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ORDINANCE 2012-004

AN ORDINANCE APPROVING A PLANNED UNIT DEVELOPMENT (PUD) TO BE KNOWN AS DENALI
PLANNED UNIT DEVELOPMENT INCLUDING APPLICATION OF A PLANNED UNIT DEVELOPMENT
OVERLAY ON THE COMPREHENSIVE PLAN AND ZONE MAP AND APPROVING THE SIX-LOT
SUBDIVISION

WHEREAS, the applicant, Emerio Design, requested a planned unit development and subdivision
approval with the ultimate goal of developing an eight-lot residential development in the southeast area of
Sherwood; and

WHEREAS, after full consideration of the Sherwood Zoning and Development Code, the City has
determined that the maximum number of lots permitted is six; and

WHEREAS, the subdivision would dedicate right of way and five tracts (an open space area, two
vegetated corridors and a strip of land adjacent to the right of way); and

WHEREAS, the planned unit development approval would allow the applicant to utilize the special
density allowance in the very low density residential zone, allow some flexibility in standards, an area of
common usable open space, and ensure a unified development to occur over time; and

WHEREAS, the decision is a quasi-judicial land use decision subject to the following criteria: Zoning
and Community Development Code Sections: 16.10 (VLDR), 16.40 (PUD), 16.96 (On-site Circulation),
Division VI (Public Improvements), 16.122 (Subdivision Preliminary Plat), 16.126 (Subdivision Design
Standards), 16.142 (Parks and Open Space) 16.144 (Wetland, Habitat and Natural Areas); and

WHEREAS, the Planning Commission held two public hearings on December 13, 2011 and January
10, 2012 to take testimony and consider the proposed planned unit development and subdivision and made a
recommendation of approval with conditions on January 24, 2012; and

WHEREAS, the City Council held a public hearing on February 21, 2012 to take public testimony and
deliberate; and

WHEREAS, the Sherwood City Council has received the proposal materials, the Planning Commission
recommendation including all exhibits entered into the record (PUD 11-01/SUB 11-01), and after considering
the applicable criteria, the Planning Commission recommendation, applicant testimony, public testimony and
all documents in the land use record, the City Council determined that the PUD as conditioned meets the
applicable criteria.

NOW, THEREFORE, THE CITY OF SHERWOOD ORDAINS AS FOLLOWS:

Section 1. Commission Review & Public Hearings. The application for a planned unit development and
subdivision of one parcel specifically identified as Tax Map 2S133CB Tax Lot 1000 was subject to full and
proper review and public hearings were held before the Planning Commission on December 13, 2011 and
January 10, 2012 and the City Council on February 21, 2012.
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Section 2. Findings. After full and due consideration of the proposal, the Planning Commission
recommendation, applicant testimony, public testimony, applicant rebuttal and all documents included in the
land use record, the City Council finds that the proposed PUD as conditioned meets the applicable criteria
including all local, regional and state requirements. The findings of fact relied upon by the City are attached to
this Ordinance as Exhibit 1. The full and complete record, including Exhibits A-P is attached by reference.

Section 3. Approval.

A. The Planned Unit Development and subdivision is approved as described and conditioned in the
City Council Findings attached as Exhibit 1.

B. The Plan and Zone Map shall be updated to reflect the approved PUD overlay applied to the
parcels identified as Tax Map 25133CB Tax Lot 1000.

Section 4. Manager Authorized. The Planning Manager is hereby directed to take such action as may be
necessary to document and implement this ordinance.

Section 5. Effective Date. This ordinance shall become effective the 30" day after its final adoption by the

City Council and signature of the Mayor. Duly approved by the City Council and signed by the Mayor this 6"
day of March 2012.
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CITY OF SHERWOOD
City Council Decision - Findings

Date: February 24, 2012
Denali Planned Unit Development

Pre App. Meeting: November 2, 2010

App. Submitted: February 9, 2011

App. Complete: October 12, 2011

120 Day Deadline: March 23, 2012

(Extended by applicant)

Planning Commission Public Hearing: December 13, 2011
City Council Public Hearing: February 21, 2012

Proposal: The applicant proposes to subdivide a 3.71 acre parcel into eight lots just east of SW
Murdock Road and north of SW Denali Lane in the Very Low Density Residential (VLDR) zone. The
lots range in size from 10,004 to 12,616 square feet. The applicant proposes a planned unit
development (PUD) in this zone order to utilize the special density allowance of 10,000 square foot
minimum lot size. The applicant proposes areas of open space in order to comply with the planned
unit development requirements. The applicant proposes construction of a local street through the
center of the site to connect SW Ironwood Lane to the north and SW Denali Lane to the south.

NOTE: The plan set that the applicant provided identifies Tracts A-E. However, the labeling of the
tracts is inconsistently represented on the nine page plan set. In order to clarify which tract is identified
in this staff report, please refer to the applicant’'s materials, sheet 1, “Preliminary Plat” to determine the
tract being discussed in this report.

. APPLICATION INFORMATION

Applicant John Satterberg

and Owner Community Financial
PO Box 1969
Lake Oswego, OR
97035

Applicant's Emerio Design

Representative 6900 SW 105™ Avenue

Beaverton OR 97008
Contact: Kirsten Van Loo 503-956-4180

Tax Lot: 2S133CB01000

Property Description: The parcel is 3.71 acres in size and rectangular in shape with the exception of a
narrow strip that extends to SW Murdock at the northwest corner of the site approximately 710 feet
long and 25 feet wide. There also is a narrow strip of land on the southeast corner of the site,
approximately 210 feet long and 40 feet wide that is proposed to include the sanitary sewer easement.
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Existing Development and Site Characteristics: The site slopes steeply upward from north to the
south. There is no development on the site. There are eight fir trees approximately 8-10” in diameter
on the site that will remain in the southwest corner of the site. There are blackberry bushes in several
places on the site that will be removed. A | segment of the site, approximately 710 feet long and 25
feet wide follows along SW Ironwood Lane and has a line of trees bordering the street.

Comprehensive Plan Land Use Designation and Zoning Classification: Very Low Density Residential
(VLDR) for residential use and single family homes.

Adjacent Zoning and Land Use: The surrounding properties to the north and south are zoned VLDR
and the properties to west and across SW Murdock Road are zoned Low Density Residential. The
land use is residential.

Land Use Review: The Planned Unit Development Conceptual Plan is a Type V decision with the City
Council as the approval authority after recommendation by the Planning Commission. An eight-lot
subdivision is generally a Type Ill review; however it is being processed concurrent with the PUD. An
appeal of the City Council decision would go to the Land Use Board of Appeals (LUBA).

After PUD conceptual plan approval, the development or individual phases must receive detailed final
development plan approval. The detailed final development plan requires Planning Commission
review and approval and ensures compliance with any conditions of conceptual approval as well as
applicable community design standards, etc. The code is not clear regarding the process and fee but
it is determined that the final plan and site plan are processed concurrently and heard by the Planning
Commission (regardless of development size) with no additional fee beyond the site plan fee.

Neighborhood Meeting: The applicant held two neighborhood meetings over the past year: one on
November 23, 2010 and the other on September 19 2011 on the site. The second meeting was
attended by approximately 12 people. Some of the issues concerned an increase in traffic, concern
about privacy and character of the development. The comments are part of the applicant's materials.
(Exhibit A)

Public Notice: Notice of this land use application was posted at two locations at the site and five public
locations throughout the city. Notice was also mailed to property owners within 1000 feet of the site
and any other party who expressed an interest in receiving mailed notice on November 22, 2011 in
accordance with § 16.72.020 of the Sherwood Zoning and Community Development Code. Notice
was also published in The Times and Sherwood Gazette newspaper on December 1, 2011.

Review Criteria: Zoning and Community Development Code Sections 16.12 (VLDR), 16.40 (PUD),
16.92 (Landscaping) 16.94 (Off-Street Parking), 16.96 (On-Site Circulation), Division VI (Public
Improvements), 16.122 (Subdivision Preliminary Plat), 16.126 (Subdivision Design Standards), 16.142
(Parks and Open Space), 16.144 (Wetland, Habitat and Natural Areas)

For the Planned Unit Development - Upon receipt of the findings and recommendations of the
Commission, the Council shall conduct a public hearing pursuant to Chapter 16.72. The Council may
approve, conditionally approve, or deny the Preliminary Development Plan. A Council decision to
approve the Preliminary Development Plan shall, by ordinance, establish a PUD overlay zoning
district. The ordinance shall contain findings of fact per this Section, state all conditions of approval,
and set an effective date subject to approval of the Final Development Plan per Section 16.40.030.

Site History: The site was part of the “Ken Foster Farm” site, originally about 40 acres and was used
for farming. It was subdivided approximately twenty years ago a portion of which is this 3.71 acre
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parcel. The site has remained vacant with no buildings. It is known that portions of the larger Ken
Foster Farm site had been used for discarding animal hides and carcasses that were remnants from
the local tannery operation in the city. As part of the Department of Environmental Quality (DEQ)
investigation of the Tannery site on SW Oregon Street, it was discovered that the soil on the Ken
Foster Farm site was contaminated. The property to the northeast, Ironwood Subdivision, was in
development when the issue became known which required significant soil removal and oversight from
the Department of Environmental Quality (DEQ).

An excerpt from the Department of Environmental Quality Technical Memorandum dated July 13,
2005 describes that from 1962 to 1971, tannery wastes from the Frontier Leather Company were
applied by Mr. Foster to several areas of pasture land. Liquid sludge from tannery’s primary
wastewater settling tanks was also distributed on the site.

DEQ entered the Ken Foster Farm site into the Environmental Cleanup Site Information Database in
2000, and completed a Preliminary Assessment (PA) in 2004, funded by cooperative grant funds from
the Environmental Protection Agency (EPA) Region 10. (DEQ Technical Memorandum) The results of
the soil sampling completed for this site listed concentrations of antimony, chromium, lead and
mercury above expected background concentrations. In addition sediment samples from the wetland
areas on the site were found to contain elevated concentrations of chromium copper, mercury and zinc
on a nearby parcel. They found that the human health risk based upon the soil results from the EPA
Impervious Area results and data from property-owner site investigations on two of the properties
within the former Farm acreage was relatively low, according to the report. Since valid soil sample
tests of the subject site indicate that hexavalent chromium was not present in soils, and that the
prevalent form of chromium in soils is trivalent chromium. The other concentrations do not present an
unacceptable human health risk on an individual contaminant basis. The DEQ concluded that the
chance of significant exposure to residents living around these areas is low under current conditions.

The applicant’s representatives met with the DEQ on January 6, 2011 where Mark Pugh of DEQ
indicated that the cleanup on this site would be based on the site specific ecological risk based
concentration (RBC) s for exposure to chromium in soil. DEQ indicated that a site specific RBC was
specifically developed to protect terrestrial birds due to the potential for bioaccumulation and because
avian receptors are considered to be the most sensitive to the effects of chromium.

The soil samples that were collected by the applicant’s representative on the subject site indicate that
in five of the six samples taken, concentrations of chromium exceeded the “hot spot” criteria of 1,300
mg/kg, requiring removal. (Applicant’s Materials Exhibit A, page 5 of BB &A Environmental report).
The applicant proposed a method of how they will address the soil contamination in their in their
application materials. They plan on capping the soil and adding clean soil on top of the capped soil.
This will be subject to the approval of the DEQ and prior to development of the site.

The site is also part of the SE Sherwood Master Plan, which was approved in concept by the Planning
Commission via resolution in 2006. Although not formally adopted and incorporated into the
Comprehensive Plan nor adopted by the City Council, it does provide guidance for development and
the intention of the community and surrounding property owners for the area. Had it been formally
adopted, it would have required amendments to the SZDC regarding the density requirements in this
particular zone as the density shown in the plan is much higher than the existing special density
allowance currently allowed in the VLDR.

Il PUBLIC COMMENTS
Public comments were received by the Planning Commission at the hearing in December, as well as
in writing. Exhibits C through P are written comments received by the Commission. The City Council

received the full Planning Commission record as well as additional oral and written testimony prior to

DENALI PUD (PUD 11-01 AND SUB 11-01) Page 3 of 35



Ordinance 2012-004, Exhibit 1
March 6, 2012, Page 4 of 35

the hearing and part of the land use record. Written and oral testimony was received by the Council at
the hearing on February 21, 2012.

M. AGENCY/DEPARTMENTAL COMMENTS

The City requested comments from affected agencies. All original documents are contained in the
planning file and are a part of the official record on this case. The following information briefly
summarizes those comments:

Sherwood Engineering Department has reviewed the proposal and provided comments which have
been incorporated into this report and decision. The City Engineer provided a letter of concurrence
with the proposed street design modifications which is included as Exhibit B.

The City Engineer wanted the applicant to be aware that the preliminary plat drawings were
inadequate for the purposes of the Engineering submittal. The basic development plan layout does not
meet the requirements of Section 115.2.1 of the Engineering Design and Standard Details Manual
(Manual). The plans do not show topographic items a distance of 200 feet outside the site boundary.
The existing topographic information ends at the site boundary. The applicant should read and
conform to the requirements of the Manual when developing the project drawings.

CONDITION: Prior to approval of the public improvement plans, comply with the requirements
delineated in the City’s Engineering Design and Standard Details Manual.

Clean Water Services provided comments and conditions which are included as Exhibit C to this
report.

Tualatin Valley Fire and Rescue (TVF&R) provided comments which are included as Exhibit D to this
report.

Department of Environmental Quality

The applicant met with the Department of Environmental Quality (DEQ) in January 2011 as they
prepared their land use application submittal. Mark Pugh of the DEQ provided the applicant with some
preliminary guidance on possible alternatives for the soil cleanup on the site. Since the land use
application was submitted, staff discussed the proposal with Mark Pugh who plans on providing
specific written comments by the date of the hearing that will be available at the hearing.

Preliminary comments include a requirement that the applicant follow DEQ recommendations for the
cleanup of the site before issuance of any City permits for the development. This will be discussed
further within this report. Staff provided a DEQ Fact Sheet on the Former Ken Foster Farm Site that is
attached as Exhibit E.

IV. PLANNED UNIT DEVELOPMENT
The Commission shall review the application pursuant to Chapter 16.72 and may act to recommend to
the Council approval, approval with conditions or denial. The Commission shall make their
recommendation based on the following criteria:
Chapter 16.40
PLANNED UNIT DEVELOPMENT (PUD)

16.40.010 Purpose
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A. PUDs integrate buildings, land use, transportation facilities, utility systems and open
space through an overall site design on a single parcel of land or multiple properties under
ohe or more ownerships. The PUD process allows creativity and flexibility in site design
and review which cannot be achieved through a strict adherence to existing zoning and
subdivision standards.

B. The PUD district is intended to achieve the following objectives:

1. Encourage efficient use of land and resources that can result in savings to the
community, consumers and developers.

This area of the City has remained relatively undeveloped for a lengthy period of time. The PUD
development will preserve significant open space and connect two existing streets together in
keeping with the intention of the SE Sherwood Master Plan. Additionally, the site will be easily
accessible to infrastructure connections due to its proximity to existing development. Currently,
there are under 40 vacant “shovel-ready” buildable lots remaining within the City and a limited
number of lots at this particular size, thus providing a unique lot size for residential development
within the City boundaries.

Additionally, this site has several constraints that have made it difficult to develop within the
confines of the VLDR zone. A PUD will allow a limited increase in density that will make the project
more feasible rather than the primary zoning.

FINDING: Based on the above discussion, the applicant meets this objective.

2. Preserve valuable landscape, terrain and other environmental features and
amenities as described in the Comprehensive Plan or through site investigations.

The special density allowance within the VLDR provides for a limited amount of increased density
and therefore helps preserve the unique landscape and environmental features and amenities of
the site. The applicant was required to obtain a Clean Water Service Provider Letter. Clean Water
Services (CWS) required a geotechnical report as part of the service provider letter (SPL). A
geotechnical report has been submitted as part of the application. The buffer impact and
mitigation areas delineated in the SPL exhibits and the related requirements noted in the SPL have
not been incorporated into the planning submittal plan sheets. These items will need to be
incorporated into the engineering plan sets prior to any approval being granted.

The landscaping plans shall incorporate the requirements of the SPL. Requirements 21 through
24 of the SPL specifically relate to the information that is required to be included in the plan set.
The applicant will be required to meet several conditions. The applicant proposes to create Tract B
and C to serve as part of the vegetative corridor buffer.

FINDING: Based on the above discussion, the applicant appears to meet the PUD objective but
cannot fully comply without the following conditions in regard to the preservation of environmental
features.

CONDITION: Prior to recording the final plat, comply with the conditions as set forth in the Service
Provider Letter No. 10-002401, dated July 14, 2011.

CONDITION: Prior to recording the final plat, provide an easement over the vegetated corridor
conveying storm and surface water management to CWS that would prevent the owner of the
vegetated corridor from activities and uses inconsistent with the purpose of the corridor and any
easements therein.
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CONDITION: Prior to recording the final plat, provide detailed plans showing the sensitive area
and corridor delineated, along with restoration and enhancement of the corridor.

CONDITION: Prior to issuance of a grading or erosion control permit, provide DSL and Corps of
Engineers permits for any work in the wetlands or creek.

CONDITION: Prior to approval of the public improvements, a note shall be added to the
construction plan set that states that the project shall comply with the recommendations outlined in
the geotechnical report prepared by GeoPacific Engineering, Inc., dated August 26, 2011.

CONDITION: Prior to approval of the public improvements, submit plans that identify the buffer
and mitigation areas and related mitigation measures and notes delineated in the SPL shall be
incorporated into the grading and ESC plan sheets of the planning and construction plans
submittals.

3. Provide diversified and innovative living, working or neighborhood shopping
environments that take into consideration community needs and activity patterns.

The proposed lots are similar to the surrounding lots within the VLDR zone. The site design
connects with the other surrounding to both SW Denali Lane and SW Ironwood Lane, creating a
more walkable neighborhood throughout. The development will have access to a usable open
space that is somewhat limited in this area. Murdock Park is the nearest public park and Sherwood
View Estates subdivision does not have any usable open space. The area designated open space
within this neighborhood can improve the other neighborhoods with improved connection to usable
opens space and an improved street grid.

FINDING: Based on the above discussion the applicant meets this objective.
4. Achieve maximum energy efficiency in land uses.

The applicant proposes to connect with the existing main lines and utilize the existing services
such as roadway infrastructure and water, sanitary and sewer lines. This promotes energy
efficiency in land uses as it is nearby already developed properties.

FINDING: Based on the above discussion, the applicant meets this objective.

5. Promote innovative, pedestrian-friendly, and human scale design in architecture
and/or other site features that enhance the community or natural environment. (Ord.
2001-1119 § 1)

The applicant has proposed a development that connects with the surrounding neighborhood. The
applicant chose a type of architecture from the architectural pattern book that will be compatible
with the existing neighborhood as the surrounding properties have Pacific Northwest style
architecture and are all larger single family homes. The applicant shows that the neighborhood will
connect on a human scale by connecting the sidewalk on SW Murdock Road and SW Denali Lane
with the surrounding Sherwood View Estates neighborhood. Additionally, the applicant proposes
that the area of open space be accessed with a pathway surrounding the open space area. This
will enhance the neighborhood feel in the area, provided that the applicant identify amenities such
as lighting, signage and street furniture such as park benches or tables that will make the open
space inviting for pedestrians. This will allow the open space to serve as an outdoor gathering
place for the area.
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FINDING: Based on the above discussion, the applicant meets this objective.

16.40.020 Preliminary Development Plan

A. Generally

A PUD Preliminary Development Plan shall be submitted for the review and approval in
accordance with Chapter 16.72. PUDs shall be considered: a.) on sites that are unusually
constrained or limited in development potential, as compared to other land with the same
underlying zoning designation, because of: natural features such as floodplains, wetlands,
and extreme topography, or man-made features, such as parcel configuration and
surrounding development; b.) on parcels of land within the Urban Renewal District where
flexibility and creativity in design may result in greater public benefit than strict adherence
to the code; or c.) in other areas deemed appropriated by Council during the adoption of a
concept plan required by a Metro UGB expansion.

The applicant proposes a PUD in order to capitalize on the special density allowance allocated for
this zone. The site contains contaminated soils and is constrained due to the wetland nearby and
the steep slope of the site. The developer will remediate the soil and provide the community with
the added benefit of provide a connection to SW Denali Lane and improved connection on SW
Ironwood Lane.

FINDING: Based on the above discussion, the applicant meets this criterion.
C. Commission Review

The Commission shall review the application pursuant to Chapter 16.72 and may act to
recommend to the Council approval, approval with conditions or denial. The Commission
shall make their decision based on the following criteria:

1. The proposed development is in substantial conformance with the Comprehensive
Plan and is eligible for PUD consideration per 16.40.020. A.

The applicant proposes a development that is conformance with the Comprehensive Plan as it
meets or can meet with conditions the criteria of the adopted SZDC. It is capable of consideration
for a PUD as it is within the VLDR zone, which based on its zoning, is classified as an
environmentally sensitive area.

The applicant contends and staff agrees that that in its present zoning category has limited
development potential due to the cost of cleaning up the contaminated soils and topography of the
site. Cleaning up the contaminated soils will satisfy the public benefit of making the site useable
and safe for the surrounding area.

FINDING: Based on the above discussion the applicant can meet this criterion or is able to meet
the criterion as conditioned further within this report based on the applicable code provisions.

2. The preliminary development plans include dedication of at least 15 percent of the
buildable portion of the site to the public in the form of usable open space, park or
other public space, (subject to the review of the Parks & Recreation Board) or to a
private entity managed by a homeowners association. Alternatively, if the project is
located within close proximity to existing public spaces such as parks, libraries or
plazas the development plan may propose no less than 5% on-site public space
with a detailed explanation of how the proposed development and existing public
spaces will together equally or better meet community needs.
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The buildable portion of the site is approximately 2.36 acres which includes the designated open
space of Tract D and the eight proposed lots. Fifteen percent of the buildable portion is 15,420
square feet. The applicant proposes that Tract ‘D’, approximately 15,864 sq. feet would serve as
the usable open space to meet this requirement. The applicant proposes a bark dust path to
circumvent the tract and connect with the sidewalk at the northeastern corner of SW lIronwood
Lane and at the southeastern corner of SW Denali Lane.

This open space area will be accessible to all of the surrounding area and preserve the views of
the region. The applicant shows that the open space will be accessed via a 10 ft. wide pathway
from SW Denali Lane onto the southern edge of the site along Lot 8 and the adjacent property,
23524 SW Denali Lane. The pathway from the street will be approximately 156 feet before
reaching the larger open space and the applicant will need to have signage in order to make sure
the area is available and welcoming to all properties, and not just used by Lots 7 and 8. Other
amenities should be considered such as benches, tables, or other structures either for play or for
exercise in order to make this a truly inviting and public space. The applicant has provided the
square footage and pathway, but further details are in order to fully comply with this section.

The applicant proposes that the Home Owner’s Association will maintain Tract D and this will be
conditioned further within this report. This will provide a long term solution to the ongoing
maintenance of the site.

Due to the proposed composition of the pathway and the steepness of the slope, the City Engineer
determined that the alignment proposed and comprised of woodchips relative to the grades do not
appear to make a walkable path because grades would approach 22%.

The applicant makes the argument that Tract ‘A’, consisting of a long strip approximately 25 feet
wide and 710 feet long, is also considered open space because it will provide a meandering
pathway from SW Murdock Road to the subject property along SW Ironwood Lane.

However, the City Engineer indicates that this strip is part of the public improvements required to
provide SW Ironwood Lane with sidewalks and a planter strip, making it in compliance with a local
street design. When the Ken Foster Farm site was divided, it created three large parcels with three
25 foot strips accessing SW Murdock Road. With the development of Ironwood Acres, the center
portion of the road was dedicated and paved, but without curb or sidewalks. As part of this
development, the City Engineer recommends improvement of this strip and dedication to the public
for a sidewalk, curb, paved roadway portion and treatment of the storm water runoff. This will be
discussed further under the public improvement section of this report. For the purpose of this
criterion, it will not be considered as part of the open space requirement.

FINDING: Based on the above discussion, the applicant meets this criterion on the concept of
open space. However, the following conditions are required to ensure that Tract D be a usable
open space by all of the property owners within the development.

CONDITION: Prior to approval of the public improvements, provide a pathway alignment that does
not exceed a 15% grade for the open space area known as Tract D.

CONDITION: Prior to final development plan approval, submit a detailed plan for Tract D, the
open space area that describes a cross section detail and includes the type of materials that will be
used for the pathway, landscaping, signage, street furniture and other pedestrian and
neighborhood amenities on site to satisfy the open space requirements.
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3. That exceptions from the standards of the underlying zoning district are
warranted by the unique design and amenities incorporated in the development
plan.

The VLDR is unique from the other residential zones in that it specifically identifies a special
density allowance for a PUD because of distinctiveness of the area and the community’s desire to
preserve the natural resource and landscape with limited development. The applicant provides for
the required open space and also connects the roadways of SW lIronwood and SW Denali Lane.
Additionally, the applicant proposes to clean up the soil contamination that has been present for at
least 30 years. These amenities and improvements unique to the site warrant consideration of a
planned unit development. By creating a PUD in this area, it ensures that open space will be
incorporated into the development rather than larger privately held lots. The amenities will be part
of the PUD and unique to this development.

FINDING: Based on the above discussion the applicant meets this criterion.

4, That the proposal is in harmony with the surrounding area or its potential future
use, and incorporates unified or internally compatible architectural treatments,
vernacular, and scale subject to review and approval in Subsection (B)(6).

The larger lot sizes are compatible with the surrounding developments as Sherwood View Estates
are also zoned VLDR along with the properties to the west and north of the site that have not been
developed to their full potential. The applicant has identified in the architectural pattern book that
they will use Pacific Northwest design that is compatible with the surrounding development.

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

5. That the system of ownership and the means of developing, preserving and
maintaining parks and open spaces are acceptable.

The applicant proposes that the open space be monitored through a home owner’s association
and developed as conditions within the CC & R’s. This is a suitable resolution, but a condition is
required in order to fully comply.

FINDING: Based on the above discussion, the applicant does not meet this criterion, but can do so
with the following criterion.

CONDITION: Prior to the final development plan approval, provide CC & R’s that document how
the open space will be maintained by the neighborhood association.

6. That the PUD will have a beneficial effect on the area which could not be achieved
using the underlying zoning district.

The underlying zoning district allows for a density of up to one unit per acre. Because development
is very limited on the site coupled with the known soil contamination and environmental
constraints, the site would likely continue to remain undeveloped for many years to come if the
developer was required to adhere to the regular density standard of one dwelling unit per acre. The
applicant argues that the special density allowance of the VLDR zone allows for the site to be
developed in a more financially feasible manner in order to install the appropriate infrastructure
and remediate the soil. The applicant believed that they could not recoup the cost of the cleanup if
the larger lot size was required through the standard zoning.
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The proposed development also will have a beneficial effect on the area by extending several stub
streets that may not have been able to be connected if the site did not develop into a PUD. The
idea for the street connection follows the intention of the SE Sherwood Master Plan.

The applicant submitted an environmental assessment report prepared by BB&A Environmental,
January 13, 2011. The report is unsigned and does not document the authorship. The report does
contain a statement regarding a discussion with DEQ about capping soils disturbed during overall
site development and prior to residential individual site development; however, the report provides
no statements of actions on which to hold the applicant accountable. In the applicant’'s materials,
the applicant is considering that environmental cleanup of the site is adequate enough to call the
site developed and not include construction of the public infrastructure. The City requires a
standard Compliance Agreement that includes construction of the public infrastructure, not just the
planning of it. Cleanup and remediation of the site should be viewed as a part of the construction
process.

The City Engineer is also concerned that stormwater runoff from the site must be free of
contamination during and post construction. The City Engineer recommends that a written protocol
plan be developed and included as part of the engineering submittal and complied with by the
contractor.

Additionally, as discussed above, the applicant proposes a large open space area that will be a
beneficial amenity for the surrounding neighborhood.

FINDING: Based on the above discussion, the applicant does not meet the criterion, but can do so
with the following conditions.

CONDITION: Prior to approval of the public improvement plans, provide the appropriate
recommendations from a registered professional civil’environmental engineer or geotechnical
engineer regarding how the soils are to be handled to prevent contaminated material from leaving
the site. These recommendations are to be complied with in the development of the construction
drawings and may require full review and approval from DEQ as part of the City approval process.

CONDITION: Prior to approval of the public improvement plans, comply with the requirements of
the DEQ pertaining to the cleanup of the contaminated soils on site.

CONDITION: Prior to approval of the final plat, construct all public improvements in the delineated
timeline as required by the City’s Compliance Agreement.

CONDITION: Prior to obtaining the Certificate of Final Occupancy, construct and install the
pathway and other Tract D open space amenities described in the final development plan.

7. That the proposed development, or an independent phase of the development, can
be substantially completed within one (1) year from date of approval.

The applicant proposes to complete the development within one year and thus is able to satisfy
this condition. In the alternative, if the applicant is unable to complete the project, safeguards are in
place including creating a phasing plan or lapsing of the land use approval in order to meet this
criterion.

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

8. That adequate public facilities and services are available or are made available by
the construction of the project.
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The City Engineer has reviewed the preliminary plat and determined that the site is serviceable or
able to be served with conditions outlined further within this report.

FINDING: Based on the above discussion, the applicant meets this criterion or may be conditioned
to meet this criterion further within this report.

9. That the general objectives of the PUD concept and the specific objectives of the
various categories of the PUDs described in this Chapter have been met. (Ord. 2001-
1119 § 1; 98-1053; 86-851)

FINDING: Based on the above discussion earlier within this report, the applicant meets this
criterion.

10. The minimum area for a Residential PUD shall be five (5) acres, unless the
Commission finds that a specific property of lesser area is suitable as a PUD
because it is unusually constrained by topography, landscape features, location, or
surrounding development, or qualifies as "infill" as defined in Section
16.40.050(C)(3). (Ord. 2001-1119 § 1)

The site is 3.71 gross acres which does not qualify it for a PUD outright. However, because the
site is zoned VLDR zone, it is considered to be within “natural resource and environmentally
sensitive areas warranting preservation, but otherwise deemed suitable for limited development,”
according to the purpose statement of this zone. The subject site in particular is steeply sloped
and the surrounding development contains a wetland area as well as another planned unit
development to the south of the property making it unusually constrained. The applicant is not
able to add adjacent parcels to the proposal as the surrounding property is already developed and
is under separate ownership. Even if the site was a bit larger and satisfied the five acre minimum
of a PUD with this particular zoning, it would still only be a maximum of two units added to the
proposal in order for it to comply with the special density allowance granted for VLDR PUDs.

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

E. Effect of Decision
Approval of the Preliminary Development Plan shall not constitute final acceptance of the
PUD. Approval shall, however, be binding upon the City for the purpose of preparation of
the Final Development Plan, and the City may require only such changes in the plan as are
necessary for compliance with the terms of preliminary approvals.
FINDING: The applicant is aware that a final development plan will be required upon approval of
the preliminary development plan. This criterion cannot be met at this time, but can be met with the
final development phase submittal that is in substantial compliance with the approval of the PUD.
16.40.050 Residential PUD

A. Permitted Uses

The following uses are permitted outright in Residential PUD when approved as part of a
Final Development Plan:
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1. Varied housing types, including but not limited to single-family attached
dwellings, zero-lot line housing, row houses, duplexes, cluster units, and multi-
family dwellings.

2, Related NC uses which are designed and located so as to serve the PUD district
and neighborhood.

3. All other uses permitted within the underlying zoning district in which the PUD is
located.

FINDING: The applicant proposes residential uses and all lots will be for single family homes, the
only permitted housing type within this zone.

B. Conditional Uses

A conditional use permitted in the underlying zone in which the PUD is located may be
allowed as a part of the PUD upon payment of the required application fee and approval by
the Commission as per Chapter 16.82. (Ord. 86-851 § 3)

FINDING: The applicant does not propose a conditional use, and thus this criterion is not
applicable.

C. Development Standards
1. Density

The number of dwelling units permitted in a Residential PUD shall be the same as that
allowed in the underlying zoning district, except as provided in Subsection (C)(2), below or
16.40.040.C above.

The SZDC § 16.10 defines density as “(t)he intensity of residential land uses per acre, stated
as the number of dwelling units per net buildable acre. Net acre means an area measuring
43,560 square feet after excluding present and future rights-of-way, environmentally
constrained areas, public parks and other public uses.” The VLDR zone is unigue that there is
a special density allowance permitting a greater density (two units) than what would be allowed
in the underlying zoning designation (one unit) if the applicant requests a planned unit
development. No other residential zoning has a special density zoning allowance within a PUD
or other zoning classification. The effect of the special density allowance grants two units per
acre rather than the underlying zoning density of up to one unit per acre.

In this case, there are approximately 1.99 net buildable acres because environmentally
constrained lands, right of way, as well as the open space area are all excluded in the overall
calculation of net buildable acreage. Calculating net density under the special density
allowance of two units per acre provides for up to four units (1.99 net acres x 2 units). Tract A,
B, C, D and E are not developable for a number of reasons either due to the irregular shape of
the subject parcel, the steep slopes of the site, used for the public or the required vegetated
corridor buffer, the requirement of the open space or the location of the utilities.

In order to make the site financially feasible, the applicant proposes to subdivide the site into
eight lots. Contrary to the standard definition of density, the applicant proposes to use a gross
density calculation rather than the net density described above because the site is unusually
constrained. Additionally, the applicant contends that calculating gross density rather than net
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provides for better preservation of the natural resources in the area and allows for recoupment
of the costs of cleanup of the contaminated soils. Calculating under the gross density
calculation provides for 7.42 units and the applicant requests that the decision maker round up
to get 8 units. The applicant proposes eight units because each lot meets the minimum lot size
and the applicant satisfies the required 15 % of open space. According to the applicant,
development at any lower density would not make the site financially viable and the site would
remain undeveloped.

Staff would argue that the using net density has been the standard means of calculating
density in subdivision projects within the City and based on the definition. However, this project
is indeed unique with special environmental constraints and costly contaminated soils and the
VLDR allows for a special density allowance of two. The provisions in that section do not
specifically call out whether gross density could be used instead of net density as the applicant
contends. However, common math practices would dictate that the number 7.42 is not able to
be “rounded up” to 8 as it is below .5.

FINDING: Based on the above discussion the applicant does not meet this criterion, but
can do so with the condition under the specific density transfer section.

2. Density Transfer

Where the proposed PUD site includes lands within the base floodplain, wetlands and
buffers, or steeply sloped areas which are proposed for public dedication, and such
dedication is approved as a part of the preliminary development plan, then a density
transfer may be allowed adding a maximum of 20% to the overall density of the land to be
developed.

The proposed special density for the site has been discussed above. The following table describes
the five tracts and purpose for each tract to determine whether the density transfer allowance
should be allowed in this circumstance.

Name Size of Tract Purpose of Tract

Tract A 17,932 sq. ft. Roadway extension adj. SW
701 sq. feet of dedicated row Ironwood

Tract B 2360 sq. ft. Water quality bio-swale

TractC 5148 sq. ft. Steep slope and vegetated

buffer
Tract D 15,864 sq. ft. Open Space
Tract E 8365 sq. ft. Sanitary sewer easement

DENALI PUD (PUD 11-01 AND SUB 11-01)

This site in particular is constrained with steep slopes and wetland buffers. The applicant proposes
to dedicate steeply sloped areas and wetland buffers in order to comply with Clean Water Services
requirements. (Tract B and C). These tracts are available for a density transfer per this section.

The maximum special density allowed in the VLDR is 2 units per net buildable acre and thus an
increase of 20 % would be 2.4 units per net buildable acre. Based on the net buildable acreage of
2.36 (the proposed eight buildable lots plus a portion of Tract A which could be considered
buildable) multiplied by 2.4 units, would allow a total of 5.66 units or rounding up, 6 lots on the site.
This allows for one additional unit with the 20 % density transfer.
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As discussed earlier, the applicant proposes eight lots because the applicant uses gross density
3.72 acres x 2 units (Special Density Allowance) to calculate the density and number of lots
available for this site. Based on that calculation the applicant gets 7.42 units and then rounds up a
lot because of the special constraints on the site. Staff cannot agree that gross acreage is the
appropriate multiplier to use because there is no precedent as to the methodology used in the
VLDR zone. The special density allowance for gross acreage that the applicant proposes would
exceed the density transfer allowance by a total of at least two lots.

The Planning Commission recommended to Council that because it was a Planned Unit
Development and designed similarly to the SE Sherwood Master Plan, Council should apply gross
versus net density to the site and recommended that seven lots be approved for this PUD. Council
disagreed with the Planning Commission’s analysis and relied on the definition section of the Code
for applying net density to the site.

FINDING: Based on the above discussion, the applicant does not meet this criterion. This criterion
could be met with the following condition.

CONDITION: Prior to final development approval, redesign the preliminary plat to identify six lots
with a minimum lot size of 10,000 square feet.

3. Minimum Lot Size

The minimum lot size required for single-family, detached dwellings is 5,000 square feet,
unless the subject property qualifies as infill, defined as: parent parcel of 1.5 acres or less
proposed for land division, where a maximum 15% reduction in lot size may be allowed
from the minimum lot size. (Ord. 2001-1119 § 3; 86-851)

(Ord. No. 2008-015, § 1, 10-7-2008)

FINDING: The applicant proposes lots sizes of over 10,000 square feet, thus satisfying this
criterion.

V. PRELIMINARY PLAT — REQUIRED FINDINGS
16.122 Required Findings

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.

The applicant proposes to construct a public street through the development to connect with the
existing street to the north at SW Ironwood Lane and to the south at SW Denali Lane. The applicant
requested a street modification in order to address the slope of the street and corresponding speed
due to the lot configuration. This will be discussed under the relevant criterion.

FINDING: Based on the above discussion, the applicant meets this criterion or can be conditioned
further within this report under the public improvement section.

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.
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FINDING: No private streets are proposed; therefore, this standard is not applicable.

C. The plat complies with Comprehensive Plan and applicable zoning district
regulations.

FINDING: This standard is satisfied through compliance with the applicable criteria discussed
throughout this report. If necessary, conditions are imposed to ensure compliance.

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

FINDING: As discussed further within this report, (Public Improvements), adequate water, sanitary
sewer and other public facilities exist or will be constructed to support the lots proposed in this plat. In
addition, the applicant will be required to come in for detailed PUD approval at which time additional
review can and will be provided.

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

FINDING: While there are no adjacent properties under the same ownership, the applicant proposes
to connect with SW Ironwood Lane and SW Denali Lane, which allows development on adjoining
properties. Thus, the applicant meets this criterion.

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

FINDING: All adjoining properties have existing access to public streets. Approval of this
subdivision and PUD will not prohibit any adjoining properties from being developed. In fact, with
the dedication of the 1 foot strip of land adjacent to Ironwood Lane, properties to the south of
Ironwood Lane will have access to this public street.

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

A partial tree inventory has been submitted with this application that described the trees that will
not be removed. The applicant did not identify the trees located within Tract A that will need to be
removed. Compliance with this standard is discussed and conditioned as necessary further in this
report.

FINDING: Based on the above discussion, the applicant meets this criterion or will be conditioned
further within this report.

16.126 — Subdivision/Partition Design Standards

16.126 Design Standards- Blocks- Connectivity
A. Block Size. The length, width, and shape of blocks shall be designed to provide
adequate building sites for the uses proposed, and for convenient access, circulation,
traffic control and safety.

FINDING: According to the submitted preliminary plat and conceptual PUD plan, the sizes of the lots
are adequate for building residential single family homes.
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B. Block Length. Blocks shall not exceed five-hundred thirty (530) feet in length, except
blocks adjacent to principal arterial,_ which shall not exceed one thousand eight hundred
(1,800) feet.

FINDING: The site is irregularly shaped and the street network is a continuation of already designed
and constructed roadways. The extension of Denali will complete a block by connecting Ironwood
Lane to Denali Lane. While this results in a block length greater than 530 feet, the topography and
existing site constraints and development to the east and west prohibits an additional east/west street
connection in this area. Additionally, the applicant is also constrained by the large lot size and the
limited density allowed in this zone.

C. Pedestrian and Bicycle Connectivity. Paved bike and pedestrian accessways shall be
provided on public easements or right-of-way consistent with Figure 7.401.

FINDING: There are no unusually long blocks or dead end streets that warrant the need for off-street
pedestrian or bicycle accessways, therefore this standard is not applicable.

16.126.020 Easements-Utilities

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

The location of the existing sanitary sewer mainline at the southeast corner of the site, and the
location of the related sanitary sewer easement is at issue on the plan set provided by the applicant,
noted as Tract E. The sanitary sewer was not constructed within the easement, or the easement
recorded was not adjusted to match the as-built sewer line alignment. The applicant has not provided
an easement that extends over the actual sanitary sewer line. This must be resolved as part of the
plat process.

FINDING: As discussed above, this standard has not been fully met but can be as conditioned
below.

CONDITION: Prior to approval of the public improvements, provide a 15-foot wide sanitary sewer
easement over the portion of the existing sanitary sewer alignment which falls outside the existing
sanitary sewer easement or is otherwise located within Tract E.

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

FINDING: There are no cul-de-sacs provided and the applicant proposes to connect two roadways
through the site, thus this criterion is not applicable.

16.126.040 Lots
16.126.040.1 - Lot size, width, shape, and orientation shall be appropriate for the location and
topography of the subdivision, and shall comply with applicable zoning district requirement.

As discussed further in this report, the lot sizes are appropriate for the zoning district except as
modified for the PUD. The shape and orientation are appropriate when considering the conceptual
development and building locations and orientations.

FINDING: As discussed above, this standard is satisfied.
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16.126.040.2 - Access - All lots in a subdivision shall abut a public street.

FINDING: All of the lots will take access onto SW Denali Lane, which extends through the center of
the site, thus meeting this criterion.

16.126.040.05 Grading -Grading of building sites shall conform to the following standards,
except when topography of physical conditions warrant special exceptions:

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

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

The submitted Environmental Sediment Control (ESC) plan is inadequate for the proposed grading
plan. The two fill sections identified on the plans show a measured distance of 45 and 54 feet
respectively. CWS ESC requirements indicate the need for more than ESC fencing at the site
boundary

FINDING: Based on the discussion the applicant has not met this criterion, but can do so with the
following condition:

CONDITION: Prior to approval of the ESC plans, include the following ESC measures:

a.

b.

C.

Sediment fencing at the project boundaries, filter fabric catch basin inserts, and rocked
construction entrances.

Straw wattle ESC measures shall be provided across fill slopes faces, spaced at 25 foot
intervals maximum down the face of fill slopes.

The street section grading shall include temporary drainage ditches with check dams until the
finished street surface and related open space sidewalk improvements are installed.

VI. APPLICABLE ADDITIONAL CODE PROVISIONS

A. Division Il - Land Use and Development

The subject site is zoned Very Low Density Residential (VLDR). Compliance with this section is
discussed below.

16.12.010 Purpose

The VLDR zoning district provides for low density, larger of single-family housing and other
related uses in natural resource and environmentally sensitive areas warranting
preservation, but otherwise deemed suitable for limited development, with a density of .7 to
1 dwelling unit per acre. If developed through the PUD process, as per Chapter 16.40 and if
all floodplain, wetlands, and other natural resource areas are dedicated or remain in
common open space, a density not to exceed two dwelling units per acre and a density not
less than 1.4 dwelling units per acre may be allowed. Minor land partitions shall be exempt
from the minimum density requirements.

The applicant proposes low density housing by subdividing the property into a maximum of eight
lots. The applicant proposes to protect the environmentally sensitive areas with tracts. A portion of
Tract A is the extension from SW Murdock Road to the subject site where the applicant proposes a
meandering pathway. Tract B and C are considered within the wetland buffer that extends along
the rear of the properties on the east side of SW Denali Lane. Tract D will be the open space and
Tract E will serve as the connection for the sanitary sewer line. As discussed in several sections,
the applicant exceeds two dwelling units per net buildable acre, by over three lots.
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FINDING: Based on the above discussion, the applicant does not meet this criterion due to the
density; however this is addressed in other portions of this report.

16.12.040 Dimensional Standards
a. Lot dimensions

1. Lot areas:
a. Single-Family Detached (conventional): :t(.),OOO G-
b. Single-Family Detached (PUD) 11=t0,000 sq.
% Lot width at front property line: 25 feet
% Lot width at building line: :“i’nimum
& Lot depth: rhrll(i)nimum

The applicant proposes lots for single family detached dwelling units ranging in size from 10,004 to
12,616 square feet meeting the requirements of the PUD standard.

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

b. Setbacks
1. Front yard: 20 feet
= Side yard:
a. Single-Family Detached: 5 feet
Corner Lot (street side): 20 feet
b. Single-Family Attached (one side): 5 feet
Corner Lot (street side): 20 feet
< Rear yard: 20 feet
2 stories or
4, Height thirty (30)
feet

FINDING: The applicant has shown that the building footprint can easily be placed within the
required setbacks due to the large lot sizes. This will be confirmed at the time of the plot plan
review for each specific house. Therefore the applicant meets this criterion.
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16.12.070 Special Density Allowances

Housing Densities up to two (2) units per acre, and minimum lot sizes of 10,000 square feet,
may be allowed in the VLDR zone when:

A. The housing development is approved as a PUD as per Chapter 16.40; and

B. The following areas are dedicated to the public or preserved as common open space:
floodplains, as per § 16.134.020 (Special Resource Zones); natural resources areas, per
the Natural Resources and Recreation Plan Map, attached as Appendix C. or as
specified in Chapter 5 of the Community development Plan; and wetlands defined and
regulated as per current Federal regulations and Division VIII of this Code; and

C. The Review Authority determines that the higher density development would better
preserve natural resources as compared to a one (1) unit per acre design.

FINDING: The applicant does not meet this criterion; however this has been discussed earlier in

this report.
B. Division 1V - Public Improvements
16.108.030 Required improvements

16.108.030.1 states that 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.

SW Ironwood Lane is not fully developed to City standards because, while it includes pavement,
neither side of Ironwood Lane includes curb, gutters and sidewalks to meet City Standards. In
addition, the pavement width is approximately 14 feet, whereas the Code requires at least 28 feet
of pavement for a full residential street. The applicant will need to expand the existing Ironwood
Lane street section to provide a street section that meets City standards along the south side of
SW lronwood Lane. The expansion of the public infrastructure dedicated with this development
should fit within this existing right-of-way with the exception of the one-foot dedication of Tract A

The development abuts SW Denali to the south and the applicant proposes to extend the existing
SW Denali Lane through the development to connect with SW Ironwood Lane. The applicant
proposes a street modification due to the steep slopes on the site that will be discussed further
within this report.

FINDING: It appears that the required improvement standards could be met, however the
applicant must receive Engineering approval of the public improvement plans in order to ensure
the streets will be improved as planned. If the applicant complies with the conditions below, this
standard will be met.

CONDITION: Prior to the approval of the public improvement plans:

1. The applicant shall submit plans that include the expansion of the existing Ironwood Lane
road section to meet current City road section standards for a residential street. This
expansion shall include: additional asphalt pavement section to bring the pavement width to
22 feet, concrete curb and gutter, planter strip, and concrete sidewalk.

2. A storm drainage system will be required to provide adequate collection and conveyance of
storm water runoff from SW Ironwood Lane to the water quality treatment facility.
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3. The applicant shall dedicate on the plat the one foot of necessary right-of-way to conform to
City requirements along the existing SW Ironwood Lane.

4. The applicant shall submit plans that include the extension SW Denali Lane to meet current
City road section standards for a residential street.

16.108.030.2 (Existing Streets) states that 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.

The development abuts SW lronwood Lane which has not been developed to City standards as
discussed above. The applicant will be required to improve the portion of right of way to allow for
twenty-two feet of pavement, curb, planter strip and sidewalks along the flag portion of the parcel, a
portion of which is Tract A.

FINDING: The applicant has not met the standard with respect to the improvements to SW Ironwood
Lane, on the plan set as Tract A, however this was conditioned previously in this report.

4. Extent of Improvements

Streets required pursuant to this Chapter shall be dedicated and improved consistent with
Chapter 6 of the Community Development Plan, the Transportation System Plan and
applicable City standards and specifications included in the City of Sherwood Construction
Standards, and shall include curbs, sidewalks, catch basins, street lights, and street trees.
Improvements shall also include any bikeways designated on the Transportation System
Plan map.

Catch basins shall be installed and connected to storm sewers and drainage ways. Upon
completion of the improvements, monuments shall be re-established and protected in
monument boxes at every public street intersection and all points of curvature and points
of tangency of their center lines. Street signs shall be installed at all street intersections
and street lights shall be installed and served from an underground source of supply
unless other electrical lines in the development are not underground.

(Ord. 2005-009 § 5; 91-922)

The subject parcel abuts SW Ironwood Lane, a partial street that is a paved hard surface, but not
to full City street design standards. A portion of SW Ironwood Lane was installed with the
development Ironwood Acres. As this road will be utilized by the Denali Lane development as a
primary access to SW Murdock Road, street improvements are required. The street is partially
complete with one lane of asphalt but there is no means currently to treat the storm runoff from the
roadway. The applicant has called out this portion as Tract A to be used as a pedestrian
connection to SW Murdock Road. However, based on street design standards the applicant will be
required to dedicate a foot of right of way that extends the length from SW Murdock Road to the
development or a one-foot wide dedication approximately 710.72’ feet long as public right of way.

This dedication is roughly proportional to the exaction as this will be the primary vehicular access
to the development and will provide a critical pedestrian accessway. Also, it will serve an important
mechanism of treating the impervious roadway surface. Thus, the applicant is required to complete
the portion of the Ironwood Lane roadway to bring it to 22 ft. of pavement width. Because this
roadway is partially completed to City standards, the applicant will be required to treat the
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stormwater and provide a sidewalk, planter strip and curve for the roadway on this portion. The
northern street segment of SW lronwood Lane will be completed with the development of that
property.

CONDITION: Prior to approval of the public improvement plans, provide a storm drainage system
along SW Ironwood Lane to handle storm runoff from the expanded road section.

CONDITION: Prior to approval of the public improvement plans, expand the proposed water quality
facility to handle the treatment of the additional runoff as necessary to meet the Clean Water Services
treatment requirements.

CONDITION: Prior to approval of the public improvement plans, dedicate at least 710 feet of the
right-of way, known on the plan set as part of Tract A to conform to the City’s design for a local street.

5. Street Modifications

A. Modifications to standards contained within this Chapter and Section 16.58.010
and the standard cross sections contained in Chapter 8 of the adopted Sherwood
Transportation System Plan (TSP), may be granted in accordance with the procedures
and criteria set out in this section.

B. Types of Modifications. Requests fall within the following two categories:

1. Administrative Modifications. Administrative modification requests concern the
construction of facilities, rather than their general design, and are limited to the
following when deviating from standards in this Chapter, Section 16.58.010 City of
Sherwood Construction Standards or Chapter 8 contained in the adopted Transportation
System Plan:

d. Exceeding the maximum street grade.

The plans have two street design components that do not meet City design standards. A
design variation request has been submitted to the City Engineer for each non-compliant
design element. Both design variation requests have been submitted by a registered civil
engineer. All supporting calculations must be submitted as part of the modification. The
applicant requests a modification to allow a street grade of 12% for the entire length of the
street alignment (approx. 340’). City standard (Section 210.4 of the Design Manual) is a
maximum street grade of 10% for unlimited length, and up to 12% maximum for a distance of
not more than 200’.

Approval of the modification will be based on two main considerations; 1) that the physical
constraints of the site prevent the design from meeting the design requirements of the City; and
2) that the proposed street grade falls within the limitations established by TVF&R for requiring
building sprinkler systems on streets with grades between 10% and 15%. Both constraints
have been proved and satisfied.

FINDING: Based on the above discussion, the applicant meets the criterion for a street
modification however; the applicant cannot fully comply without the following condition.

CONDITION: Prior to approval of the public improvement plans, receive approval from TVF&R
to allow this modified street grade.

CONDITION: Prior to building permit approval, provide building plans that show the buildings
having an adequate fire sprinkler system per Tualatin Valley Fire and Rescue standards.
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2, Design Modifications. Design modifications deal with the vertical and horizontal
geometrics and safety related issues and include the following when deviating from this
Chapter, Section 16.58.010 or Chapter 8 cross sections in the adopted Transportation
System Plan:

e. Design speed.
a. Variation Request #2 — Variation request to allow a reduction of the local speed
limit from 25 mph to 20 mph due to horizontal curve restrictions.

The applicant needs to reduce the local speed limit in order to comply with the horizontal curve
restrictions. The City’s standard speed limit for residential streets is 25 mph. With this speed,
the Engineering Design Manual delineates a minimum centerline radius requirement of 185’
with a cross slope of 2.5%. The physical limitations of the site prevent the ability to provide a
road design which meets both the vertical and horizontal design requirements based on street
grade and horizontal curve requirements. As a result of these tight curves, the applicant
proposes a reduction in the speed 20 mph in order to provide safe turning movements on the
curves. To develop a usable road design, the horizontal centerline radius needed to be
reduced to 100’, which is based on a maximum speed limit of 20 mph. This will provide a
means of achieving the grade and design of SW Denali Lane as it extends down the hill.

FINDING: Based on the above discussion, the City Engineer approves the street modification
with the following condition.

CONDITION: Prior to approval of the public improvement plans, show that the speed limit
signage of 20 mph is posted at either end of the street section where this speed limit is in
effect.

D. Street modifications may be granted when criterion D.1 and any one of criteria
D.2 through D.6 are met:

1. A letter of concurrency is obtained from the City Engineer or designee.

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

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

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

5. Application of the standards of this chapter to the development would be grossly
disproportional to the impacts created.

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

(Ord. 2005-009 § 5)
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FINDING: Based on the above discussion the City Engineer has reviewed the request with
consideration of these criteria and the letter of concurrency demonstrates that this criteria are
met. (See Exhibit B).

16.108.040 LOCATION AND DESIGN

1. 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. (2005-009 § 5; 91-922)

2. Street Connectivity and Future Street Systems

A.

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).

Street Connectivity and Future Street Systems

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).

Connectivity Map Required. New residential, commercial, and mixed use
development involving the construction of new streets shall be submitted with a
site plan that implements, responds to and expands on the Local Street
Connectivity map contained in the TSP. A project is deemed to be consistent with
the Local Street Connectivity map when it provides a street connection in the
general vicinity of the connection(s) shown on the map, or where such
connection is not practicable due to topography or other physical constraints; it
shall provide an alternate connection approved by the Review Authority. Where a
developer does not control all of the land that is necessary to complete a planned
street connection, the development shall provide for as much of the designated
connection as practicable and not prevent the street from continuing in the
future. Where a development is disproportionately impacted by a required street
connection, or it provides more than its proportionate share of street
improvements along property line (i.e., by building more than 3/4 width street),
the developer shall be entitled to System Development charge credits, as
determined by the City Engineer.

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

FINDING: As discussed earlier in this report the applicant plans on connecting SW Denali Lane
through the center of the site to SW Ironwood Lane in compliance with the adopted Transportation
System Plan and therefore meets this criterion.
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6. Pedestrian and Bicycle Connectivity. Paved bike and pedestrian accessways at
least 8 feet wide, or consistent with cross section standards in Figure 8-6 of the
TSP, shall be provided on public easements or right-of-way when full street
connections are not possible, with spacing between connections of no more than
300 feet. Multi-use paths shall be built according to the Pedestrian and Bike
Master Plans in the adopted Transportation System Plan.

The applicant proposes to connect the open space area (Tract D) with a pedestrian pathway to SW
Denali Lane at the southern edge of the property, approximately 10 feet wide. This would allow for
a foot wide landscaped area on each side of the paved access way. This will not allow enough of a
buffer to the adjacent properties and would create a “tunnel” effect along the entire 155 ft. to the
open space. Additionally, the fence standards require a 3 foot landscape buffer between pathways
and the fence, if a six foot high fence is proposed. Otherwise the fence could only be 42 inches.
(SZDC § 16.58.020.D. 2) The applicant has not provided a cross section or landscape to
determine whether they have complied with this standard.

FINDING: Based on the above discussion, the applicant does not meet this standard, but could do
so with the following condition.

CONDITION: Prior to approval of the public improvement plans, provide a pedestrian accessway
for Tract D that shows the pavement, landscaped area and height of the fence along the southern
portion of Lot 8 in compliance with the SZDC.

16.108.060 SIDEWALKS
1. Required Improvements

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

B. Local Streets

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

FINDING: As discussed and conditioned earlier within this report, the applicant will be required to
provide sidewalks along both sides of the street on SW Denali Lane. as well as the sidewalk along
one side of SW Ironwood Lane, approximately five feet in width.

16.110 Sanitary Sewers - 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 with the Code, applicable Clean Water Services standards
and City standards to adequately serve the proposed development and allow for future
extensions.

Sanitary sewer is proposed to extend throughout the site. The City Engineer has indicated that it
appears the sanitary sewer proposal will be feasible. However the existing location of the sanitary
sewer mainline at the southeast corner of the site does not provide for a related sanitary sewer
easement. The sanitary sewer was not actually constructed within easement or the easement
recorded was not adjusted to match the as-built sewer line alignment. This must be resolved prior
to final subdivision plat.
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FINDING: While it appears feasible to provide sanitary sewer service to all proposed lots, this
cannot be confirmed until the public improvement plans are reviewed and approved and the final
plat submitted. The following condition is needed.

CONDITION: The sanitary sewer system design and installation shall be in conformance with
City design and construction standards, and must receive City Engineer review and approval to be
accepted by the City.

CONDITION: Prior to approval of the public improvement plans, provide a 15-foot wide sanitary
sewer easement on the plat over the portion of the existing sanitary sewer alignment which falls
outside the existing sanitary sewer easement, and located within “Tract E.”

16.112 Water Supply - Required Improvements

Water lines and fire hydrants conforming to City and Fire District standards shall be
installed to serve all building sites in a proposed development. All waterlines shall be
connected to existing water mains.

The applicant proposes to provide a public water distribution system within the public right-of-way
to service the development. This design is acceptable to the City, however full compliance will
need to be reviewed and approved as part of the public improvement plan review process.

FINDING: The applicant proposes to install water lines; however, staff cannot confirm the
proposed lines fully conform to the standards until public improvement plans are approved. This
standard will be fully met when Engineering reviews and approves the public improvement plans,
which has been conditioned previously in this report.

CONDITION: The public water distribution system design and installation shall be in conformance
with City design and construction standards, and must receive City Engineer review and approval
to be accepted by the City.

16.114  Storm Water - Required Improvements

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

Clean Water Services has reviewed this proposal and provided comments that include requiring a
CWS Storm Water Connection Permit be obtained prior to plat approval and recordation. As part of
that Permit the applicant will be required to submit the materials outlined in the CWS Memo dated
November 14, 2011(Exhibit C). The memo outlines conditions that will need to be followed in order
to fully comply with this criterion.

The CWS Service Provider Letter, provided in the applicant's materials indicates that Tract “C” have a
“STORM SEWER, SURFACE WATER, DRAINAGE AND DETENTION EASEMENT OVER IT'S
ENTIRETY” denoted on the plans.

FINDING: As discussed above, staff cannot confirm at this time that the standard has been met.

If the applicant submits a revised plan that complies with the following conditions, this standard will
be met.
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CONDITION: Prior to approval of the final plat, receive a Clean Water Services Storm Water
Connection Permit Authorization that meets the requirements of the CWS Memorandum dated
November 14, 2011.

CONDITION: Prior to approval of the public improvements, Tract “C” shall show and denote
that a “STORM SEWER, SURFACE WATER, DRAINAGE AND DETENTION EASEMENT OVER
ITS ENTIRETY” be granted to the City or CWS in compliance with Item 19 of the SPL.

16.116 Fire Protection Required Improvements

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

John Wolff of Tualatin Valley Fire and Rescue provided general comments on November 18,
2001(Exhibit D). Compliance with TVF&R will be required at time of detailed development plan review.
Because of the slope of the site, it is necessary to install sprinklers within all residences in the
subdivision. The applicant concurs. This has been conditioned earlier within this report.

FINDING: This standard is satisfied for this stage of the development. However the applicant cannot
fully comply without the following condition.

CONDITON: Prior to approval of the public improvement plans, submit revised plans that provide
adequate turning radius, hydrant location, fire flow, and adherence in compliance with TVF&R
standards as verified by an acceptance letter from TVF&R.

16.118 Public And Private Utilities

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

C. Indicates that 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. Requires franchise utility conduits to be installed per the utility design and specification
standards of the utility agency.

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

The City of Sherwood Broadband manager has submitted comments that conduit is not necessary as
part of this development. As part of the public improvement plan review and approval, the applicant
will be required to show conduits for all public and private utilities.

FINDING: As discussed above, this standard is not applicable.
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16.118.030 Underground Facilities

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

FINDING: All existing and proposed utilities are underground therefore this standard is met.

16.142.030 Visual Corridors

New developments located outside of the Old Town Overlay with frontage on Highway 99W,
or arterial or collector streets designated on the Transportation Plan Map, attached as
Appendix C, or in Section VI of the Community Development Plan, shall be required to
establish a landscaped visual corridor. The required width along a collector is 10 feet and
15 feet along an arterial. 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.

The streets proposed with this development are local and thus no visual corridor is necessary.
FINDING: As discussed above, this standard is not applicable.

16.142.050_Trees Along Public Streets or on Other Public Property

Trees are required to be planted by the land use applicant to the specifications identified in
16.142.050 along public streets abutting or within any new development. Planting of such
trees shall be a condition of development approval.

FINDING: As discussed above, the plans do not indicate the standard is met. If the applicant
submits public improvement plans for review and approval that includes street trees in compliance
with this provision.

CONDITION: Prior to approval of the public improvement plans, submit plans for review and
approval that include the appropriate number of street trees along the frontage of SW Ironwood
Lane and SW Denali Court.

16.142.060_Trees on Property Subject to Certain Land Use Applications
Required site grading necessary to construct the development as approved.

D. Mitigation

1. The City may require mitigation for the removal of any trees and woodlands identified as
per Section 8.304.07C if, in the City’s determination, retention is not feasible or practical
within the context of the proposed land use plan or relative to other policies and standards
of the City Comprehensive Plan. Such mitigation shall not be required of the applicant when
removal is necessitated by the installation of City utilities, streets and other infrastructure
in accordance with adopted City standards and plans. Provided, however, that the City may
grant exceptions to established City street utility and other infrastructure standards in
order to retain trees or woodlands, if, in the City’s determination, such exceptions will not
significantly compromise the functioning of the street, utility or other infrastructure being
considered. Mitigation shall be in the form of replacement by the planting of new trees.

There are eight inventoried trees on the property ranging in size from 8 inches to 10 inches
diameter at breast height (DBH). The applicant has indicated that all will be retained. However the
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applicant has not shown street trees along SW Ironwood Lane that will need to removed or
relocated in order to construct SW Ironwood Lane to City standards.

FINDING: Based on the above discussion the applicant meets this criterion.

CONDITION: Prior to final plat approval, submit a tree mitigation plan to the City Planning
Department. Complete mitigation or bond for the completion of the mitigation prior to signature by the
City of the Mylar.

CONDITION: Prior to any grading on site, submit a tree protection plan showing how the trees to be
retained will be protected throughout the construction of the site.

CONDITION: Prior to any grading on site, install tree protection fencing around trees to be retained.
The tree protection fencing shall be inspected and deemed appropriate by the arborist to be reviewed
by the Planning Department.

Vil. RECOMMENDATION

Based on a review of the applicable code provisions, agency comments and staff review, staff finds
that the Planned Unit Development and Subdivision do not fully meet the applicable review criteria.
However, the applicable criteria can be satisfied if specific conditions are met. Therefore, staff
recommends that the Planning Commission forward a recommendation of APPROVAL with
conditions of Denali PUD (PUD 11-01, and SUB 11-01). Required conditions are as follows:

A.
1.

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

Approval of this Preliminary PUD does not constitute approval of a final development plan for
the PUD or approved phases of the PUD.

Final Development plans for the PUD or phases of the PUD shall substantially comply with the
preliminary plan dated September 13, 2011 and prepared by Emerio Design, and must comply
with the conditions in this approval in addition to any other conditioned deemed necessary to
ensure compliance with the development code and this approval.

Development and construction on the site shall conform substantially to the preliminary plat
development plans submitted by Emerio Design and dated September 21, 2011 except as
modified in the conditions below, (and shall conform specifically to final construction plans
reviewed and approved by the City Engineer, the Building Official, Clean Water Services,
Tualatin Valley Fire and Rescue, Tualatin Valley Water District and Washington County). All
plans shall comply with the applicable building, planning, engineering and fire protection codes
of the City of Sherwood.

The developer is responsible for all costs associated with any remaining public facility
improvements and shall assure the construction of all public streets and utilities within and
adjacent to the plat as required by these conditions of approval, to the plans, standards, and
specifications of the City of Sherwood. The developer shall also provide to the City financial
guarantees for construction of all public streets and utilities within and adjacent to the plat, as
required by the engineering compliance agreement.
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6.

10.

11.

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

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

Placement of construction trailers on the subject property shall require a Temporary Use Permit
per Section 16.86 of the SZCDC.

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

Retaining walls within public easements or the public right-of-way shall require engineering
approval. Retaining walls with a height of 4 feet or higher located on private property will
require a permit from the building department.

Retaining walls great than four (4) feet in height shall have a geotechnical engineer provide
stamped design calculations and details drawings required for retaining wall construction. The
retaining wall details shall include at a minimum; wall profile, wall cross section at highest point
of wall, wall reinforcing geotextile requirements, wall drainage system, and wall backfill
requirements. Retaining wall drainage systems shall either discharge to a public storm
drainage system, or discharge on-site in such a manner as to not negatively impact adjacent
downslope properties.

General and Specific PUD Detailed Final Development Plan requirements:
A Detailed final development plan shall be submitted for review and approval within 1 year of
the preliminary PUD approval.

Submit a detailed plan for Tract D, the open space area that describes a cross section detail
and includes the type of materials that will be used for the pathway, landscaping, signage,
street furniture and other pedestrian and neighborhood amenities on site to satisfy the open
space requirements.

Provide the CC & Rs that document how the open space of Tract D will be maintained by the
neighborhood association.

Redesign the preliminary plat to identify six lots with a minimum lot size of 10,000 square feet.

Prior to issuance of grading or erosion control permits from the Building Department:
Obtain Building Department permits and approval for erosion control and grading on private
property and Engineering Department permits and approval for all grading in the public right of
way.

The Developer's engineer is required to provide a site specific drainage plan to temporarily
collect, route, and treat surface water and ground water during each construction phase. The
construction plans shall specifically identify how the storm drainage system and erosion
sediment control measures will be phased during construction, such that at any time during
construction the approved plans shall be capable of providing full erosion and sediment control,
collection, routing and treatment of storm water runoff and ground water. No site construction
will be allowed to take place if the storm drainage system and erosion sediment control
measures are not installed per plan and functioning properly.
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10.

11.

Obtain a 1200C Erosion Control Permit through the Building Department for all the disturbed
ground, both on and off site that is in excess of one acre in addition to meeting all CWS Design
and Construction Standards. The applicant shall follow the latest requirements from DEQ and
CWS for NPDES 1200-C Permit submittals. A copy of the approved and signed permit shall be
provided to the City prior to holding a pre-construction meeting or commencing any
construction activity.

Provide DSL and Corps of Engineers permits for any work in the wetlands or creek.

Include the following ESC measures in the submitted plans:

a. Sediment fencing at the project boundaries, filter fabric catch basin inserts, and rocked
construction entrances.
b. Straw wattie ESC measures shall be provided across fill slopes faces, spaced at 25 foot

intervals maximum down the face of fill slopes.

c. The street section grading shall include temporary drainage ditches with check dams
until the finished street surface and related open space sidewalk improvements are installed.

Submit a tree protection plan showing how the trees to be retained will be protected throughout
the construction of the site.

Install tree protection fencing around trees to be retained on site. The tree protection fencing
shall be inspected and deemed appropriate by the arborist to be reviewed by the Planning
Department.

Any existing wells, septic systems and underground storage tanks shall be abandoned in
accordance with Oregon state law, inspected by the City Plumbing Inspector and provide
verification of such to the City Engineer.

A demolition permit shall be obtained from the Sherwood Building Department prior to
demolishing or moving any structures.

The applicant shall comply with Geotechnical Engineering Report prepared by GeoPacific
Engineering, Inc. dated August 26, 2011, which outlines the specific conditions within the right-
of-way limits with the exception that the minimum asphalt concrete pavement thickness shall
be 4” per Section 210.2.2. of the Engineering Design Manual. Along with the general
construction recommendations, delineating the extent of spring and groundwater activity shall
be researched and reported. The report shall detail a plan for dewatering these areas and
shall further identify those lots which require specific foundation design.

In the event there is engineered fill on any public roads or lots, the applicants’ soils engineer
and testing lab shall obtain and record compaction tests and submit results for the review and
approval of the City Engineer.

Prior to approval of the public improvement plans:

Submit engineering plans for all public improvements and/or connections to public utilities
(water, sewer, storm water, and streets) to the Sherwood Engineering Department. The
engineering plans shall conform to the design standards of the City of Sherwood’s Engineering
Department, Clean Water Services, Tualatin Valley Water District, Tualatin Valley Fire &
Rescue and other applicable requirements and standards. The plans shall be in substantial
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conformance with the utility plans dated September 21, 2011 and prepared by Emerio Design
with the following modifications:

a. The applicant shall submit plans that include the expansion of the existing Ironwood Lane
road section to meet current City road section standards for a residential street. This
expansion shall include: additional asphalt pavement section, concrete curb and gutter, planter
strip, and concrete sidewalk.

b. A storm drainage system will be required to provide adequate collection and
conveyance of storm water runoff from SW Ironwood Lane to the water quality treatment
facility.

C. The area bounded by these improvements must be within a dedicated right-of-way. If
the area is not already dedicated right-of-way, the applicant shall dedicate on the plat the
necessary right-of-way to conform to City requirements.

d. The applicant shall submit plans that include the extension and dedication of SW Denali
Lane to meet current City road section standards for a residential street. This expansion shall
include: additional asphalt pavement section, concrete curb and gutter, planter strip, and
concrete sidewalk.

e. Provide a pathway alignment that does not exceed a 15% grade for the open space
area known as Tract D.

f. Provide a pedestrian accessway for Tract D that shows the pavement, landscaped area
and height of the fence along the southern portion of Lot 8 in compliance with the SZDC.

g. Tract “C” shall show and denote that a “STORM SEWER, SURFACE WATER,
DRAINAGE AND DETENTION EASEMENT OVER ITS ENTIRETY” be granted to the City or
CWS in compliance with Item 19 of the SPL.

h. Submit plans for review and approval that include the appropriate number of street trees
along the frontage of SW Ironwood Lane and SW Denali Court.

2. Submit to the Engineering Department for review and approval a stormwater report meeting
design standards of both the City of Sherwood and Clean Water Services and the Clean Water
Service Provider letter dated July 14, 2011 and the following condition found therein:

a. Provide a note to the construction plan set that states that the project shall comply with the
recommendations outlined in the geotechnical report prepared by GeoPacific Engineering, Inc.
dated August 26, 2011.

b. Submit plans that identify the buffer and mitigation areas and related mitigation measures
and notes delineated in the SPL shall be incorporated into the grading and ESC plan sheets of
the planning and construction plan submittal.

3. Private site developments incorporating Low Impact Development (LID) storm systems must
submit technical design data and calculations showing how the system complies with City and
CWS standards. Approval of such LID systems by City is on a case by case basis. The
Developer shall sign an “Access and Maintenance Agreement” authorizing the City rights to
access the site and to maintain the LID storm system should the Developer fail to do so. If
enforced the Developer will be responsible for all City costs associated with this maintenance.
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10.

11.

12.

13.

14.

15.

Typical street sections shall conform to the City's “Engineering Design and Standard Details
Manual” and the City’s Transportation System Plan, and shall include an 8-foot wide public
utility easement.

A cross section for each type of street improvement shall be prepared that illustrates utility
locations, street improvements including grade and elevation, and sidewalk location including
grade and elevation per current construction standards. Cross sections shall be included in the
plan set and submitted to the City Engineer for review and approval.

Submit public improvement plans that demonstrate the placement of all existing and proposed
utilities underground.

Submit public improvement plans to the Engineering Department, with a copy of the
landscaping plan to the Planning Department, for review and approval.

All public easement dedication documents must be submitted to the City for review, signed by
the City and the applicant, and recorded by the applicant with the original or a certified copy of
the recorded easements on file at the City prior to release of the public improvement plans.

Submit the final plat for review to the Planning Department.

Provide the appropriate recommendations from a registered professional civil’environmental
engineer or geotechnical engineer regarding how the soils are to be handled to prevent
contaminated material from leaving the site. These recommendations are to be complied with
in the development of the construction drawings and may require full review and approval from
DEQ as part of the City approval process.

Comply with the DEQ requirements pertaining to the cleanup of the contaminated soils onsite.
Receive approval from TVF&R to allow this modified street grade.

Show on the plan set that the speed limit signage of 20 mph is posted at either end of the
street section where this speed limit is in effect.

Provide a 15-foot wide sanitary sewer easement on the plat over the portion of the existing
sanitary sewer alignment which falls outside the existing sanitary sewer easement, and located
within “Tract E.”

Submit revised plans that provide adequate turning radius, hydrant location, fire flow, and
adherence in compliance with TVF&R standards as verified by an acceptance letter from
TVF&R.

Prior to Approval of the Final Plat:

The submittal by the applicant for final plat review and approval shall include but not be limited
to the following: a final plat application; final plat review fee; narrative identifying how the
required conditions of approval have or will be met; three copies of the final plat; and any other
materials required to demonstrate compliance with the conditions of approval.

Approval of the public improvement plans by the Engineering Department, and signature of a
compliance agreement must be complete prior to release of the plat to the County for review.
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10.

11.

In addition, prior to final plat approval, either all on-site work must be complete or the
improvements bonded or guaranteed with a cash deposit.

Comply with the conditions as set forth in the Service Provider Letter No. 10-002401, dated
July 14, 2011.

Provide an easement over the vegetated corridor conveying storm and surface water
management to CWS that would prevent the owner of the vegetated corridor from activities and
uses inconsistent with the purpose of the corridor and any easements therein.

Provide detailed plans showing the sensitive area and corridor delineated, along with
restoration and enhancement of the corridor.

Receive a Clean Water Connection Permit Authorization that meets the requirements of the
CWS Memorandum dated November 14, 2011.

The final plat shall show the following:
a. The Community Development Director as the City's approving authority within the
signature block of the final plat.

b. A 15-foot wide public utility easement for any areas where a single public utility line is
located outside a public right-of-way with an increase of five (5) feet for each additional utility
line.

C. Private access easements, utility easements and/or special use easements as required
for the development of the site. A plat note shall reference an easement and maintenance
agreement or similar document, to be recorded with the plat, for the joint maintenance of any
common private utility lines, common driveway improvements, or other common amenity or
perimeter fencing. The language of such plat note and associated document shall be reviewed
and approved by the Planning Department.

Submit revised plans that provide adequate turning radius, hydrant location, fire flow, and
adherence in compliance with TVF&R standards as verified by an acceptance letter from
TVF&R.

The public improvement plans must be approved and bonded for prior to the City’s approval of
the final plat.

Design the public street intersections to meet sight distance requirements. Provide certification
by a registered Oregon Professional Engineer that the constructed public street intersections
meet sight distance requirements.

Submit a tree mitigation plan to the City Planning Department. Complete mitigation or bond for
the completion of the mitigation prior to signature by the City of the Mylar.

Prior to Issuance of a Building Permit:

Prior to issuance of any building permits, the public improvements must be complete and
accepted by the City Engineer, and the final plat(s) must be recorded. An approval letter from
the Engineering Department, accepting all public improvements, shall be issued prior to
issuance of building permits.
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Prior to issuance of any building permits, the developer shall provide a geotechnical
investigation report if required by the Building Official.

Prior to issuance of building permits, an electronic version of the final plat must be submitted to
the Planning Department.

Submit a recorded copy of the CC & Rs.
Prior to Final Occupancy of the Subdivision:

All public improvements shall be competed, inspected and approved, as applicable, by
the City, CWS, TVF & R, TVWD and other applicable agencies.

All agreements required as conditions of this approval must be signed and recorded.

Plant the required street trees for each lot prior to a certificate of occupancy for the
home on the lot.

Install the landscaping according to the landscape plan prior to the issuance of the
occupancy permits or pay a security bond for 125% of the cost of the landscaping
payable to the City. If the landscaping is not completed within six months, the
security may be used by the City to complete the installation.

Construct and install the pathway and other Tract D open space amenities described in the
final development plan.

On-going Conditions

All homes exceeding 3,600 square feet of living space must have available hydrant flow
approved.

All rain, storm, and other surface water runoff from roofs, exposed stairways, light wells, courts,
courtyards, and exterior paved areas shall be disposed of in compliance with local ordinances
and state rules and regulations, in a manner that will not increase runoff to adjacent properties.
The approved points of disposal include storm sewer laterals to a public system or other storm
sewer system as approved by the City Engineer.

Joint mailbox facilities shall be installed prior to the City signing the Letter of Acceptance for the
development. Joint mailbox facilities must be installed per U.S. Postal Service’s “Developers’
Guide to Centralized Box Units”. The Developer shall provide a signed copy of the U.S. Postal
Services “Mode of Delivery Agreement’. Submittal of this agreement shall be required prior to
a pre-construction meeting taking place.

The developer shall coordinate location of garbage and recycling receptacles with Pride
Disposal.

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

Decks, fences, sheds, building additions and other site improvements shall not be located
within any easement unless otherwise authorized in writing by the City Engineer.
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11.

12.

Fences separating lots from adjacent pedestrian access way may not exceed 42” in height
unless the fences are setback with at least three (3) feet of landscaping from the pedestrian
easement.

Comply with the Clean Water Services Service Provider Letter throughout the development of
the site.

Restrict and maintain on-site landscaping, utilities, and any other obstructions in the sight
distance triangles to provide adequate sight distance at access locations to SW Denali Lane
and SW lronwood Lane.

Dust shall be controlled within the development during construction and shall not be permitted
to drift onto adjacent properties.

Noise shall be kept at the minimum level possible during construction. The developer shall
agree to aggressively ensure that all vehicles working in the development shall have adequate
and fully functioning sound suppression devices installed and maintained at all times.

All construction sites shall be maintained in a clean and sanitary condition at all times.
Construction debris, including food and drink waste, shall be restricted from leaving the
construction site through proper disposal containers or construction fencing enclosures.
Failure to comply with this condition may result in a “Stop Work” order until deficiencies have
been corrected to the satisfaction of the Community Development

VIil. EXHIBITS (Included in the Planning Commission Recommendation to Council for

the hearing on February 21, 2012 and part of the land use record)

Exhibit A- Applicant's Materials submitted February 9, and September 23, 2011

Exhibit B- City of Sherwood Engineering Comments dated November 2, 2011

Exhibit C- Clean Water Services letter submitted November 14, 2011

Exhibit D-Tualatin Valley Fire and Rescue letter submitted November 18, 2011

Exhibit E- DEQ Fact Sheet Ken Foster Farm

Exhibit F- Citizen Comments from Mrs. Beverly Baugus, dated November 29, 2011

Exhibit G-DEQ Comments from Mark Pugh, dated December 6, 2011

Exhibit H- Citizen Comments from Dennis and Paula Yuzon, dated December 6, 2011

Exhibit |- Citizen Comments from Kurt Kristensen, dated December 7, 2011

Exhibit J- Citizen Comments from Patrick Huske, dated December 12, 2011

Exhibit K- Proposed Amendments to Staff Report, dated December 13, 2011

Exhibit L- Citizen Comments from Lisa and Roger Walker, dated December 13, 2011

Exhibit M- Applicant’'s Exhibit presented at December 13, 2011 hearing

Exhibit N- Citizen Comments from Lisa and Roger Walker, dated December 27, 2011

Exhibit O- City of Sherwood Planning Memo regarding density calculation dated January 3, 2012
Exhibit P- Planning Commission Resolution 2006-01, including the Southeast Sherwood Master
Plan

End of Report
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