. Body
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1. A permitted (P) use is a use which is permitted outright, but subject to all of the applicable
provisions of this title. If a use is not listed as a permitted use, it may be held to be a similar
unlisted use under the provisions of Chapter 18.230;

2. A restricted (R) use is permitted outright providing it is in compliance with special requirements,
exceptions or restrictions;

3. A conditional use (C) is a use the approval of which is at the discretion of the hearings officer.
The approval process and criteria are set forth in Chapters 18.310 and 18.320. If a use is not listed
as a conditional use, it may be held to be a similar unlisted use under the provisions of Chapter
18.230;

4. A prohibited (N) use is one which is not permitted in a zoning district under any circumstances.

B. Use table. A list of permitted, restricted, conditional and prohibited uses in industrial zones is
presented in Table 18.530.1.

C. Accessory structures.

1. Accessory structures are permitted in all industrial zones providing the site is still in compliance
with all development standards, including, but not limited to, setbacks, height, lot coverage and
landscaping requirements, of the base zone. All accessory structures shall comply with all
requirements of the State Building Code. All accessory structures except those less than 120
square feet in size require a building permit,

2. All freestanding and detached towers, antennas, wind-generating devices and TV receiving
dishes, except as otherwise regulated by Chapter 18.798, Wireless Communication Facilities,
shall have setbacks equal to or greater than the height of the proposed structure. Suitable
protective anti-climb fencing and a landscaped planting screen, in accordance with Chapter
18.745, Landscaping and Screening, shali be provided and maintained around these structures and
accessory attachments.

Industrial Zoning Districts 18.530-2 Code Update: 4/15



Table 18.530.1

Use Table: Industrial Zones

Use Category

I-P

I-L

-

RESIDENTIAL

Household Living

Group Living

Transitional Housing

Home Occupation

CIVIC (INSTITUTIONAL)
Basic Utilities

Colleges

Community Recreation
Cultural Institutions

Day Care

Emergency Services

Medical Centers

Postal Service

Public Support Facilities
Religious Institutions
Schools

Social/Fraternal Clubs/Lodges
COMMERCIAL
Commercial Lodging
Custom Arts and Crafts
Eating and Drinking Establishments
Major Event Entertainment
Outdoor Entertainment
Indoor Entertainment

Adult Entertainment
Sales-Oriented

Personal Services
Repair-Oriented

Bulk Sales

Outdoor Sales
Animal-Related

Motor Vehicle Sales/Rental
Motor Vehicle Servicing/Repair
Vehicle Fuel Sales

Office

Self-Service Storage
Non-Accessory Parking
INDUSTRIAL

Industrial Services

Light Industrial

General Industrial

Heavy Industrial

Railroad Yards

Research and Development
Warehouse/Freight Movement
Waste-Related

Wholesale Sales
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Table 18.530.1
Use Table: Industrial Zones (cont’d)

Use Category 1-P I-L I-H
OTHER

Agriculture/Horticulture p? p’ P’
Cemeteries N C N
Detention Facilities C N C
Heliports C C C
Mining N N p
Wireless Communication Facilities P/R® P P
Transportation/Utility Corridors P P P
Other NA NA p
P=Permitted R=Restricted C=Conditional Use N=Not Permitted

' A single-family detached dwelling or single-family mobile or manufactured home allowed for caretaker or
kennel owner/operator when located on the same lot as the permitted use and is exclusively occupied by the
caretaker or kennel owner/operator and family.

2 These limited uses, separately or in combination, may not exceed 20% of the entire square footage within a
development complex. No retail uses shall exceed 60,000 square feet of gross leasable area per building or
business.

w

In-home day care which meets all state requirements permitted by right.
4 Permitted if all activities, except employee and customer parking, are wholly contained with a building(s).

> When an agricultural use is adjacent to a residential use, no poultry or livestock, other than normal household
pets, may be housed or provided use of a fenced run within 100 feet of any nearby residence except a dwelling
on the same lot.

®  See Chapter 18.798, Wireless Communication Facilities, for definition of permitted and restricted facilities in the
1-P zone.

~1

Vehicle fuel sales permitted outright unless in combination with convenience sales, in which case it is permitted
conditionally.

8 Explosive storage permitted outright subject to regulations of the uniform fire code.

°  Day care uses with over five children are permitted subject to an environmental impact assessment in accordance
with 18.530.050.C.1. The design of the day care must fully comply with State of Oregon requirements for
outdoor openspace setbacks.

10" Limited to outdoor recreation on (1) land classified as floodplain on city flood maps, when the recreational use
does not otherwise preclude future cut and fill as needed in order to develop adjoining industrially zoned upland;

and (2) land located outside the floodplain as shown on city flood maps, when the recreation use is temporary
and does not otherwise preclude allowed uses or conditional uses other than recreation within the district.

"' These limited uses, shall only be allowed in IP zoned property east of SW 72nd Avenue. These uses, separately
or in combination, shall not exceed 60,000 square feet of gross leasable area in a single building, or commercial
retail uses with a total of more than 60,000 square feet of retail sales area on a single lot or parcel, or on
contiguous lots or parcels, including those separated only by transportation right-of-way.

12 These limited uses, separately or in combination, may not exceed 10,000 square feet/lot.

This use limited to boat sales/rental only.
14 Except water, storm, sanitary sewers, and other underground infrastructure facilities, which are allowed by right.

(Ord. 15-05 §2; Ord. 13-10 §1; Ord. 10-15 §1; Ord. 09-13; Ord. 09-01 §1; Ord. 04-14)
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18.530.040 Development Standards

A. Compliance required. All development must comply with:

1. All of the applicable development standards contained in the underlying zoning district, except
where the applicant has obtained variances or adjustments in accordance with Chapters 18.370.

2. All other applicable standards and requirements contained in this title.

B. Development standards. Development standards in industrial zoning districts are contained in Table
18.530.2 below:

TABLE 18.530.2
DEVELOPMENT STANDARDS IN INDUSTRIAL ZONES

STANDARD I-pP I-L I-H
Minimum Lot Size None None None
Minimum Lot Width 50 ft. 50 ft. 50 ft.
Minimum Setbacks

- Front yard 35 ft. 30 ft. 30 ft.

- Side facing street on corner &

through lots [1] 20 ft. 20 ft. 20 ft.

- Side yard 0/50 ft. [3] 0/50 ft. [3] 0/50 ft. [3]

- Rear yard 0/50 ft. [3][4] 0/50 ft. [3] 0/50 ft. [3]

- Distance between front of

garage & property line abutting a

public or private street - - -
Maximum Height 45 ft. 45 ft, 45 ft.
Maximum Site Coverage [2] 75 % [5] 85 % 85 %
Minimum Landscape Requirement 25 % [6] 15 % 15%

[1] The provisions of Chapter 18.795 (Vision Clearance) must be satisfied.
[2] Includes all buildings and impervious surfaces.

[3] No setback shall be required except 50 feet shall be required where the zone abuts a residential zoning
district.

[4] Development in industrial zones abutting the Rolling Hills neighborhood shall comply with Policy
11.5.1.

[5] Maximum site coverage may be increased to 80% if the provisions of Section 18.530.050.B are
satisfied.

[6] Except that a reduction to 20% of the site may be approved through the site development review
process.

I-P — Industrial Park District
I-L — Light Industrial
I-H — Heavy Industrial
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18.530.050 Additional Development Standards

A. Commercial lodging in the I-P zone. The following development standards shall apply for a
commercial lodging facility located in the I-P zone:

1. Site size shall be a minimum of two acres and a maximum of five acres.

2. The site shall have access to be approved by the city engineer to an arterial or collector street with
capacity sufficient to ensure that adequate access to local businesses is maintained.

3. Ancillary uses, also permitted in the I-P zone as contained in Chapter 18.530 shall be allowed as
20% of total floor area.

4. Signage shall conform to Chapter 18.780.

B. Reduction of lot coverage requirements. Lot coverage may be increased from 75% to 80% as part of
the site development review process, providing the following requirements are satisfied:

1. The minimum landscaping requirement shall be 20% of the site.

2. The applicant shall meet the following performance standards with regard to the landscaping plan
approved as part of the site development review process:

a. Street trees, as required by 18.745.040.A shall be installed with a minimum caliper of three
inches;

b. The landscaping between a parking lot and street property line shall have a minimum width
of 10 feet;

c. All applicable buffering, screening and setback requirements contained in Section 18.745.050
shall be satisfied;

d. The applicant shall provide documentation of an adequate on-going maintenance program to
ensure appropriate irrigation and maintenance of the landscape area.

C. Day care uses. The following standards shall apply for all commercial day care uses in industrial
zones:

1. The environmental impact assessment must document noise, visible emissions, vibration, odor,
glare and heat from uses within one quarter mile. A plan and program for day care facilities to
provide mitigation on-site for any of the above off-site impacts must be provided. Sound
attenuation walls, screening, window covering, shades, and other such means are appropriate
means of mitigation and may be attached as conditions of approval.

2. The State of Oregon Child Care Division Certification Section shall be notified of the proposed
site plans prior to submitting an application to insure that the plans submitted generally address
the permitting requirements.

3. Prior to occupancy of the proposed day care, evidence of certification through the State of Oregon
Child Care Division shall be provided. (Ord. 12-09 §1; Ord. 02-33) W
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Chapter 18.130
USE CATEGORIES

Sections:

18.130.010 Purpose

18.130.015 Classification of Uses

18.130.025 Category Titles

18.130.030 Omitted and Unanticipated Uses
18.130.040 Residential Use Categories
18.130.050 Civic Use Categories

18.130.060 Commercial Use Categories
18.130.070 Industrial Use Categories
18.130.080 Other Use Categories

18.130.010 Purpose

This chapter classifies land uses and activities into use categories on the basis of common functional,
product, or physical characteristics. Characteristics include the type and amount of activity, the type of
customers or residents, how goods or services are sold or delivered, and certain site factors. The use
categories provide a systematic basis for assignment of present and future uses to zones. The decision to
allow or prohibit the use categories in the various zones is based on the goals and policies of the
comprehensive plan. (Ord. 10-15 §1)

18.130.015 Classification of Uses

A. Considerations.

The “Characteristics” subsection of each use category describes the characteristics of each use
category. Uses are assigned to the category whose description most closely describes the nature
of the primary use. A primary use is the activity, or combination of activities of chief importance
on the site, and the main purposes for which the land or structures are intended, designed, or
ordinarily used. Accessory uses are uses or activities which are a subordinate part of a primary
use and are clearly incidental to a primary use on site. Developments may have more than one
primary use. Developments may also have one or more accessory uses. Developments with more
than one primary use are addressed in subsection B of this section. Accessory uses are addressed
in subsection C of this section.

The following items are considered to determine what use category the use is in, and whether the
activities constitute primary uses or accessory uses:

a. The description of the activity(ies) in relationship to the characteristics of each use category;
b. The relative amount of site or floor space and equipment devoted to the activity;
¢. Relative amounts of sales from each activity;

d. The customer type for each activity;

A /)C

e. The relative number of employees in each activity; ate Gov. Body
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f. Hours of operation;

g. Building and site arrangement;

h. Vehicies used with the activity;

i. The relative number of vehicle trips generated by the activity;
j. Signs;

k. How the use advertises itself; and

1. Whether the activity would be likely to be found independent of the other activities on the
site.

B. Developments with multiple primary uses. When all of the primary uses of a development fall within
one use category, then the development is assigned to that use category. When the primary uses of a
development fall within different use categories, each primary use is classified in the applicable
category and is subject to the regulations for that category.

C. Accessory uses. Accessory uses are allowed by right in conjunction with the use unless stated
otherwise in the regulations. Also, unless otherwise stated, they are subject to the same regulations as
the primary use. Common accessory uses are listed as examples with the categories.

D. Use of examples. The “Examples” subsection of each use category provides a list of examples of uses
that are included in the use category. The names of uses on the lists are generic. They are based on the
common meaning of the terms and not on what a specific use may call itself. For example, a use
whose business name is “Wholesale Liquidation” but that sells mostly to consumers, would be
included in the Sales Oriented Retail Category rather than the Wholesale Sales Category. This is
because the actual activity on the site matches the description of Sales Oriented Retail. (Ord. 10-15

§1)

18.130.025 Category Titles

The names of the use categories start with capital letters throughout this title. (Ord. 10-15 §1)
18.130.030 Omitted and Unanticipated Uses

A. Purpose. It is not possible to contemplate all of the various uses which will be compatible within a
zoning district. Therefore, unintentional omissions occur and unanticipated uses may not be clearly
assignable to a use category. The purpose of these provisions is to establish a procedure for
determining whether certain specific uses would have been permitted in a zoning district had they
been contemplated and whether such omitted and/or unanticipated uses are compatible with the listed
uses.

B. Process. The Director shall render an interpretation, as governed by Chapter 18.340.

C. Approval standards. Approval or denial of an unlisted use application by the director shall be based
on findings that:

1. The use is consistent with the intent and purpose of the applicable zoning district;
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2. The use is similar to and of the same general type as the use categories listed in the zoning

district;

The use has similar intensity, density, and off-site impacts as the use categories listed in the
zoning district, to be evaluated using the criteria set forth in 18.130.015.A.2; and

The use has similar impacts on the community facilities as the listed use categories. Community
facilities include streets, schools, libraries, hospitals, parks, police and fire stations, and water,
sanitary sewer and storm drainage systems.

D. Other provisions.

1.

The director shall not authorize an omitted and/or unanticipated use in a zoning district if the use
category is specifically listed in another zone as either a permitted use, restricted use, or a
conditional use.

The director shall maintain a list by zoning district of approved unlisted uses and the list shall
have the same effect as an amendment to the use provisions of the applicable zone. (Ord. 10-15

§1)

18.130.040 Residential Use Types

A. Group Living.

1.

Characteristics: Group Living is a living facility for groups of unrelated individuals which
includes at least one person residing on the site who is responsible for supervising, managing,
monitoring, and/or providing care, training, or treatment of residents. Large group living facilities
may also be characterized by shared facilities for eating, hygiene, and/or recreation.

Accessory uses: Accessory uses commonly found are recreational facilities and parking.
Examples: Examples include dormitories; communes; fraternities and sororities; monasteries and

convents; nursing and convalescent homes; some group homes for the physically and mentally
disabled; and some residential programs for drug and alcohol treatment.

4. Exceptions:

a. Does not include lodging meeting the definition of Transitional Housing, Detention Facilities,
and/or Commercial Lodging.

b. Does not include lodging where the residents meet the definition of Household, and where
tenancy is arranged on a month-to-month basis, or for a longer period, which is classified as
Household Living.

B. Household Living.

1.

Characteristics: Household Living is characterized by the residential occupancy of a dwelling unit
by a household. Tenancy is arranged on a month-to-month basis, or for a longer period. Uses
where tenancy may be arranged for a shorter period are not considered residential. They are
considered to be a form of commercial lodging or transitional housing. Apartment complexes that
have accessory services such as food service, dining rooms, and housekeeping are included as
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Household Living if tenancy meets length of stay requirements and residents have access to

facilities for individual meal preparation. The maximum number of people who may reside in any

given dwelling unit shall be determined by the state building code.

2. Accessory Uses: Accessory uses commonly found are recreational activities, keeping of normal
household pets, hobbies, and parking of the occupants’ vehicles. Home occupation and accessory
dwelling units are examples of accessory uses that are subject to additional regulations.

3. Examples: Uses include living in houses, duplexes, apartments, condominiums, retirement center
apartments, manufactured housing, and other structures with self-contained dwelling units.

Includes most types of senior housing, e.g., congregate care, assisted living, if residents live in
self-contained units.

4. Exceptions:
a. Does not include for-profit lodging, where tenancy may be arranged for periods less than one
month. Such uses are considered a hotel or motel use and are classified as commercial

lodging.

b. Does not include lodging meeting the definition of Transitional Housing.

C. Transitional Housing.

1. Characteristics: Transitional housing is characterized as public or non-profit living facilities
possessing the same characteristics as Household or Group Living, but with tenancy less than 45
days.

2. Accessory Uses: Accessory uses commonly found are recreational facilities, parking of autos for
the occupants and staff, and parking of vehicles for the facility.

3. Examples: Examples include homeless shelters, women’s/children’s shelters, drug/alcohol
treatment facilities.

4. Exceptions:

a. Does not include for-profit lodging where tenancy may be arranged for periods less than one
month, which is considered a hotel or motel use and is classified as Commercial Lodging

b. Does not include residential uses meeting the definition of Group Living.

c. Does not include residential uses where the residents meet the definition of Household
Living.

d. Does not include residential uses meeting the definition of Detention Facilities. (Ord. 10-15

§1)
18.130.050 Civic Use Categories

A. Basic Utilities.
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Characteristics: Basic Utilities are infrastructure services which need to be located in or near
where the service is provided. Service may be public or privately provided.

Accessory Uses: Accessory uses commonly found are parking; and control, monitoring, data or
transmission equipment and shelters.

Examples: Examples include water and sewer systems, telephone exchanges, power substations,
and transit stations.

Exceptions:

a. Utility Offices where employees or customers are generally present are classified as offices.
b. Bus barns are classified as Warehouse/Freight Movement.

c. Public or private passageways, including easements, for the express purpose of transmitting

or transporting electricity, gas, oil, water, sewage, communication signals, or other similar
services on a regional level are classified as Rail Lines and Utility Corridors.

B. Colleges.

1.

Characteristics: Colleges are institutions of higher education leading to a general or specialized
degree. They are certified by the State Board of Higher Education or by a recognized accrediting
agency, and tend to be in a campus like setting or on multiple blocks, with or without dormitories.

Accessory uses: Accessory uses commonly found include offices, housing for students, food
service, laboratories, health and sports facilities, theaters, meeting areas, parking, maintenance
facilities, and supporting commercial facilities.

Examples: Examples include universities, liberal arts colleges, community colleges, nursing and
medical schools not accessory to a hospital, and seminaries.

4. Exceptions:

a. Does not include private, for-profit trade and vocational schools which are considered
Personal Services.

b. Does not include public and private schools at the primary, elementary, middle, junior high,
or high school level that provide state mandated basic education.

C. Community Recreation.

1.

Characteristics: Community Recreation uses are public or non-profit recreational, social and
multi-purpose facilities of an indoor and/or outdoor nature.

Accessory uses: Accessory uses commonly found are parking, offices, athletic facilities,
clubhouses, picnic shelters, maintenance facilities, and concessions.

Examples: Examples include community centers, senior centers, indoor and outdoor
tennis/racquetball and soccer clubs, indoor/outdoor swimming pools, parks, playgrounds, picnic
areas and golf courses.
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4. Exceptions:

a. Does not include uses meeting the definition of Cultural Institutions.

b. Does not include for-profit commercial recreational facilities which are considered
Entertainment-Oriented Commercial Uses.

¢. Does not include multi-use trails, which are considered Transportation and Utility Corridors.

D. Cultural Institutions.

1. Characteristics: Cultural Institutions are uses of a public or non-profit nature which engage in the
cultural, intellectual, historical, scientific, or artistic enrichment of the public.

2. Accessory uses: Accessory uses commonly found are parking, gift shops, bookstores, limited
food and beverage services, and classrooms.

3. Examples: Examples include libraries, museums, and galleries.

4. Exceptions:

a. Does not include uses meeting the definition of Schools or Colleges.
b. Does not include uses meeting the definition of Community Recreation.
c. Does not include for-profit commercial recreational facilities which are considered
Entertainment-Oriented Commercial.
E. Day Care.

1. Characteristics: Day Care is the provision of regular child care, with or without compensation, to
four or more children by a person or person(s) who are not the child’s parent, guardian, or person
acting in place of the parent, in a facility meeting all state requirements.

2. Accessory uses: Accessory uses commonly found are offices, play areas and parking.

3. Examples: Examples include nursery schools, before-and-after school care facilities, and child
development centers.

4. Exceptions:

a. Does not include care given by the parents, guardians, or relatives of the children, or by
babysitters.

F. Emergency Services.

1.

Characteristics: Emergency Services are public safety facilities necessary for the protection of life
and property.

Accessory uses: Accessory uses may include offices; meeting areas; parking; food preparation
areas; transmission equipment; and temporary holding cells within a police station.
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Examples: Examples include police and fire stations, emergency communications, and ambulance
services.

Exceptions:
a. Does not include uses meeting the definition of Detention Facilities.

b. Does not include uses meeting the definition of Medical Centers.

G. Medical Centers.

1.

Characteristics: Medical Centers are facilities providing inpatient, outpatient, and emergency and
related ancillary services to the sick and infirm, and are usually developed in a campus setting or
on multiple blocks.

Accessory uses: Accessory uses may include diagnostic and treatment facilities, laboratories,
surgical suites, kitchen/food service facilities; laundry, housekeeping and maintenance facilities;
administrative offices and parking.

Examples: Examples include hospitals and medical complexes that include hospitals.

Exceptions:

a. Medical Centers may also include freestanding offices for hospital-based and/or private-
practice physicians and other allied health care professionals; these medical office buildings

are regulated as Offices.

b. Does not include uses meeting the definition of Emergency Services.

H. Postal Service.

1.

2.

3.

Characteristics: Postal Service includes letter, periodical and package delivery services
traditionally operated by the United States Postal Service and for-profit entities such as United
Parcel Service and Federal Express. Such facilities typically include customer sales, sorting
facilities, and fleet truck loading and storage.

Accessory uses: Accessory uses commonly found are offices, parking, and storage facilities.

Examples: Examples include U.S. Post Offices and parcel package distribution centers.

I. Religious Institutions.

L.

Characteristics: Religious Institutions provide meeting space that is primarily used for religious
worship.

Accessory uses: Accessory uses may include offices, classrooms, daycare, parking, social halls,
and recreational activities.

Examples: Examples include churches, temples, synagogues, and mosques.
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J.  Schools.

L.

Characteristics: Schools include public and private schools at the primary, elementary, middle,
junior high, or high-school level that provide state-mandated basic education.

Accessory uses: Accessory uses may include play areas, cafeterias, recreational and sports
facilities, athletic fields, auditoriums, and before-and-after-school daycare.

Examples: Examples include public and private daytime schools.
Exceptions:
a. Does not include preschools which are classified as Daycare uses.

b. Does not include private, profit-making trade and vocational schools which are considered
Personal Services.

c. Does not include uses meeting the definition of Colleges.

K. Social/Fraternal Clubs/Lodges.

1.

Characteristics: Social/Fraternal Clubs/Lodges are mnon-profit organizations with social,
philanthropic, and/or recreational functions and activities.

Accessory uses: Accessory uses commonly found are offices, auditoriums, parking, and limited
food and beverage service.

Examples: Examples include Veterans of Foreign Wars posts, Elks Lodges, and Masonic
Temples. (Ord. 15-05 §2; Ord. 10-15 §1)

18.130.060 Commercial Use Categories

A. Adult Entertainment.

1.

Characteristics: Adult Entertainment includes uses characterized or distinguished by an emphasis
on matters depicting specified sexual activities or anatomical areas.

Accessory uses: Accessory uses commonly found include parking.

Examples: Examples include adult motion picture theaters, adult book stores, and topless,
bottomless, and nude taverns and dance halls.

B. Animal-Related Commercial.

l.

Characteristics: Animal-Related uses are those engaged in breeding, and/or boarding of normal
household pets. Limited animal sales may or may not be part of the use.

Accessory uses: Accessory uses commonly found include parking, office space, and storage
space.
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3. Examples: Examples include animal breeders, kennels, overnight boarding facilities, and a single

dwelling unit exclusively occupied by an on-site caretaker or the kennel owner/operator and
family.

Exceptions:
a. Facilities where the primary activity is animal sales shall be considered Sales-Oriented Retail.

b. Does not include animal grooming, which is considered Personal Services or Repair-Oriented
Retail.

¢. Does not include veterinary clinics, which are considered Office.

d. Does not apply to poultry or livestock, which are considered an Agriculture/Horticulture Use.

C. Bulk Sales.

1.

Characteristics: Establishments engaging in the sales, leasing, and rental of bulky items requiring
extensive interior space for display.

Accessory uses: Accessory uses commonly found include parking, office space, and storage
space.

Examples: Examples include furniture, large appliances, and home improvement.
Exceptions:
a. Does not include uses meeting the definition of Outdoor Sales.

b. Does not include Motor Vehicle Sales/Rental.

D. Commercial Lodging.

1.

Characteristics: Commercial Lodging includes for-profit residential facilities where tenancy is
typically less than one month.

Accessory uses: Accessory uses commonly found are parking, restaurants and bars, meeting and
convention facilities, and recreational facilities for guests such as pools and gym.

Examples: Examples include hotels, motels, rooming houses, and bed-and-breakfast
establishments.

Exceptions:

a. Does not include uses meeting the definition of Group Living or Transitional Housing.
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Custom Arts and Crafts.

Characteristics: Establishments engaged in the on-site manufacture and sale of crafts, art,
sculpture, pottery, stained glass, musical instruments, and similar items produced without the use
of a mechanized assembly line or large-scale machinery. Typically the business is operated by an
artist or craftsperson who may or may not be supported by a small number of assistants.

Accessory uses: Accessory uses commonly found include showrooms, sales facilities, parking,
office space, storage space, and temporary outdoor activities subject to further regulation under
Chapter 18.785.

Examples: Examples include artisans and artists producing arts and crafts from materials such as
wood, glass, fabric, fiber, and painted images on canvas or other portable materials.

Exceptions:

a. Does not include uses where customers come to paint or assemble their own craft or artwork.
Such uses are considered Sales-Oriented-Retail.

Eating and Drinking Establishments.

1.

Characteristics: Eating and Drinking Establishments are characterized by the sale of prepared
food and beverages for consumption on-site or take-away.

Accessory uses: Accessory uses commonly found are parking and outdoor seating areas.

Examples: Examples include restaurants, delicatessens, retail bakeries, taverns, brew-pubs, and
espresso bars.

Exceptions:

a. Does not include grocery stores and convenience stores, which are classified as Sales-
Oriented General Retail.

Indoor Entertainment.

Characteristics: Indoor entertainment consists of for-profit facilities providing active recreational
uses of a primarily indoor nature.

Accessory uses: Accessory uses commonly found include parking, offices, limited retail, and
concessions.

Examples: Examples include health/fitness clubs, tennis, racquetball and soccer centers,
recreational centers, skating rinks, bowling alleys, arcades, shooting ranges, and movie theaters.

Exceptions:

a. Does not include uses meeting the definition of Community Recreation or Cultural
Institutions.
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H. Major Event Entertainment.

1. Characteristics: Major Event Entertainment facilities are uses characterized by activities and
structures that draw large numbers of people to specific events or shows. Activities are generally
of a spectator nature.

2. Accessory uses: Accessory uses commonly found include parking, maintenance facilities, and
concessions.

3. Examples: Examples include auditoriums, stadiums, convention centers and race tracks.
4. Exceptions:
a. Does not include uses meeting the definition of Cultural Institutions.
b. Does not include movie theaters or playhouses, which are considered Indoor Entertainment.

I. Motor Vehicle Sales/Rental.

1. Characteristics: Motor Vehicle Sales/Rental includes land uses involved in the sale, lease, and/or
rental of cars, motorcycles, light and heavy trucks, mobile homes, boats, and recreational
vehicles.

2. Accessory uses: Accessory uses commonly found include parking, auto repair and maintenance
facilities, office space, and storage space.

3. Examples: Examples include auto dealerships, used car lots, and car rental facilities.

J. Motor Vehicle Servicing/Repair.

1. Characteristics: Motor Vehicle Serving/Repair includes freestanding vehicle servicing and repair
establishments not accessory to new vehicle sales.

2. Accessory uses: Accessory uses commonly found include parking, office space, and storage
space.

3. Examples: Examples include general service stations, quick oil-change facilities, car washes, and
body shops.

K. Non-Accessory Parking.

1. Characteristics: Non-Accessory Parking is any public or private parking which is not accessory to
a primary use. A fee may or may not be charged. A facility that provides both accessory parking
for a specific use and regular fee parking for people not connected to the use is also classified as
Non-Accessory Parking.

2. Accessory uses: Accessory uses commonly found are a ticket booth to collect fees and house
security personnel.

3. Examples: Examples include public and private structures and surface parking lots, freestanding
fleet vehicle parking, commercial district shared parking lots, and transit park-and-ride lots.
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4. Exceptions:

a. Parking facilities accessory to a use, but which charge the public to park for occasional events
nearby, are not considered Commercial Parking Facilities.

L. Office.

1. Characteristics: Office uses are characterized by activities conducted in an office setting that
focus on the provision of goods and services, usually by professionals. Traditional Office uses are
characterized by activities that generally focus on business, government, professional, medical, or
financial services. Office uses may include activities that, while conducted in an office-like
setting, are less consumer-oriented and focus on the support of off-site service personnel or in the
development, testing, production, processing, packaging, or assembly of goods and products.
Medical, dental, veterinary offices are out-patient clinics which provide healthcare to humans or
animals, characterized by a professional or group of professionals assisted by support staff.

2. Accessory uses: Accessory uses commonly found are parking and storage facilities.

3. Examples: Examples include government offices; medical, dental, and veterinary clinics and
laboratories; blood collection centers; professional offices for attorneys, architects, engineers,
stockbrokers, insurance brokers, and other consultants; headquarters offices; sales offices; radio
and television studios; administrative offices for painting, building, and landscaping contractors;
and software development firms.

4. Exceptions:

a. Offices that are part of and are located within a firm in another use category are considered
accessory to the firm’s primary activity.

b. Contractors and others who perform services off-site are included in the Office category if
equipment and materials are incidental to the office use and their storage does not constitute

50% or more of occupied space; otherwise, they are considered as Industrial Services.

M. Outdoor Entertainment.

1. Characteristics: Outdoor entertainment consists of for-profit facilities providing active
recreational uses primarily in an out-of-doors setting.

2. Accessory uses: Accessory uses commonly found include parking, offices, clubhouses, and
concessions.

3. Examples: Examples include outdoor tennis clubs, golf courses, and shooting ranges.
4. Exceptions:

a. Does not include uses meeting the definition of Community Recreation.
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N. Outdoor Sales.

1.

Characteristics: Outdoor Sales are sales-oriented establishments requiring extensive outdoor or
only partially-enclosed display and/or storage. These uses may be retail, wholesale, or a
combination of the two.

Accessory uses: Accessory uses commonly found include parking and office space.

Examples: Examples include lumber yards and plant nurseries.

Exceptions:

a. Does not include Motor-Vehicle Sales/Rental and Vehicle Fuel.

b. Does not include outdoor dining areas for Eating and Drinking establishments.

c. Does not include incidental and temporary outdoor activities such as Christmas tree lots,
“sidewalk sales,” and seasonal markets, which may be subject to additional regulation under
Chapter 18.785.

d. Does not include limited outdoor or partially-enclosed display and/or storage areas that are

clearly incidental and accessory to retail uses selling hardware and home improvement
supplies.

O. Personal Services.

1.

Characteristics: Personal Services are establishments which are oriented towards the provision of
consumer services in a manner typically necessitating no more than one consumer visit per
service transaction.

Accessory uses: Accessory uses commonly found include parking, office space, and storage
space.

Examples: Examples include banks/credit unions, barber/beauty shops, self-serve pet grooming,
laundromats, copy centers, photographic studios, trade/vocational schools, mortuaries, and
beverage container redemption centers.

4. Exceptions:

a. Does not include Office Uses.
b. Does not include Repair-Oriented Retail Uses.

c. Does not include Motor-Vehicle Servicing/Repair and Vehicle Fuel.

P. Repair-Oriented Retail.

1.

Characteristics: Repair-Oriented Retail are establishments providing product repair of consumer
and business goods, and other consumer services that typically necessitate two or more consumer
visits per service transaction.
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Accessory uses: Accessory uses commonly found include parking, office space, workshop space,

and storage
£<C.
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Examples: Examples include televisions and radios, bicycles, clocks, jewelry, guns, small
appliances, office equipment, tailors and seamstresses, shoe repair, locksmiths, upholsterers,
photo and laundry drop-off, dry-cleaners, quick printing, drop-off pet grooming and doggy-
daycare.

Exceptions:

a. Does not include Motor-Vehicle Servicing/Repair.

Q. Sales-Oriented Retail.

1.

Characteristics: Sales-Oriented Retail firms are involved in the sale, leasing, and rental of new or
used products to the general public.

Accessory uses: Accessory uses commonly found include parking, office space, storage space,
and temporary outdoor activities subject to regulation in Chapter 18.785.

Examples: Examples include art, art supplies, bicycles, clothing, dry goods, electronics, fabric,
gifts, groceries, hardware, household products, jewelry, pets and pet products, pharmaceuticals,
plants, printed materials, stationery, and printed and electronic media.

Exceptions:

a. Does not include uses meeting the definition of Bulk Sales.

b. Does not include uses meeting the definition of Outdoor Sales.

c. Does not include Motor-Vehicle Sales/Rental and Vehicle Fuel.

R. Self-Service Storage.

1.

4.

Characteristics: Commercial operations which provide rental of storage space to individuals or
business uses. The storage areas are designed to allow private access by the tenant for storing or
removing personal property.

Accessory uses: Accessory uses commonly found include parking, office space, and a dwelling
unit for a residential caretaker.

Examples: Examples include single-story and multi-story facilities that provide individual storage
areas for rent, often called mini-warehouses or self-storage facilities; and the storage of boats and
recreational vehicles.

Exceptions:

a. Does not include moving and storage companies where there is no individual storage or
where employees are primary movers of the goods to be stored. Such uses are considered
Warehouse/Freight Movement.
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b. Does not include the storage of fleet vehicles, which is considered non-accessory parking, or
the storage of sales or rental inventory, which is considered Motor Vehicle Sale/Rental.

S. Vehicle Fuel Sales.

1.

g8

Characteristics: Vehicle Fuel Sales includes establishments engaging in the sale of petroleum and
non-petroleum based fuels for cars, motorcycles, trucks, recreational vehicles, and boats.

Accessory uses: Accessory uses commonly found include parking, office space, and storage
space.

Examples: Examples include gas stations and electric vehicle charging stations. (Ord. 10-15 §1)

18.130.070 Industrial Use Categories

A. General Industrial.

1.

Characteristics: General Industrial includes the manufacturing, processing and assembling of
semi-finished or finished products from raw materials. All activities are contained within
buildings, with some outside storage of raw materials.

Accessory uses: Accessory uses commonly include parking, office, and storage space.

Examples: Examples include food processing; breweries, distilleries and wineries; production of
apparel or textiles; woodworking including cabinet makers; production of chemical, rubber,
leather, clay, bone, plastic, stone or glass materials or products; manufacturing and production of
large-scale machinery.

4. Exceptions:

a. Does not include uses meeting the definition of Custom Arts and Crafts.

b. Does not include the manufacture and production of goods from the composting of organic
material, which is considered Waste-Related.

B. Heavy Industrial.

1.

Characteristics: Heavy Industrial includes the manufacturing, processing, and assembling of
semi-finished or finished products from raw materials. A substantial portion of activities and
storage may be undertaken outdoors with resulting noise, glare vibration, and other potentially
adverse impacts.

Accessory uses: Accessory uses may include parking, office, storage, and maintenance facilities.

Examples: Examples include energy production facilities; concrete batching and asphalt mixing;
production of metals or metal products including enameling and galvanizing; production of cars,
trucks, recreational vehicles or mobile homes.

4. Exceptions:
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a. Does not include energy production from the biological decomposition of organic materials,
such uses are considered Waste-Related.

C. Industrial Services.

4.

Characteristics: Industrial Services are uses that repair and service industrial, business, or
consumer machinery, equipment, products or by-products. Firms that service consumer goods do
so by mainly providing centralized services for separate retail outlets. Includes contractors,
building maintenance services and similar uses, that perform services off-site. Few customers,
especially the general public, come to the site.

Accessory uses: Accessory uses may include offices, parking, storage, loading docks, and railroad
lead and spur lines to allow the loading and unloading of rail cars.

Examples: Examples include welding shops; machine shops; repair shops for tools,
scientific/professional instruments, and motors; sales, repair, storage, salvage or wrecking of
heavy machinery, metal and building materials; towing and vehicle storage; auto and truck
salvage and wrecking; heavy truck servicing and repair; tire recapping and retreading; truck
stops; building, heating, plumbing or electrical contractors; printing, publishing and lithography;
exterminators; janitorial and bujlding maintenance contractors; fuel oil distributions; solid fuel
yards; laundry, dry-cleaning and carpet cleaning plants; and photo-finishing laboratories.

Exceptions:

a. Contractors and others who perform services off-site are included in the Office category if
equipment and materials storage does not constitute 50% or more of occupied space and
fabrication or similar work is not carried out at the site.

D. Light Industrial.

1.

I\

Characteristics: Light Industrial includes the production, processing, assembling, packaging,
and/or treatment of finished products from previously prepared materials or components. All
activities and storage is contained within buildings.

Accessory uses: Accessory uses commoniy include parking, office, and storage space.

Examples: Examples include the manufacturing and assembly of small-scale machinery,

appliances, computers and other electronic equipment; pharmaceuticals; scientific and musical
instruments; art work, toys and other precision goods; sign-making; and catering facilities.

Exceptions:

a. Does not include uses meeting the definition of Custom Arts and Crafts.

E. Railroad Yards.

1.

Characteristics: Railroad Yards are areas that contain multiple railroad tracks used for rail car
switching, assembling of trains, and the transshipment of goods from other transportation modes
to or from trains.
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2. Accessory uses: Accessory uses may include offices, employee facilities, storage areas, and rail

car maintenance and repair facilities.

F. Research and Development,

1.

Characteristics: Research and Development includes facilities featuring a mix of uses including
office, research laboratories and prototype manufacturing.

Accessory Uses: Accessory uses may include parking, storage, and employee facilities.
Exceptions:

a. If manufacturing is not present, it is considered an Office use.

G. Warehouse / Freight Movement.

1.

Characteristics: Warehouse/Freight Movement includes uses involved in the storage and
movement of large quantities of materials or products for themselves or other firms. Goods are
generally delivered to other firms for the final consumer, except for some will-call pickups. May
occur indoors and/or outdoors, and usually associated with significant truck and rail traffic. There
is little on-site sales activity with the customer present.

Accessory uses: Accessory uses may include offices, parking, fleet truck parking and
maintenance area, storage, docks, rail spur or lead lines, and the repackaging of goods..

Examples: Examples include freestanding warehouses associated with retail furniture or
appliance outlets; household moving and general freight storage; cold storage plants/frozen food
lockers; weapon and ammunition storage; major wholesale distribution centers; truck, marine and
air freight terminals; bus barns; grain terminals; and stockpiling of sand, gravel, bark dust or other
aggregate and landscaping materials.

4. Exceptions:

a. Uses that involve the transfer or storage of solid or liquid wastes are classified as Waste-
Related uses.

H. Waste-Related.

Characteristics: Waste-Related uses are characterized as uses that receive solid or liquid wastes
from others for disposal onsite or for transfer to another location, uses that collect sanitary wastes,
or uses that manufacture or produce goods from the biological decomposition of organic material.
Waste-Related uses also include uses that receive hazardous wastes from others and are subject to
state regulations regarding hazardous waste management.

Accessory uses: Accessory uses may include parking, recycling of materials, offices, and
repacking and transshipment of by-products.

Examples: Examples include recycling/garbage transfer stations; landfills, waste composting,
energy recovery, portable sanitary equipment storage and pumping, and sewage treatment plants.

4. Exceptions:
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a. Infrastructure services that must be located in or near the area where the service is provided
in order to function are considered Basic Utilities. Examples include sewer pipes that serve a
development or water re-use pipes and tanks, pump stations, and collection stations necessary
for the water re-use that serve a development or institution.

b. The disposal of clean fill, as defined in OAR 340-093-0030, is not considered a waste-related
use.

I.  Wholesale Sales.

1.

Characteristics: Wholesale Sales is characterized by the sale, leasing, or rental of equipment or
products primarily intended for industrial, institutional, or commercial users. The use emphasizes
on-site sales or order taking, and often include display areas. The uses may or may not be open to
the general public, but sales to the general public are limited as a result of the way in which the
firm operates. Products may be picked up on site or delivered to the customer.

Accessory uses: Accessory uses may include offices, product repair, warehouses, parking, and the
repackaging of goods.

Examples: Examples include the sale or rental of machinery, equipment, building materials,
special trade tools, welding supplies, machine parts, electrical supplies, janitorial supplies,
restaurant equipment, and store fixtures, mail order houses; and wholesalers of food, clothing,
auto parts, and building hardware.

4. Exceptions:

a. Firms that engage primarily in sales to the general public are classified as Sales-Oriented
Retail or Bulk Sales.

b. Firms that are primarily storing goods with little on-site business activity are classified as
Warehouse and Freight Movement. (Ord. 10-15 §1)

18.130.080 Other Use Categories

A. Agriculture / Horticulture.

I

Characteristics: Agricultural/Horticultural uses are open areas devoted to the raising, production,
or keeping of plants and/or animals being raised for food or fiber production. Sales of products
grown on site may be included.

Accessory uses: Accessory uses include dwellings for proprietors and animal training.

Examples: Examples include breeding or raising of fowl or livestock, stables, riding academies,
farming, and truck gardening.

Exceptions:
a. Does not include nurseries, which are classified as Outdoor Sales.

b. Does not include uses involving common household pets, which are considered Animal
Related Commercial uses.
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D.

. Cemeteries.

1. Characteristics: Cemeteries are facilities for the permanent storage of human remains.

2. Accessory uses: Accessory uses may include chapels, mortuaries, offices, maintenance facilities,
and parking.

Detention Facilities.

1. Characteristics: Detention facilities are uses devoted to the judicially required detention,
incarceration, or supervision of people.

2. Accessory uses: Accessory uses include offices, recreational and health facilities, therapy
facilities, maintenance facilities, and hobby and manufacturing facilities.

3. Examples include prisons, jails, probation centers, juvenile detention homes, and related post-
incarceration and half-way houses.

4. Exceptions:

a. Programs that provide care and training or treatment for psychiatric, alcohol, or drug
problems, where patients are residents of the program, but where patients are not supervised
by police officers, are classified as transient housing.

Heliports.

1. Characteristics: Heliports are public or private facilities designed for the landing, departure,
storage and fueling of helicopters.

2. Accessory uses: Accessory uses may include offices, parking, maintenance and fueling facilities.
Mining.

1. Characteristics: Mining is the extraction of mineral or aggregate resources from the ground for
off-site use.

2. Accessory uses: Accessory uses may include office, parking, storage, sorting, and transfer
facilities.

3. Examples: Examples include dredging or mining for sand or gravel, quarrying, and oil, gas, or
geothermal drilling.

Transportation / Utility Corridors.

1. Characteristics: Transportation/Utility Corridors are regional corridors in public or private
ownership, including easements, dedicated for the express use of rail lines; multi-use trails;
above-grade or underground power or communication lines; water, sewer, and storm sewer lines;
or similar services.

2. Accessory uses: Accessory uses commonly found include trailhead improvements such as public
restrooms and parking lots.
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3. Examples: Examples include rail trunk and feeder lines; multi-use trails; regional electrical
transmission lines; and regional gas and petroleum pipelines.

4. Exceptions:

a. Railroad lead and spur lines for delivery of rail cars to sites or for unloading of rail cars on
specific sites are classified as accessory to the primary use of the site.

b. Transportation / Utility Corridors contained within motor vehicle rights-of-way are not
inciuded.

¢. Does not include Railroad Yards.

G. Wireless Communications Facilities.

1. Characteristics: Wireless Communication Facilities includes all devices, equipment, machinery,
structures, and supporting elements necessary to produce electromagnetic radiation to produce a
discrete wireless signal or message. Towers may be self-supporting, guyed, or mounted on poles
or buildings.

2. Accessory uses: Accessory uses commonly includes related ancillary equipment buildings.

3. Examples: Examples include Television and AM/FM radio transmission towers, microwave relay
stations, and cellular communications equipment.

4. Exceptions:

a. Does not include transmission facilities which are part of the public safety network, which are
classified as Basic Utilities or Emergency Services.

b. Does not include amateur (ham) radio antennas or towers.

¢. Does not include radio and television studios, which are classified as Office. (Ord. 15-05 §2;
Ord. 10-15§1) m
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Section 4.135.

Section 4.135.
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PDI- Planned Development Industrial Zone.

PDI- Planned Development Industrial Zone.

(.01) Purpose: The purpose of the PDI zone is to provide opportunities for a variety of
industrial operations and associated uses.

(.02) The PDI Zone shall be governed by Section 4.140, Planned Development
Regulations, and as otherwise set forth in this Code.

(.03) Uses that are typically permitted:

A.

B.

g 0

2

© Z

Lo B s i

Warehouses and other buildings for storage of wholesale goods, including cold
storage plants.

Storage and wholesale distribution of agricultural and other bulk products,
provided that dust and odors are effectively contained within the site.

Assembly and packing of products for wholesale shipment

. Manufacturing and processing

Motor vehicle services, or other services complementary or incidental to primary
uses, and which support the primary uses by allowing more efficient or cost-
effective operations

Manufacturing and processing of electronics, technical instrumentation
components and health care equipment.

Fabrication

Office complexes - Technology
Corporate headquarters

Call centers

Research and development

Laboratories

. Repair, finishing and testing of product types manufactured or fabricated within

the zone.
Industrial services

Any use allowed in a PDC Zone, subject to the following limitations:

1. Service Commercial uses (defined as professional services that cater to daily
customers such as financial, insurance, real estate, legal, medical or dental
offices) not to exceed 5000 square feet of floor area in a single building, or
20,000 square feet of combined floor area within a multi-building
development.

2. Office Complex Use (as defined in Section 4.001) shall not exceed 30% of
total floor area within a project site.

3. Retail uses, not to exceed 5000 square feet of indoor and outdoor sales,
service or inventory storage area for a single building and 20,000 square feet
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Section 4.135.
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T.

PDI- Planned Development Industrial Zone.

of indoor and outdoor sales, service or inventory storage area for multiple
buildings.

4. Combined uses under Subsections 4.135(.03)(0.)(1.) and (3.) shall not exceed
a total of 5000 square feet of floor area in a single building or 20,000 square
feet of combined floor area within a multi-building development.

Training facilities whose primary purpose is to provide training to meet industrial

needs.

Public facilities.

Accessory uses, buildings and structures customarily incidental to any permitted
uses.

Temporary buildings or structures for uses incidental to construction work. Such
structures to be removed within 30 days of completion or abandonment of the
construction work.

Other similar uses, which in the judgment of the Planning Director, are consistent
with the purpose of the PDI Zone.

(.04) Block and access standards:

The PDI zone shall be subject to the same block and access standards as the PDC
zone, Section 4.131(.02) and (.03).

(.05) Performance Standards. The following performance standards apply to all industrial

properties and sites within the PDI Zone, and are intended to minimize the potential
adverse impacts of industrial activities on the general public and on other land uses or
activities. They are not intended to prevent conflicts between different uses or
activities that may occur on the same property.

A.

All uses and operations except storage, off-street parking, loading and unloading
shall be confined, contained, and conducted wholly within completely enclosed
buildings, unless outdoor activities have been approved as part of Stage II, Site
Design or Administrative Review.

Vibration: Every use shall be so operated that the ground vibration inherently and
recurrently generated from equipment other than vehicles is not perceptible
without instruments at any boundary line of the property on which the use is
located.

Emission of odorous gases or other odorous matter in quantities as detectable at
any point on any boundary line of the property on which the use is located shall
be prohibited.

Any open storage shall comply with the provisions of Section 4.176, and this
Section.

No building customarily used for night operation, such as a baker or bottling and
distribution station, shall have any opening, other than stationary windows or
required fire exits, within one hundred (100) feet of any residential district and
any space used for loading or unloading commercial vehicles in connection with
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Section 4.135. PDI- Planned Development Industrial Zone.

such an operation shall not be within one hundred (100) feet of any residential
district.

F. Heat and Glare:

1. Operations producing heat or glare shall be conducted entirely within an
enclosed building.

2. Exterior lighting on private property shall be screened, baffled, or directed
away from adjacent residential properties. This is not intended to apply to
street lighting.

G. Dangerous Substances: Any use which involves the presence, storage or handling
of any explosive, nuclear waste product, or any other substance in a manner
which would cause a health or safety hazard for any adjacent land use or site shall
be prohibited.

H. Liquid and Solid Wastes:

1. Any storage of wastes which would attract insects or rodents or otherwise
create a health hazard shall be prohibited.

2. Waste products which are stored outside shall be concealed from view from
any property line by a sight-obscuring fence or planting as required in Section
4.176.

3. No connection with any public sewer shall be made or maintained in violation
of applicable City or State standards.

4. No wastes conveyed shall be allowed to or permitted, caused to enter, or
allowed to flow into any public sewer in violation of applicable City or State
standards.

5. All drainage permitted to discharge into a street gutter, caused to enter or
allowed to flow into any pond, lake, stream, or other natural water course shall
be limited to surface waters or waters having similar characteristics as
determined by the City, County, and State Department of Environmental
Quality.

6. All operations shall be conducted in conformance with the City’s standards
and ordinances applying to sanitary and storm sewer discharges.

I. Noise: Noise generated by the use, with the exception of traffic noises from
automobiles, trucks, and trains, shall not violate any applicable standards adopted
by the Oregon Department of Environmental Quality and W.C. 6.204 governing
noise control in the same or similar locations. [Amended by Ord. 631, 7/16/07]

J. Electrical Disturbances. Except for electrical facilities wherein the City is
preempted by other governmental entities, electrical disturbances generated by
uses within the PDI zone which interfere with the normal operation of equipment
or instruments within the PDI Zone are prohibited. Electrical disturbances which
routinely cause interference with normal activity in abutting residential use areas
are also prohibited.

K. Discharge Standards: There shall be no emission of smoke, fallout, fly ash, dust,
vapor, gases, or other forms of air pollution that may cause a nuisance or injury to
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Section 4.135. PDI- Planned Development Industrial Zone.

human, plant, or animal life, or to property. Plans of construction and operation
shall be subject to the recommendations and regulations of the State Department
of Environmental Quality. All measurements of air pollution shall be by the
procedures and with equipment approved by the State Department of
Environmental Quality or equivalent and acceptable methods of measurement
approved by the City. Persons responsible for a suspected source of air pollution
upon the request of the City shall provide quantitative and qualitative information
regarding the discharge that will adequately and accurately describe operation
conditions.

L. Open burning is prohibited.

M. Storage:
1. Outdoor storage must be maintained in an orderly manner at all times.

2. Outdoor storage area shall be gravel surface or better and shall be suitable for
the materials being handled and stored. Ifa gravel surface is not sufficient to
meet the performance standards for the use, the area shall be suitably paved.

3. Any open storage that would otherwise be visible at the property line shall be
concealed from view at the abutting property line by a sight obscuring fence
or planting not less than six (6) feet in height.

N. Landscaping:

1. Unused property, or property designated for expansion or other future use,
shall be landscaped and maintained as approved by the Development Review
Board. Landscaping for unused property disturbed during construction shall
include such things as plantings of ornamental shrubs, lawns, native plants,
and mowed, seeded fieldgrass.

2. Contiguous unused areas of undisturbed fieldgrass may be maintained in their
existing state. Large stands of invasive weeds such as Himalayan
blackberries, English ivy, cherry Laurel, reed canary grass or other identified
invasive plants shall be removed and/or mowed at least annually to reduce fire
hazard. These unused areas, located within a phased development project or a

future expansion cannot be included in the area calculated to meet the
landscape requirements for the initial phase(s) of the development.

3. Unused property shall not be left with disturbed soils that are subject to
siltation and erosion. Any disturbed soil shall be seeded for complete erosion
cover germination and shall be subject to applicable erosion control standards.

(.06) Other Standards:

A. Minimum Individual Lot Size: No limit save and except as shall be consistent
with the other provisions of this Code (e.g., landscaping, parking, etc.).

B. Maximum Lot Coverage: No limit save and except as shall be consistent with the
other provisions of this Code (e.g., landscaping, parking, etc.).

C. Front Yard Setback: Thirty (30) feet. Structures on corner or through lots shall
observe the minimum front yard setback on both streets. Setbacks shall also be
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Section 4.135.5: Planned Development Industrial — Regionally Significant Industrial Area

maintained from the planned rights-of-way shown on any adopted City street
plan.

D. Rear and Side Yard Setback: Thirty (30) feet. Structures on corner or through
lots shall observe the minimum rear and side yard setbacks on both streets.
Setbacks shall also be maintained from the planned rights-of-way shown on any
adopted City street plan.

E. No setback is required when side or rear yards abut on a railroad siding.

F. Corner Vision: Corner lots shall have no sight obstruction to exceed the vision
clearance standards of Section 4.177.

G. Off-Street Parking and Loading: As provided in Section 4.155.

H. Signs: As provided in Sections 4.156.01 through 4.156.11. [Amended by Ord. No.
704, 6/18/12]

[Section 4.135 amended by Ordinance No. 574, 11/1/04.]

Section 4.135.5: Planned Development Industrial — Regionally Significant Industrial Area

(.01) Purpose. The purpose of the PDI-RSIA Zone is to provide opportunities for
regionally significant industrial operations along with a limited and appropriate range
of related and compatible uses; to provide the flexibility to accommodate the
changing nature of industrial employment centers, to protect industrially zoned lands
for industrial uses, primarily in those areas near significant transportation facilities for
the movement of freight and to facilitate the redevelopment of under-utilized
industrial sites.

(.02) The PDI-RSIA Zone shall be governed by Section 4.140, Planned Development
Regulations, and as otherwise set forth in this Code.

(.03) Uses that are typically permitted:

A. Wholesale houses, storage units, and warehouses.

B. Laboratories, storage buildings, warehouses, and cold storage plants.

C. Assembly of electrical equipment, including the manufacture of small parts.
D

. The light manufacturing, simple compounding or processing packaging,
assembling and/or treatment of products, cosmetics, drugs, and food products,
unless such use is inconsistent with air pollution, excess noise, or water pollution
standards.

o

Office Complexes-Technology (as defined in Section 4.001).

2

Experimental, film or testing laboratories.

G. Storage and distribution of grain, livestock feed, provided dust and smell is
effectively controlled.

H. Motor vehicle service facilities complementary or incidental to permitted uses.
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Section 4.135.5: Planned Development Industrial — Regionally Significant Industrial Area

I. Any use allowed in a PDC Zone or any other light industrial uses provided that
any such use is compatible with industrial use and is planned and developed in a
manner consistent with the purposes and objectives of Sections 4.130 to 4.140 and
is subject to the following criteria:

1. Service Commercial (defined as professional services that cater to daily
customers such as financial, insurance, real estate, legal, medical or dental
offices) shall not exceed 3000 square feet of floor space in a single building or
20,000 square feet of combined floor area within a multiple building
development.

2. Office Use (as defined in Section 4.001) shall not exceed 20% of total floor
area within a project site.

3. Retail uses not to exceed 3000 square feet of indoor and outdoor sales,
service, or inventory storage area for a single building or 20,000 square feet of
indoor and outdoor sales, service or inventory storage area for multiple
buildings.

4. Combined uses under 1.1 and 3. above shall not exceed a total of 3000 square
feet of floor area in a single building or 20,000 square feet of combined floor
area within a multi-building development.

Residential uses shall not exceed 10% of total floor area.

-

K. Accessory uses, buildings and structures customarily incidental to any of the
aforesaid principal permitted uses.

L. Temporary buildings or structures for uses incidental to construction work, which
buildings or structures shall be removed upon completion or abandonment of the
construction work.

M. Expansion of a building, structure or use approved prior to October 25, 2004 of up
to 20% additional floor area and/or 10% additional land area.

N. Other similar uses which in the judgment of the Planning Director are consistent
with the purpose of the PDI-RSIA Zone.

(.04) Prohibited uses.

A. Retail operations exceeding 3,000 square feet of area for sales, service area or
storage area for retail inventory in a single building, or 20,000 square feet of
sales, service or storage area for multiple buildings, except training facilities
whose primary purpose is to provide training to meet industrial needs.

B. Any use or activity that violates the performance standards specified in
Subsection 4.135.5(.06), below.

(.05) Block and Access Standards. The PDI-RSIA Zone shall be subject to the same block
and access standards as the PDC Zone [Section 4.131(.02) and (.03)].

(.06) Performance Standards. The following performance standards apply to all industrial
properties and sites within the PDI-RSIA Zone, and are intended to minimize the
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Section 4.135.5: Planned Development Industrial — Regionally Significant Industrial Area

potential adverse impacts of industrial activities on the general public and on other
land uses or activities. They are not intended to prevent conflicts between different
uses or activities that may occur on the same property or site.

A. All uses and operations except storage, off-street parking, loading and unloading
shall be confined, contained and conducted wholly within completely enclosed
buildings, unless outdoor activities have been approved as part of Stage II, Site
Design or Administrative Review.

B. Vibration: Every use shall be so operated that the ground vibration inherently and
recurrently generated from equipment other than vehicles is not perceptible
without instruments at any boundary line of the property or site on which the use
is located.

C. Emission of odorous gases or other odorous matter in quantities detectable at any
time and at any point on any boundary line of the property or site on which the
use is located are prohibited.

D. Any open storage shall comply with the provisions of Section 4.176 and this
Section.

E. No building customarily used for night operation, such as a bakery, bottling and
distribution plant or other similar use, shall have any opening, other than
stationary windows or required fire exits, within one hundred (100) feet of any
residential district and any space used for loading or unloading commercial
vehicles in connection with such an operation shall not be within one hundred
(100) feet of any residential district.

F. Heat and Glare.

1. Operations producing heat or glare shall be conducted entirely within an
enclosed building.

2. Exterior lighting on private property shall be screened, baffled, or otherwise
directed away from adjacent residential properties. This is not intended to
apply to street lighting.

G. Dangerous Substances: Any use which involves the presence, storage or handling
of any explosive, nuclear waste product or any other substance in a manner which
would cause a health or safety hazard on any adjacent land use or site shall be
prohibited.

H. Liquid and Solid Wastes:

1. Any storage of wastes which would attract rodents or insects or otherwise
create a health hazard shall be prohibited.

2. Waste products which are stored outside shall be concealed from view from
any property line by a sight-obscuring fence or planting as required by Section
4.176.

3. No connection with any public sewer shall be made or maintained in violation
of applicable City or State standards.
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Section 4.135.5: Planned Development Industrial — Regionally Significant Industrial Area

4. No wastes conveyed shall be allowed to or permitted, caused to enter, or
allowed to flow into any public sewer in violation of applicable City or State
standards.

P

5. All drainage permitted to discharge into a street gutter, caused to enter or
allowed to flow into any pond, lake, stream or other natural water course shall
be limited to surface waters or waters having similar characteristics as
determined by the City, County, and State Department of Environmental
Quality.

6. All operations shall be conducted in conformance with the city’s standards
and ordinances applying to sanitary and storm sewer discharges.

I. Noise: Noise generated by the use, with the exception of traffic uses from
automobiles, trucks and trains, shall not violate any applicable standards adopted
by the Oregon Department of Environmental Quality and W.C. 6.204 governing
noise control in the same or similar locations. [Amended by Ord. 631, 7/16/07]

J. Electrical Disturbances. Except for electrical facilities wherein the City is pre-
empted by other governmental entities, electrical disturbances generated by uses
within the PDI-RSIA Zone which interfere with the normal operation of
equipment or instruments within the PDI-RSIA Zone are prohibited. Electrical
disturbances which routinely cause interference with normal activity in abutting

residential uses are also prohibited.

K. Discharge Standards: There shall be no emission of smoke, fallout, fly ash, dust,
vapors, gases or other forms of air pollution that may cause a nuisance or injury to
human, plant or animal life or to property. Plans for construction and operation
shall be subject to the recommendations and regulations of the State Department
of Environmental Quality. All measurements of air pollution shall be by the
procedures and with equipment approved by the State Department of
Environmental Quality or equivalent and acceptable methods of measurement
approved by the City. Persons responsible for a suspected source of air pollution
upon request of the City shall provide quantitative and qualitative information
regarding the discharge that will adequately and accurately describe operation
conditions.

L. Open burning is prohibited.

M. Storage.
1. Outdoor storage must be maintained in an orderly manner at all times.

2. Outdoor storage areas shall be gravel surfaced or better and shall be sufficient
for the materials being handled and stored. If a gravel surface is not sufficient
to meet the performance standards for the use, the area shall be suitably
paved.

3. Any open storage that would otherwise be visible at the property line shall be

concealed from view at the abutting property line by a sight obscuring fence
or planting not less than 6’ in height.
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Section 4.135.5:

Planned Development Industrial — Regionally Significant Industrial Area

N. Landscaping.

1.

Unused property, or property designated for expansion or other future use
shall be landscaped and maintained as approved by the Development Review
Board. Landscaping for unused property disturbed during construction shall
include such materials as plantings of ornamental shrubs, lawns, native plants,
and mowed, seeded fieldgrass.

Contiguous unused areas of undisturbed fieldgrass may be maintained in their
existing state. Large stands of invasive weeds such as Himalayan blackberry,
English ivy, cherry laurel, reed canary grass or other identified invasive
species shall be removed and/or mowed at least annually to reduce fire hazard.
These unused areas, located with a phased development project or a future
expansion cannot be included in the area calculated to meet the landscape
requirements for the initial phase(s) of the development.

Unused property shall not be left with disturbed soils that are subject to
siltation and erosion. Any disturbed soil shall be seeded for complete erosion
cover germination and shall be subject to applicable erosion control standards.

(.07) Other Standards.
A. Lot Size:

1.

8z

Parcels less than 50 acres in size at the time of adoption of this amended
Section: Land divisions may occur in conformance with an approved Master
Plan consistent with the requirements of this section. No lot size limit, save
and except as shall be consistent with the other provisions of this code.

Parcels 50 acres or greater in size existing on October 25, 2004 may be
divided into any number of parcels or lots pursuant to an approved Master
Plan provided that at least one lot or parcel of at least 50 acres in size remains.
Provided further however, at least forty percent (40%) of the lot or parcel so
created has been developed or planned for industrial uses and associated
accessory uses and no portion has been developed or planned for the uses
listed in Section 4.135.5(03)(1.)(1.) through (3).

Uses not subject to the foregoing lot size provisions:
a. Public facilities and services
b. Separation of a lot or parcel in order to protect a natural resource, to

provide a public amenity, or to implement a remediation plan for a site
identified by DEQ pursuant to ORS 465.225.

c. Separation of a lot or parcel containing a nonconforming use from the
remainder of the site in order to improve the utility of the remainder site
for the intended industrial uses

d. Separation for the purposes of financing when the new lot or parcel is
consistent with the approved Master Plan.

e. Division of lots or parcels consistent with a Master Plan approved by the
City prior to July 1, 2004.
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Section 4.136.

G.
H.

PF - Public Facility Zone.

Maximum Lot Coverage. No limit save and except as shall be consistent with the
other provisions of this code.

Front Yard Setback. Thirty (30) feet. Structures on corner or through lots shall
observe the minimum front yard setback on both streets. Setbacks shall aiso be
maintained from the planned rights-of-way shown on any adopted City street
plan.

Rear and Side Yard Setback. Thirty (30) feet. Structures on corner or through
lots shall observe the minimum rear and side yard setback on both streets.
Setbacks shall also be maintained from the planned rights-of-way shown on any
adopted City street plan.

No setback is required when rear or side yards abut a railroad siding.

Corner Vision. Corner lots shall have no lot obstruction to exceed the vision
clearance standards of Section 4.177.

Off-street Parking and Loading. As required in Section 4.155.

Signs. As required in Sections 4.156.01 through 4.156.11. [Amended by Ord. No.
704, 6/18/12]

[Section 4.135.5 added by Ordinance No. 574, 11/1/04.]

Section 4.136.

PF - Public Facility Zone.

(.01) Purpose: The PF zone is intended to be applied to existing public lands and facilities;
including quasi-public lands and facilities which serve and benefit the community and
its citizens. Typical uses permitted in the PF Zone are schools, churches, public
buildings, hospitals, parks and public utilities. Not all of the uses permitted in this
zone are expected to be publicly owned.

(.02) Uses Permitted Outright:

A.

moaw

A= m oo

Municipal or Governmental Service Building
Churches

Hospital

Marina, public

Recreational and community buildings and grounds, playgrounds, swimming
pools, tennis courts and similar recreational uses

Parking facilities

Public utilities and buildings
Library

Trails and pathways

Parks

Public Schools
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Chapter 2.2 — Zoning District Regulations

Sections:

22010 Purpose

2.2.020 Applicability

22.030 Allowed Uses

22.040 Lot and Development Standards

2.2.050 Setback Yards Exceptions

2.2.060 Residential Density Standards

22070 Lot Coverage

2.2.080 Height Measurement, Exceptions, and Transition

| User’s Guide: This chapter is intended to provide a framework for designating allowed uses by zoning district. It |

| is designed for cities with not more than 10 base zoning districts. The model provides a placeholder for additional

| zones, or overlay zones, under Chapter 2.4. Where a city requires more than 10 base zones or has adopted
regulations for special planning areas (e.g., specific plan district or form-based code), the model can be modified to

accommodate the additional zones. i
|
|

Chapter 2.2 is meant to help cities comply with ORS 197.295-197.314 (Needed Housing) by providing clear and
| objective standards for housing. The model also addresses ORS 197.475-197.490, Manufactured Housing; ORS
| 197.660-197.670, Residential Homes and Facilities; and OAR 660-12-060, Transportation Planning Rule (TPR). In
| particular, the standards for downtowns and main street districts, including those provisions identified as optional,

| are consistent with TPR amendments for Multi-Modal Mixed Use Areas that went into effect January |, 2012. |

2,2.010 Purpose

Chapter 2.2 regulates allowed land uses (“uses”) and sets forth lot and development standards, including
minimum dimensions, area, density, coverage, structure height, and other provisions that control the intensity,
scale, and location of development. The regulations of this chapter are intended to implement the City of [name]
Comprehensive Plan and the purposes of this Code, per Section 1.2.020.

2.2.020 Applicability

All real property in the City of [name] is subject to the zoning regulations of Chapter 2.2. Certain types of land
uses are also subject to the Special Use regulations in Chapter 2.3. In addition, some properties are subject to
both the general (“base zone”) regulations of Chapter 2.2 and the Overlay Zone regulations of Chapter 2.4.
Property owners, realtors, project proponents, and others are advised to verify the regulations that apply to a
particular property before beginning a new project, purchasing real estate, or marketing a property for sale.
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| User’s Guide: Three tyi)es o?iihd_us-e_a;éi.gna-figns are pféﬁdecﬁl’j’“n{é;ﬁ;th'é_ﬁée is ﬁerhifted; “S” means the use is
| permitted with Special Use Standards (Chapter 2.3); “CU” means the use is allowed, subject to approval of a Conditional

2.2 — Zoning District Regulations | Allowed Uses

2.2.030 Allowed Uses

Use Permit (Chapter 4.4); and “N” means the use is not allowed. Uses that are not listed and that the city determines are
not similar to an allowed use are prohibited. The designation of allowed uses in Table 2.2.110 should be tailored to local
conditions. First, consider whether any existing land uses would become non-conforming before changing your code.

| (Chapter 1.4 addresses non-conforming uses.) The Model Code text should be adjusted, as needed, to minimize the

| number of non-conforming uses created.

A. Uses Allowed in Base Zones. Allowed uses include those that are permitted, those that are permitted
subject to special use standards, and those that are allowed subject to approval of a conditional use permit,
as identified by Table 2.2.030. Allowed uses fall into four general categories: Residential, Public and
Institutional, Commercial, and Other. Where Table 2.2.030 does not list a specific use, and Article 5
Definitions does not identify the use or include it as an example of an allowed use, the City may find that use
is allowed, or is not allowed, following the procedures of Section 1.5.020 Code interpretations. Uses not
listed in Table 2.2.030 and not found to be similar to an allowed use are prohibited.

B. Permitted Uses and Uses Permitted Subject to Special Use Standards. Uses listed as “Permitted
(P)” are allowed provided they conform to Section 2.2.040 Lot and Development Standards. Uses listed as
“Permitted Subject to Special Use Standards (S)” are allowed, provided they conform to the Chapter 2.3
Speciai Use Standards and Section 2.2.040 Lot and Development Standards. Uses listed as “Not Allowed (S)”
are prohibited. Uses not listed but similar to those allowed may be permitted pursuant to Secticn 1.5.010.

C. Conditional Uses. Uses listed as “Conditional Use Permit Required (CU)” are allowed subject to the
requirements of Chapter 4.4 Conditional Use Permits.

D. Uses Regulated by Overlay Zones. Notwithstanding the provisions of Chapter 2.2, additional standards
may apply to uses within overlay zones. In addition, an overlay zone may allow exceptions to some
standards of the underlying zone. See Chapter 2.4.

E. Master Planned Developments. Uses that are not otherwise allowed by the underlying zone may be
permitted through the Master Planned Development procedure under Chapter 4.5.

F. Accessory Uses. Uses identified as “Permitted (P)” are permitted as primary uses and as accessory uses.
For information on other uses that are customarily allowed as accessory, please refer to the description of
the Use Categories in Article 5 Definitions.

G. Mixed-Use. Uses allowed individually are also allowed in combination with one another, in the same
structure, or on the same site, provided all applicable development standards and building code
requirements are met.

H. Outdoor Uses and Unenclosed Activities. Notwithstanding the provisions of Table 2.2.030, any use,

City of [Name] 2-7 Draft #2 — Febrl_Jary 2012
Development Code



2.2 — Zoning District Regulations | Allowed Uses

except for an allowed accessory use, that occurs primarily outside (i.e., not within a permitted building)
requires a Conditional Use Permit under Chapter 4.4. [Examples of outdoor uses and unenclosed activities that
may or may not be considered accessory uses, depending on their location and size relative to other uses on the same
property, include, but are not limited to, automotive services, vehicle and equipment repair, fueling, drive-in
restaurants, drive-up windows and similar drive-through facilities, automatic teller machines, kiosks, outdoor assembly
and theaters, outdoor markets, and similar uses.]

I. Temporary Uses. Temporary uses occur [only once in a calendar year and] for not longer than [(#) days],
[consecutively | cumulatively,] in any calendar year. Uses may be permitted on a temporary basis, subject to
review and approval under Chapter 4.3 Site Design Review.

J. Disclaimer. Property owners are responsible for verifying whether a specific use is allowed on a particular
site. [Submittal of a Zoning Checklist for review and approval by the City (Planning Official) (is / may be) required in
order to determine whether a use is allowed on a given site, and whether further land use review is required.]

User’s Guide: Land uses vary in scale and intensity from city to city. Therefore, concerns about land use impacts are not
the same in all communities. While some small Oregon cities already have many of the uses listed, the market potential
for some uses may be limited in other cities. The following table should be tailored to fit your community based on the
comprehensive plan, which considers housing needs, economic opportunities, and local priorities. In general, the table is
intended to encourage a wide range of housing choices while allowing flexibility for mixing compatible land uses. The
optional Residential-Commercial (RC) zone, for example, is specifically designed to promote mixed-use, while serving as a
transition between residential neighborhoods and more intensive commercial or employment areas. The model code also
encourages small-scale retail operations in conjunction with allowed industrial uses, and light manufacturing or “artisanal
uses” in conjunction with allowed commercial uses.

As you carry forward the regulations contained in your existing code and add new uses to Table 2.2.030, consider
following the steps below:

®  Where the current ordinance clearly describes a use as Permitted (P) or Permitted Conditionally (CU), carry those
forward into the table, or make sure to discuss proposed policy changes with the planning commission and public.

e Where the current ordinance is silent on whether a use is allowed but it clearly designates a similar use as Permitted
or Permitted Conditionally, consider applying the same designation in the new code.

e Where the current ordinance identifies a use as Permitted (P) but it prescribes specific standards for that use (e.g,,
hours of operation for home occupations, etc.), designate the use as a “Special Use (S),” and reference Chapter 2.3
Special Uses. Alternatively, if the standards are brief, consider including them into Table 2.2.030.

¢  Where the current ordinance is unclear with respect to allowed uses, flag those uses for discussion with the planning
commission. Remember not all uses in the model code will be appropriate to include in your city code.

City of [Name] R ‘ 2-8 Drafc# -__[_D_ate]
Oregon Model Development Code
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Table 2.2.030 - Uses Allowed by Zoning District

Residential Zones Commercial Zones and [Public Use][ [X] )
Uecs Employment Zones S[:Jesc;al

RL % [RC] M_[Qs'/l GC LLI.:./lM Gl [PF] o_[%l i Standards
A. Residential Uses'
Single-Family Dwelling, Non-Attached P P [P [SIN] [SIN] N N [N] [N] Sec 2.3.090
Single-Family Dwelling, Attached (Townhome) [SIN] S [5] [SIN] [SIN] N N [N] [N] 22222 3320|9 : ;
[Accessory Dwelling] 5] [s] [S] [S] [N] [N] [N] [N] [N} [Sec 2.3.170]
[Boarding or Rooming House] [N] [cy; [cu] [cU] [N] [N] [N] [N] [N}
[Cottage Housing Cluster] [N] [s] 5] [N] [N] [N] [N] [N] [N] [Sec 2.3.190]
Duplex Dwelling S P [5] [SIN] [SIN] N N [N] [N] Sec 2.3.060
Manufactured Home s s IS | [sIN] | [sIN N N [N] [N] gzz %:g:?gg;
Manufactured Home Park N [SIN] [SIN] N N N N [N] [N] Sec 2.3.140
Multifamily Dwelling N s 5] | [sIN] | [sIN N N [N] [N] ;e; 02,53'080;
Family Daycare S S [5] [SIN] | [SIN] N N [N] [N] Sec 2.3.100
Residential Care Home s s IS | [SIN] | [SIN] N N [N] [N] 2:2'22.'33.?;’5"
Residential Care Facility N s [S] | [SIN] | [sSINj | N N [N] IN] 2:2'22_'33_'??(?;
Home Occupation S S [s] [SIN] | [SIN] N N [N] [N] Sec 2.3.120
[Micro-Generation; wind, solar, or geothermal energy (household use)] [S] [S] [S] [S] [S] [s] [S] 5] [s] [Sec 2.3.200]
[Vacation Rental Dwellings] [si [N] [N] [SIN] [N] [N] [N] | IN] [N] [Sec 2.3.220]

User’s Guide: The above residential uses represent the range of “needed housing” that cities are generally required to zone land for under Statewide Planning
Goal 10 (Housing). Care Homes or Facilities are subject to ORS 197.665 and 197.670, and the federal Fair Housing Amendments Act of 1988 (42 U.S.C. § 3615).
The model code provides clear and objective standards for housing, per state law, and allows residential uses in commercial districts, per OAR 660-012-060.

' KEY: P = Permitted Use; S = Permitted with Special Use Standards; CU = Conditional Use Permit Required; N = Not Allowed.
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Table 2.2.030 - Uses Allowed by Zoning District

Residential Zones Commercial Zones and [Public Use][ X .
Employment Zones Special
Uses Use
RL [%1/ [RC] I‘V% GC Lé-/lM Gl [PF] O_[P?tl i Standards
B. Public and Institutional Uses?
[per Airport
[Airport, Public Use] [N] [N] [N] [N] [N] [SIN] [N] [SIN] [N] Overlay
Zone]
Automobile Parking, Public Off-street Parking N N [PICU] CuU (o] V) CuU (o]0 [P] [N]
Cemetery, including Crematorium [N3CU N [N] N N N N [cuj [cy]
Child Daycare Center N N [PICU] CuU Ccu CuU N [CU] [N]
Club Lodge, Fraternal Organization N N [PICU] Cu cu N N [CU] [N]
Community Service; includes Governmental Offices N N [PICU] P P Ccu N [P] [cu;
[Community Garden] [PICU] | [PICU] | [PICU] | [PICU] | [NICU] N N [P] [P]
Clinic, Outpatient Only N N [PiICU] P P cuU N [P] [N]
Emergency Services; includes Police, Fire, Ambulance [N3CU [N;CU [cu] CuU CcuU cuU cuU [P] [N]
Hospital, including Acute Care Center N N [NICU] | [Nicu] CcuU cu [CU] [N]
Mortuary N N [NICU] | [NICU] | [NICU] | [NICU] [cu] | [NICU]
Non-Profit Member Organization Offices N N CcuU cuU CcuU CcuU [cy] [N]
Parks and Open Space, including Playgrounds, Trails, Nature
Preserves, Athletic Fields, Courts, Swim Pools, and similar uses [SICU} | [SICUL | [SICU | [S/CU] | [SICU] | [SICU] | [sicu] | [sicu] 71 Ecgeeraid]
[Prison] [N] [N] [N] [N] [N] [CUIN] | [N] | [CUIN] [N]

User’s Guide: Because parks and open spaces can generate noise and lighting concerns, some communities require conditional use permit approval for parks

and some open space uses. Another alternative is to allow uses subject to special standards. For example, neighborhood parks (e.g,, tot lots or informal play i

fields) and natural areas that are limited to daytime use typically do not raise compatibility concerns and therefore can be permitted with standards. l

2 KEY: P = Permitted Use; S = Permitted with Special Use Standards; CU = Confi__itfion_a_l Il._lse_Pgrmit Required; N = Not Allowed.
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Table 2.2.030 - Uses Allowed by Zoning District

Residential Zones Commercial Zones and [Public Use] {X]
Uses Employment Zones S;:;asc;al
RL % [RC] M_I%{l GC M_Lé./l Gl [PF] O_[P?jl x Standards

B. Public and Institutional Uses® (continued)

Coomen g s e e venceand [y | [ [ [T e T |

[Railroad Facilities] [N] [N] {N] [N] [N] [N] [P] [cv] [N]

Religious Institutions and Houses of Worship CcuU CcuU CcuU CcuU CcuU N [N] [N]

School, Preschool-Kindergarten CuU CuU CcuU Cu (o] V) N [cU] [N]

School, Secondary CcuU CuU CuU cuU cuU N [CU] [N]

[School, College or Vocational] N N CuU cuU CcuU CcuU N [CU] [N]

Solid Waste Disposal or Recycling, except as accessory to N N N N N N N [cu] IN]

permitted use

Transportation Facilities; includes construction, operation, and
maintenance of facilities located within right-of-way controlled
by a public agency, consistent with [Transportation System Plan /
Comprehensive Plan].

The state Transportation Pli}ﬁﬁgﬂﬁo?&k_{éo, bi\;ision-TTZ) qu:ires that local codes permit
transportation facilities. This is a placeholder.

Utility Structures and Facilities, City Planned Projects; i.e.,

utilities identified by an adopted City master plan or P P P P P P P [P] [P]
development review approval

Utility Structures and Facilities, Regional Projects; project is not

part of an adopted City master plan or development review INicu] | pNicu; gl‘j/ g(“/ gL"J’ éﬁ’ ey | ey | INICU
approval 1 I I I ]
[Wireless Communication Facilities] [CUIN] | [CUIN] [ﬁ}]}/ [,C\ILJJ/ [ﬂ]” ({“F(,Jl] [PICU] | [PICU] [Cl]JIN

3 KEY: P = Permitted Use; S = Permitted with Special Use Standards; CU = Conditional Use Permit Required; N = Not Allowed.
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Table 2.2.030 - Uses Allowed by Zoning District

Residential Zones Commercial Zones and [Public Use] [X]
Employment Zones Special
Uses Use
[RM/ [D/ [y [P- Standard
RL RH] | BC1| msy | S | mg | S | A | 5g | W ards

C. Commercial Uses*

Amusement, Entertainment, and Commercial Recreation;
includes theaters, bowling alleys, miniature golf, concert N N CcuU

[PICU] N N [cu; [N]
venues, arcades, similar uses

Artisanal and Light Manufacture Uses in Commercial zones —
includes craftsman studios; and uses providing instruction
and/or retail sales related to painting, sculpting, photography, - - S S S - - - - Sec 2.3.040
picture framing, knitting, sewing, literature, theater, music,
specialty foods or catering, or similar uses

Automobile Parking, Commercial Parking N N cu Ccu Cu Ccu (o]¥) [N] [N]
Automotive Repair and Service, includes fueling station, car
wash, tire sales and repair or replacement, painting, and other [NIC | [NICU
repair for automobiles, motorcycles, aircraft, boats, RVs, o N U+§j +5] S €0 || el IN] IN] Sec 2.3.050
trucks, etc.
Automotive Sales and Rental; includes motorcycles, boats, [NICU
recreational vehicles, and trucks o & M +5] 2 N N IN] [N]
[N/ [N/ [C [N/ [N/
[Bed and Breakfast Inn] cU+s] cu+s) +5] cu+s] | cu+s] [N] [N] [N] [N] [Sec 2.3.180]
Commercial Retail Sales and Services N N CuU P P N N [N] [N]

Commercial Retail Sales and Services, in Conjunction with a

Permitted Industrial Use, and limited to [X] square feet gross N N N N N CcuU N [N] [N]
leasable area

User’s Guide: The above provisions limiting automobile sales and service uses in downtowns and main street districts are consistent with the Multi-Modal
Mixed Use provisions under OAR 660-012-060. See also, the drive-through service and general industrial use regulations in other parts of this table. The
provision for “artisanal uses” is intended to encourage cottage industries that combme Ilght manufacturlng and retail uses in commercial zones.

4 KEY: P = Permitted Use, S = Permitted with Special Use Standards; CU = Condltlonal Use Permit Requwed N = Not AIIowed
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Table 2.2.030 - Uses Allowed by Zoning District

Residential Zones

Commercial Zones and

Employment Zones [Public Use] [X] Special
Uses Use
[RMI | rpey | DI [Lif = Stand
RL RH] RC MS GC ME Gl P 0s] Ix] andards
C. Commercial Uses (continued)®
[Data Center or Server Farm]
— P/
These uses can be mistaken for Office uses, though they N N [F/CU] ([IU] P P d N N
typically employ few people and have large electrical demands.
Customer Call Center N N [P/ CUj P P P N [N] [N]
Drive-Through Service [N/CU
This use should be discouraged in RC and D/MS zones. N o) [CU+S] +S] J ) S Bl [ SeeZgion
Golf Course or driving range, with pro shop, clubhouse, or
et BP0 NN ™M N ew | || s |
[Golf Course without pro shop, clubhouse, or restaurant] [N] [N] [N] [N] [cu] [N] [N] [cu] [cU]
Hotels, Motels, and Similar Overnight Accommodations N N [PICU] P P N N [N] [N]
“ g e [CUIN
Kennel (See also, “Veterinary Clinic”) N N N ] cu™| CuU N [CU] [N]
Lumber Yard and Similar Sales of Building or Contracting [N/
Supplies, or Heavy Equipment o N [N U] cu a P (N] [N]
Medical Clinic, Outpatient N N [cuIP] [%” P [%Jl N [cuip] [N]
[cus [N/

Offices N N [culP] P P P P [cuiP] o)

. . N/ N/
[Recreational Vehicle Park] N N [NICU] N EU] N N [NICU] éU]
Self-Service Storage, Commercial N N | [Ny éﬁ; [%” P P N | N
Veterinary Clinic N N [NICU] [cyj P P [cuU] [NICU] [N]

5 KEY: P = Permitted Use; S = Permitted with Special Use Standards; CU = Conditional Use Permit Required; N = Not Allowed.
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Table 2.2.030 ~ Uses Allowed by Zoning District

Residential Zones Commercial Zones and Employment . [Other
cones [Public Use] Zones] Special Use
Uses
RM or D or [LI or [P- Standards
BL | "rep | RCA | mg | SC | Mg | S | PR | 5 | M| M

D. Industrial and Employment Usesé
[Airport] -[This_use. is ;quect to the AiF]:;ort_(jv;ri; Zone, where a[;}_)li-cz-itma_.]_ - -
Artisanal and Light Manufacture Uses in Industrial and — 1 . == e - . T —
Public Facility zones - - - - - P P [SIN] [N] Sec 2.3.040
Auction Yard N N N N CcuU CcuU P [CUIN] {,ﬁ?
Beverage ;.md Bottling Facility, except as allowed for N N N N cu cu P IN] IN]
Commercial Uses

Bulk Storage of Flammable Liquids or Gases;
Petroleum Products Storage and Distribution; Wood N N N N N N Ccu [N] [N]
or Biomass Fuel Dealers

Cement, Glass, Clay, and Stone Products
Manufacture[; except as allowed for Artisanal and Light N N N N N N Ccu [N] [N]
Manufacture Uses]

Chemical, Fertilizer, Insecticide, Paint Product

Manufacture, or Similar Uses N N N i o N cu [N] IN]
Concrete or Asphalt Batch Plants N N N N N N CcuU [N] [N]
Dairy Products Manufacture, e.g., Butter, Milk,

Cheese, Ice Cream[; except as allowed for Artisanal and N N N N N N CuU [N] [N]
Light Manufacture Uses]

[Data Center or Server Farm] N N [N/CU] [culpP] P P [cuiP] [N] [N]
Dwelling for a caretaker or watchman N N N N N [CU/P] Ccu [N] [N}

User’s Guide: Industrial and employment uses vary in scale and intensity from city to city. Therefore concerns about land use impacts are not the same in all
communities. The above list of uses should be tailored to fit your community based on local planning priorities and economic factors. Zoning for airports and for

uses within airport approaches must conform to the state Airport Planning Rule (OAR 660-013). See Oregon Aviation Department Land Use Compatibility
Guidelines and Model Ordinance.

6 KEY: P = Permitted Use; S = Permitted with Special Use Standards; CU = Conditional Use Permit Required; N = Not Allowed.
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Table 2.2.030 - Uses Allowed by Zoning District

Residential Zones Commercial Zones and Employment | ) [Other
Zongs [Public Use] Zones] Special Use
Uses !
[RM or D or [LIor i P- Standards
RL | Trep | BA | sy | SS | Mg | & | A | S5 ||
D. Indus. and Mixed Employment Uses? (cont’)
Finished Textile and Leather Products Manufacture[;
except as allowed for Artisanal and Light Manufacture N N N N N CuU [CuIP] [N] [N]

Uses]

Food Processing, including Canning, Freezing, Drying
and Similar Food Processing and Preserving[; except

as alfowed for Artisanal and Light Manufacture Uses.] N R N N N cu [Culr] IN] N]
Rendering Plants are prohibited.

Freight Terminals, including Loading Docks, Storage,
Warehousing, Wholesale Distribution, Cold Storage;

except Self-service Storage or Mini-storage o N N N o - IS IN] IN]
Warehouses

Machine Shop, and Sales, Service and Repair of

Machinery[; except as allowed for Artisanal and Light N N N N N CcuU [cuip] [N] [N]
Manufacture Uses]

Metal Plating N N N N N cu [cuiP] [N] [N]
Metal Manufacture, Welding [; except as allowed for

Artisanal and Light Manufacture Uses] N N - N N cu [CUIP] IN] IN]
Newspaper, Periodical, Publishing and Printing;

except Artisanal and Light Manufacture Uses N N [CUIN] [Pic] i i [CUPP] [N] [N]
Special Trade Contracting Facilities, such as Floor

Laying, Masonry, Stone, Plumbing, Electrical, Metal N N N N N cu [CUIP] IN] IN]

Work, Roofing, Heating and Air Conditioning,
Cabinet making, and Carpentry

Wood Products Manufacture, such as Sawmills, Paper
and Allied Products, and Secondary Wood Products; N N N N N CcuU [cuipr] [N] [N]
except Artisanal and Light Manufacture Uses

Wrecking, Demolition, Junk Yards, Recycling Centers M N N N N N Cu [N] [N]

User’s Guide: Industrial and employment uses vary in scale and intensity from city to city. Therefore concerns about land use impacts are not the same in all
communities. The above list of uses should be tailored to fit your community based on local planning priorities and economic factors.

7 KEY: P = Permitted Use; S = Permitted with Special Use Standards; CU = Conditional Use Permit Required; N = Not Allowed.
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PROPOSAL

Proposal to increase the floor area on the site from 8,470 square
feet to 24,020 square feet by adding a second building to the site.

15,550 Square foot addition.
The property is zoned General Industrial (Gl).

Proposal meets the threshold to be reviewed as a Major
Modification to an existing site plan.

Reviews for major modifications are limited in their scope to what
is being changed/modified.




Existing Conditions
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Landscape Plan
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ISSUES

* Landscaping

* Minimum Canopy

* Parking

* Lighting

* Consistency with Pride Disposal requirements

* Consistency with Tualatin Valley Fire and Rescue
* ODOT Rail

* Wheel stops -




STAFF RECOMMENDATION

Staff Recommends approval of the application with
conditions outlined in the staff report.




Sherwood

Oregon
Home of the Tualatin River National Wildlife Refuge




APPROVED
MINUTES



City of Sherwood, Oregon
Planning Commission Meeting

December 8, 2015
Planning Commissionets Present: Staff Present:
Chair Jean Simson Julia Hajduk, Community Development Director
Vice Chair Russell Griffin Brad Kilby, Planning Manager
Commissioner Chris Flores Connie Randall, Associate Planner (wotk session)
Commissioner Alan Peatrson Kirsten Allen, Planning Dept. Program Coordinator

Commissioner Rob Rettig
Commissioner Lisa Walker

Planning Commission Members Absent:
Commissioner Michael Meyer

Council Membets Present:
Council President Robinson (regular meeting only)

Work Session

Chair Simson began the meeting at 6:04 pm

1. Sherwood West Preliminary Concept Plan Update

Brad Kilby, Planning Manager gave an overview and update of the Sherwood West Preliminary
Concept Plan (see record, Exhibit 1). He gave a brief history of areas outside of Sherwood that reside in
the Urban Growth Boundary (UGB), described community outreach measures taken, and showed the
preferred plan maps with two options. He explained the plan attributes and the next steps which
included a recommendation by the Planning Commission and acceptance by the City Council. He
explained that acceptance was not the same as adoption. Mr. Kilby reported that consultants were
present for questions and said the plan afforded the City a lot of flexibly, but it would need some
additional study as it was not a refinement plan. Discussion followed.

Chair Simson encouraged Community Advisory Committee membets to continue to patticipate and
said it was hard to put on paper the amount of effort put into this planning process.

2. Industrial Land Use Districts Development Code Discussion

Julia Hajduk, Community Development Director, gave copies of the Industtial Uses and Similar Uses
sections of the Sherwood Zoning and Development Code and comparable code sections from
Hillsboro, Tigard, Wilsonville, and the Oregon Model Code (see record, Exhibits 2-8). She pointed out
some aspects of those codes, how they were used, and disclosed that the Tualatin code was not
provided. Discussion followed.

Staff was directed to hold a public work session, scheduled for January 12, 2016, asked to provide the
Tualatin code, to cnsurc that the new code amendments were consistent with cxisting code, and to
place a notice of the work session in the Sherwood Archer. Ms. Hajduk indicated that draft code
language was tentatively scheduled to come before the Planning Commission on February 9, 2016 with
final adoption expected in April 2016.

Chair Simson called a recess at 6:57 pm.
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Regular Meeting
1. Call to Otder/Roll Call

Chair Jean Simson reconvened the meeting at 7:02 pm.
She moved to the consent agenda and asked for comments ot a motion.

2. Consent Agenda

a. November 10, 2015 Planning Commission Minutes
b. November 24, 2015 Planning Commission Minutes

Motion: From Commissioner Alan Pearson to approve the Consent Agenda, Seconded by Vice
Chair Russell Griffin. All present Planning Commissionets voted in favor (Commissioner Michael
Meyer was absent).

3. Council Liaison Announcements

Council President Robinson noted that the Commission received an update about the Sherwood West
Preliminary Concept Plan at the work session and said she was impressed with the two options. She
said it was a testament to having a variety of backgrounds and input from the community. Ms.
Robinson complimented the consultant and staff and said it was a wondetful process.

4. Staff Announcements

Brad Kilby, Planning Manager, reported that New Business agenda item 6b would not be heard because
the applicant had requested a continuance and the project was indefinitely postponed. He advised the
Commission to retain that portion of the Planning Commission Meeting Packet saying the foundational
information was the same.

Mzr. Kilby announced that the Planning Commission public hearing for the Shetwood West Preliminary
Concept Plan would be held on January 12, 2016 and staff anticipated taking it to the City Council on
February 2, 2016. He said the plan was available online and staff would be available to answer
questions (www.sherwoodoregon.gov/sherwoodwest).

Mzr. Kilby noted that City Council held a public hearing on the Mandel Zone Change that received a
recommendation of approval by the Planning Commission and the Council would hold the second
reading on January 5, 2016.

Mr. Kilby disclosed that city staff had applied for three different grants. One was a technical assistance
grant through the Department of Land Conservation and Development (DLCD) in pattnership with
Washington County and Tualatin. That grant request was successful. The second, also 2 DLCD grant
request was to update the City’s Economic Opportunity Analysis (last updated in 2007), and was not
successful. He said the DLCD grant requests had exceeded $1.6 million, but only $1 million of the
requests were granted. Mr. Kilby noted that the third grant was through the Washington County
Tourism Office to help with signage and bike repair stations to go along the Cedar Creek Trail (this
grant request was successful). He reminded the Commission that the DLCD was not funding petiodic
review in this biennium and staff would pursue other funding options. He informed the Commission
that the City was updating plans to prepate for an overall Comprehensive Plan update.

Chair Simson stated there would be a work session for the Industtial Uses on January 12, 2016. Ms.
Hajduk clarified that it would be a public work session with a format used at previous public work
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sessions where stations are set up to allow planning commissionets to engage directly with the public,
ptoperty owners, and interested parties to provide feedback that will help shape tecommended
amendments to the use classifications. She said the meeting would start at 5:30 pm.

Mzr. Kilby added that the City Council held a work session regatding recreational matijuana and one of
the options was to put a prohibition on the 2016 ballot; another was to allow the city to tax recreational
marijuana at a 3% rate. He informed that starting January 4, 2016 the Oregon Liquor Control
Commission (OLCC) would begin accepting applications for gtow opetations in the state. He
informed the Commission that by not having any regulations in the municipal code the City would have
to treat marijuana grow operations as allowed in our industrial land under “manufacturing and
processing”.  Mr. Kilby noted that the city was working on a wotk program for the recreational
marfjuana and there were a lot of moving pieces with recreational marijuana legislation and activity at
the state level. He said he thought the city was hoping the state would step in and allow some type of
leeway for communities to work through the process.

Council President Robinson added that Council was mixed on how to handle tecreational matijuana
from a policy perspective at this time. She said council recognized that voters in all of the districts in
Sherwood voted no on measure 91 by a majority. She pointed out that council members were aware
the impacts to the Police Department would be increased if the City opts to ban recreational marijuana
without the benefit of receiving any of the tax dollars related to recteational matijuana. Ms. Robinson
said there were some policy considerations council was struggling with and they would like to have
more public input.

5. Community Comments

Robert James Claus, Sherwood resident, said he hoped the Commission did not get in the same
trouble with marijuana as Frohnmayer did. He commented it taught a pretty good lesson with Indians;
he might not have liked their religious practices, but he finished his political career over ignoring it.

Mzt. Claus said he wanted to tell the Commission he disliked it if there was not procedural due process.
He said Costco was interested in developing along the highway and he told them he would talk to them
after he talked to the Planning Commission. Mt. Claus commented that Costco had identified most of
the problems, but his opinion was that Sherwood was at the infilling stage; a stage whete there was not
a general plan and started infilling.

Mzt. Claus described when he was in British Columbia when they wete tedeveloping the downtown and
he was asked to help because he had worked for the group that did the utban planning model for
downtown San Francisco. He told a story about maintaining a city’s assets and referenced Gastown,
British Columbia as an example. Mr. Claus noted that Sherwood had the fitst national wildlife refuge
ever established in an urban area, a thousand year pollen recotd, and the scablands. He said any
company, such as Costco, coming into this town should build a trail to those assets or not to let them
come in town, because those were Sherwood’s principle assets. Mr. Claus said if the city did not look at
the assets that are indigenous to Sherwood, it was not going to do a good planning job; especially with
infill.

Tony Bevel, Sherwood resident came forward and commented what a privilege it was to serve on the
Sherwood West Preliminary Concept Plan Community Advisory Committee. He said it was
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educational, he had learned a lot and he appreciated the 50,000 foot viewpoint. Mr. Bevel commented
it would be interesting to see what happened twenty years down the lane and that he thought the plan
would be a good tool for the city.

Mr. Bevel commented that he would appreciate more work toward traffic calming devices for the city.
He suggested that if any surveys were conducted by the City he hoped that citizens’ comments on the
survey wete taken to heart. He referenced backyard chickens saying the sutvey showed overwhelming
support, but was kicked down the road.

Chair Simson responded that she had met with Community Development Ditectot, Julia Hajduk, in an
effort to figure out what was missing in the neighborhood traffic calming program. She noted there
was not a known process for neighborhood calming; a mechanism would have to be created as well as
funding obtained from Council and the budget to be able to ptiotitize it. Ms. Simson said she would
keep the item on her radar to ensure that the city did not lose sight of it because she felt there were
streets other than Mr. Bevel’s that needed traffic calming.

Ms. Hajduk commented that there was a process for issues and complaints which could be made more
public, like calling the Police or the Engineering Department, but there was not a program in place for
traffic calming that would allow funding and ptiotitization. She exptessed appreciation for constant
reminders from members of the community who keep the item in front of staff.

6. New business
a. Public Hearing — SP 15-05 Endurance Products Company Expansion

Chair Simson began the public hearing by reading the public heating statement stating the Planning
Commission would make the decision and it would not go befote the City Council unless there was an
appeal. She asked for any ex parte contact, bias ot conflict of interest from commission members.
None were received.

Chair Simson asked for the staff report.

Brad Kilby, Planning Manager recapped the staff report and gave a presentation (see record, Exhibit 9).
He said Endurance Products was located at 13990 SW Galbreath Drive and cutrently had one building
on the site. The previous business at this location provided highway construction products. Mr. Kilby
satd Endurance products had purchased the almost 2 acte site and was hoping to build a 15,550 square
foot expansion behind the existing building. He described the site as otiginally approved in 1996 for
Collamette Construction for two buildings, but the second phase was never realized. Mr. Kilby said the
site was on Galbreath Drive with Tualatin Sherwood Road to the west, the wildlife refuge to the east,
and Gerda Lane to the north. He said the ptoposal was to increase the floor area on the site from
8,470 square feet to an overall building capacity on site to 24,020 square feet by adding a second
building of 15, 550 square feet to the site. The property is zoned General Industrial; the use is allowed
under manufacturing, packaging, warehousing and processing of food products and chemicals and if not
apptrovable under that use it may qualify as pharmaceuticals and facilities up to 50,000 square feet. He
said both uses are outright permitted in the General Industrial zone. M. Kilby noted that the proposal
to increase the floor area by more than 10% triggered a major modification to a site plan which was
subject to code section 16.90. He said when there is a major modification to an existing site plan the
scope of the review is limited to what is being changed on site.
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Mr. Kilby showed the existing conditions on site with one building and 21 parking spaces along
Galbreath Drive. He noted the rest of the site was graveled with a storm water quality pond in the
southwest corner. He showed the proposed plan with the 15,500 square foot building to the rear of the
existing building and said parking would be provided along the side of the building. Mr. Kilby
explained that some trees would be temoved to allow the development and the trash enclosure would
be to the rear of the facility with a warehouse loading dock to the side of the proposed building.

Mr. Kilby showed exterior elevations for the proposed addition and said it was typical industtial
development with tilt up construction. He said the applicant was proposing landscaping as required by
the code and that proposed landscaping would improve the site over the existing condition. The
existing site includes the building with parking up front with gravel and storage around the trest of the
site.

Regarding landscaping, Mr. Kilby said staff did not have enough information to provide findings that
were favorable for the required landscaping, however they had enough land that it was feasible that they
could meet it. He explained that staff was required to recommended denial if they could not meet the
standard. Mzr. Kilby specified they could add landscaping, but there wete not enough atrea calculations
for staff to do an analysis. He noted a minimum canopy requitement of 30% in the industrial atea and
the applicant had counted some of the street trees towards that canopy requitement which is not
allowed.

Mzt. Kilby commented regarding parking and said there was a condition on patking where wheel stops
are not required except at the edge and adjacent to landscaping. He stated the applicant will need to
demarcate the compact spaces being proposed and noted that based on the use and the 15,500 square
feet addition of warehouse space they were not meeting the patking requirement. Mt. Kilby explained
that the code required that a warehouse greater than 150,000 square feet provided parking at a ratio of
0.3 spaces per thousand feet. Building sizes below 150,000 square feet use the general category at 1.6
spaces per 1000 square feet of building to calculate parking. He said the applicant could provide a
breakdown of the building and calculate the parking based on the primaty use, secondary use
(calculated at 90%) and any use after that would be calculated at 80%. He added that if a portion of the
building was being used as an office separate from the manufacturing and the warehousing it was
feasible that they could meet the parking requirements. They were one space shy when calculating at
1.6 spaces per 1000.

Mr. Kilby reported that he did not receive a lighting plan to review to ensute there was not any lighting
projecting off of the site. He stated comments were received from Pride Disposal that approved the
location [of the trash enclosure], but wanted more detail and information on how the facility would
operate and open. There was Pride Disposal service provider letter and an associated condition
recommended in the Planning Commission packet.

Mr. Kilby stated a standard condition was added requiring Tualatin Valley Fire & Rescue (TVFR) sign
off on the firefighting capability, based on the construction type. He said a comment from Otegon
Department of Transportation (ODOT) was received regarding the rail spur behind the site; the
ODOT Rail Division has been charged with protecting railroads from trespassers and has requested a
condition requiring the owner to fence the area to limit trespassing. Mt. Kilby noted that the Sherwood
code did not require the standard and suggested the applicant could speak to whether they wanted to
comply with the condition. Mr. Kilby stated that staff recommended approval with the conditions
outlined in the staff report and the only finding to amend would be the one related to the wheel stops.
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Chair Simson enquired about the condition for the wheel stops. Mr. Kilby responded that it was not a
condition of approval just something to make note of. He said the condition of approval was to
demonstrate that the parking standards had been met which included demarcating the compact spaces
as requited. The condition was general in that they needed to meet the design standards and minimum
patking requirements. He further noted that the condition was number 5 and only the finding would
need to be amended to indicate that wheel stops were not required in that location.

Mt. Kilby explained a conversation with Chair Simson about the traffic findings. He said there was a
threshold in the code that required a Traffic Impact Analysis for anything expected to generate more
than 400 average daily trips. The city engineer did not require the Traffic Impact Analysis after looking
at the proposed building and based on the addition of 12 employees he did not feel it would translate
into 400 average daily trips.

Chair Simson explained that a Traffic Impact Analysis was not necessaty with the addition of 15,000
square feet, but the finding needed to be modified to indicate that it was based on warehouse usage and
proposed uses would not generate mote than 400 ttips.

Chair Simson indicated that she was not clear regarding the storm water facility. She read aloud from
page 39 of the packet that the private storm water runoff within the subject property shall be collected and
conveyed in accordance with Oregon Plumbing Specialty Code.

Mzt. Kilby clarified that according to the city engineer, when the whole development was created there
was a storm watet detention swale planned along the entire rear of the development and adjacent to the
rail corridor. He said some of the owners and developers had recorded private storm easements that
were requited by the city and some did not. In this case an easement was not recotded, so the applicant
must demonstrate that they can treat the storm water and convey it into the system. He said the
treatment can occur in a number of ways and the condition requites that storm water be treated
consistent with the requirements of Clean Water Setvices (CWS) with an approved system prior to final
site plan. Mr. Kilby said CWS would allow creating a swale in the landscaped areas or putting in
underground filtration system.

Chair Simson indicated the applicant should respond as to how they would treat the storm water on
site.

With no other questions for staff, Chair Simson asked testimony from the applicant.

Joe Brunner, owner of Endurance Products, 13990 SW Galbreath Drive, and David Gellos, architect,
22815 SW Miami Drive, Tualatin, came forward. Mr. Gellos thanked staff for the report and
appreciated the assistance in the pre-application and site plan teview processes. He asked Mr. Brunner
to explain the nature of the business and commented that it was not a pharmaceutical product, but a
dietary supplement that would be produced at the warehouse location on Galbreath Drive.

Mr. Brunner said they started the company in 1976 and for forty one years had been leasing a building
in Tigard, Oregon. He explained that they manufactured dietary supplements, primarily vitamin tablets,
and they were a dry facility. He said they specialized in extended release technology and have built
several products using niacin, their largest selling product. Mtr. Brunner stated they have manufactured
for other companies for the last 35 yeats, Endurance Products had its own line and have been
marketing that brand since 1985 through Walgteens, smaller pharmacies, mail order and direct mail
through the internet. He said their product had twenty three published clinical studies proving its
bioavailability, safety and effectiveness. Mzr. Brunner explained they were tired of leasing a building in
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Tigard and found property in Sherwood and were pleased as well as looking forward to moving their
seven to ten employees of the last thirty years into the Sherwood community when the plant was built.

Mr. Gellos said they had no comments to contest or offer in response to the conditions of apptroval.
They find them all to be acceptable. He said the wheel stop concern would be addressed and to date
they had already addressed, the landscape canopy issue and the couple of landscape islands that wete a
couple square feet shy of the requirements as part of the final site plan teview process. He said they
would label the parking stalls.

Mr. Gellos noted that the storm water would be addressed sub-surface as allowed by the city and there
were preliminary engineering diagrams in the submittal packet prepated by Westlake Engineers. He
explained that the existing storm water facility was being improved sub-sutface and was a choice by the
owner to help navigate traffic on the site. He said the applicant would meet all the landscaping
requirements, and preferred to apply sub-sutface technology for the tteatment and discharge of the
storm water subject to plan review approval.

Mr. Gellos said they would comply with the additional parking stall and restated that Endurance
Products had the same number of employees for many years and never anticipated to exceed the ten ot
twelve employees for the life of the facility as it was an automated procedure. He tepotted that the
product being proposed was substantially a warchouse for the matrix and press meets that made the
tablets with incidental shipping and mailing operations. Mr. Gellos said they did not anticipate much
traffic on the site other than the full ime employees. He offered to addtess any questions.

With no questions from the commission, Chair Simson noted the applicant had 25:20 minutes
remaining for rebuttal. She asked for public testimony.

Robert James Claus, Sherwood resident came forward and said to a degtee he tealized it was ultra
vires in terms of scope of authority and said the chairman had asked an interesting question. He asked
if the commission was aware that the water we used in our lawns was driven off in evapottanspiration.
He said everything else went back into the system and the problem was that deep watet hydrology and
surface water hydrology was being affected. Mr. Claus commented that the U.S. Fish and Wildlife
Service could not say anything, it was in their charter that they could not lobby at council, they ate the
smallest agency in the Department of Interior and they would not get involved. Mt. Claus commented
that all of the water taken out of Owens Valley California was dumped fifteen miles out to sea and
dispersed by the metropolitan water district in southern California. He said they did not use water, but
put things in it that did not allow point source control and without point soutce control the water could
not be cleaned. He said once you know what was in the water you could clean it. He gave Las Vegas as
an example.

Mzr. Claus said the right question to ask was not being asked. He said all of the ponds in this town were
meant to accumulate and flush, it is not put it back in the deep watet, because we have wells and we
ought to be thinking about it. Mr. Claus said running another water line from the Willamette River was
a solution, but it was not a solution to have a sustainable envitonment. He commented that Walmart
was the classic example and said Hillary Clinton forced them to build the most envitonmentally
conscious big box which they would have built in Sherwood if we had asked them to, but we did not
ask them. Mr. Claus said the point he was trying to make was that they could clean the water that
comes off of the roof because it is clean. He said water off of the parking lot picks up hydro carbons
that have to be cleaned out of the water. Mr. Claus mentioned Diane Taniguchi-Dennis, General
Manager of Clean Water Services and said she knew of these practices, but she could not do anything
until Sherwood started setting policy to build a sustainable environment. Mr. Claus said Sherwood by
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nature, did what the Hyperion Treatment Plant in Los Angeles did by flushing it. He asked if the
Commission realized what could be built if the water had point source control and answered that there
would not be a carbon problem, but forests. He said the whole dynamics of this company could
change, but we are not doing it, because we look at water as something to use and then flush. M.
Claus added that we do a better job in Oregon then in California in some places. Mt. Claus asked why
something wasn’t being done to treat water that gets off the roof instead of flushing into the deep water
for our wells. He said staff had to have ditection from the commission to do that.

With no other public testimony, Chair Simson asked for rebuttal from the applicant. The applicant did
not have any further comments.

Chair Simson closed the public hearing and moved to staff for final comments. Mtr. Kilby replied that
he looked at the storm water report (see Exhibit A in the packet) and it indicated that the applicant
intended to utilize cartridges which were acceptable in the City of Sherwood and by CWS. He noted
that the engineering report did not speak ditectly about the cattridges.

Chair Simson noted the vetbal statement of acceptance of the conditions of approval from the
applicant. She asked for questions for staff. There were none and the following motion was received.

Motion: From Vice Chair Russell Griffin for the Shetwood Planning Commission to apptove SP
15-05 Endurance Products Company Expansion based on applicant testimony, public testimony
teceived, and the analysis, findings, and conditions in the staff report as modified. Seconded by
Commissioner Lisa Walker. All present Planning Commissioners voted in favor (Commissioner
Meyer, was absent).

Commissioner Pearson welcomed Endurance Products to Sherwood. He noted the discussion during
the work session regarding industrial uses and requested Mr. Brunnet’s patticipation in the industrial
uses discussion to give Sherwood the benefit of his experience, knowledge, and insights. He said
Endurance Products was the type of industty that Sherwood would like to have more of.

7. Planning Commissioner Announcements
Vice Chair Griffin said there were no plays until the summer.
Commissioner Flores noted an open house held for the Cedar Creek Trail on December 3, 2015.

8. Adjourn

Chair Simson adjourned the meeting at 7:58 pm.

Su% M&ﬂ/\l\/

Kirsten Allen, Planning Department Program Cootdinator

Apptroval Date: _SQANJ\W(\) \ a: 20\ LQ
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