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EXECUTIVE SUMMARY

Overview

The Sherwood West Concept Plan is a long-range planning document intended to guide Sherwood
community members, decision makers, and staff as they make plans and decisions about future growth
in Sherwood West. Sherwood West is a large Urban Reserve area located just to the west of Sherwood
city limits, which the City of Sherwood has identified as an area for future growth. Future development
in Sherwood West will require expansion of the Metro urban growth boundary (UGB).

This Concept Plan is an update to the Sherwood West Preliminary Concept Plan accepted by Sherwood
Council on February 16, 2016 (Resolution 2016-009). Since that time, the city and surrounding areas
have seen significant changes including:

e Shifting of City Council priorities focusing on employment and job growth to diversify the city’s
tax base,

e Construction of a new high school within the Sherwood West study area,
e Adoption of the Sherwood 2040 Comprehensive Plan, and

e Recent changes to statewide and local housing regulations to plan for “missing middle housing”
in residential areas.

This updated plan better reflects these changing conditions, while carrying forward ideas from the
Preliminary Plan that are still valid and supported by the Sherwood community.

The Concept Plan provides a general framework for locating various land uses, transportation networks,
open spaces, and public services. Once the area is brought into the UGB, the City will conduct
additional analysis and undertake a comprehensive planning effort to refine the general concepts

that are laid out in the Concept Plan — a necessary next step prior to land being eligible for future
annexation and development.



VISION, GOALS & EVALUATION CRITERIA .

Vision Statement

The vision statement was developed early in the Concept Plan Re-Look process, updating the vision
from the 2016 Preliminary Concept Plan. The vision describes the community’s desired future for
the Sherwood West area. The vision and its associated goals were developed and revised through a
visioning exercise and subsequent discussions with the Community Advisory Committee and reflect
current community priorities for Sherwood West.

Sherwood West is a walkable community with a balanced mix of employment, residential, commercial, and
greenspace land uses—it is a place where families can safely live, work, shop, and play. Sherwood West is
home to a variety of businesses that offer stable, high-paying jobs and those employment opportunities
have helped satisfy the City’s need for an expanded tax base to protect and maintain Sherwood’s great
quality of life. Sherwood West is attractive to employers and residents because of its well-planned
infrastructure, well-connected streets, walkable neighborhoods, and variety of well-designed housing
choices. The area feels like a natural extension of Sherwood’s existing neighborhoods, and it is integrated
with other nearby urbanizing areas and regional destinations such as the Tualatin River National Wildlife
Refuge. Sherwood West’s natural landscape is anchored by the Chicken Creek Greenway, which protects
the creek corridor and connects the area’s neighborhoods through a network of natural areas, parks, and
trails.




EXISTING CONDITIONS b

Study Area

Sherwood West is a 1,291-acre area just west of the existing Sherwood city limits—see Figure 2. The
area is bounded on the east by Highway 99W, SW Elwert Road, and SW Roy Rogers Road. The area’s
southern boundary is SW Chapman Road; its northern extent is SW Lebeau Road and SW Scholls-
Sherwood Road. The western boundary is the outer edge of Metro’s Urban Reserves, with Rural
Reserve land lying further to the west). Site topography generally slopes from west to east, with an
elevation difference of approximately 150 to 200 feet.

Figure 2. Sherwood West Study Area
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Figure 8. Composite Concept Plan Map
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The map in Figure 8 illustrates the recommended land uses, street network, parks, and trails for the
Sherwood West area. The map shows how all these components come together to form complete
and connected neighborhoods in Sherwood West. The accompanying descriptions related to land use,
transportation, green space, and utilities further explain how these elements are integrated into the
Concept Plan. Figure 9. North District

= SW Scholls-Sherwood Rd

Land Use Plan

Figure 13 depicts the preferred land use designations
for Sherwood West, as well as key themes within each
district — North, Far West, West, and Southwest. In
Sherwood West, each of the four distinct subdistricts
has unique qualities, shaped by the area’s creeks, hills,
valleys, and major roads. The land use plan for each
district is described below.

Empl

SW Elwert Rd

SW Roy Rogers Rd

Middle
MDN

The North district is the employment center for
Sherwood West. Located south of Scholls-Sherwood
Road and north of Chicken Creek, this area features
mostly flat terrain to the northeast, many large
parcels, and good transportation access to SW

Roy Rogers Road—all favorable qualities for Mixed
Employment uses.

Figure 10. Far West District
The plan for this area also features a mix of housing

types clustered near Elwert Road, just north of
Chicken Creek. A community park of roughly 13 acres
(net) takes advantage of access from Elwert and
adjacency to a Chicken Creek tributary.

F Q SW Edy Rd

LDN

Located northwest of Chicken Creek with access to
Sherwood via Edy Road, this area features mostly
sloping terrain and has many existing parcels and rural
residential homes. The plan for the Far West district
includes low-density housing with a pocket of cottage
cluster and medium-density residential near Edy Road
and Chicken Creek.
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Located in the middle of the planning area, directly
west of Elwert Road, north of Kruger Road, and
south of Chicken Creek, this area surrounds the new
Sherwood High School and has relatively good access
to existing infrastructure as compared to the other
districts. The terrain features steeper slopes and
higher elevations to the west.

The plan for the West district includes a mix of
housing types west of the high school. Mixed use
residential, cottage cluster, and middle housing are
focused along Kruger Road. Medium-density and
cottage cluster housing provide frontage along Elwert
Road. The hilltop area to the west is designated for
low-density residential.

A second, approximately 8-acre (net) community park
is nestled into the Chicken Creek greenway. This area
is relatively flat, with access to the future greenway
trails, natural areas, and street access from the south.

The Southwest district is located west of Highway
99W, between Kruger Road and Chapman Road. The
terrain features steeper slopes and higher elevations
to the west, but mostly flat land along Kruger Road.

The plan focuses mixed use development at the
Kruger-99W intersection, with higher-density housing
along Kruger Road. The southern end of the district
is focused on being the “Gateway to Wine Country.”
Sherwood has an opportunity to capitalize on visitors
entering or leaving wine country on Highway 99W.
Uses in this area can focus on the growing wine and
specialty agriculture tourism industry and provide
lodging, tasting rooms, restaurants, and small retail
shops. Another hospitality node is also located at the
west end of Kruger Road, where the current property
owner has plans for a wine-related business.

A small commercial node along Highway 99W, a
variety of housing, and a low-density area on the

Figure 11. West District
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Planning for a variety of housing options that will meet the needs of a wide range of Sherwood West
residents was a key objective of the concept planning process. Providing housing opportunities for first-
time home buyers, seniors who may prefer to age in place or downsize their housing, and moderate-
income households will require a wider range of housing types than has typically been provided in
Sherwood. Examples of housing types that have designated places in Sherwood West include: single
detached homes on smaller lots, cottage clusters, townhomes, duplexes, triplexes, fourplexes, garden
apartments, and mid-rise apartments. These types will be in addition to the standard single detached
housing that has typified Sherwood’s development so far.

Residential Design Standards

Design standards will shape the look and feel of housing in Sherwood West. The City adopted new
Residential Design Standards in 2021 to ensure middle housing (plexes, townhomes, etc.) and single-
family housing fits into the City’s desired neighborhood character. The standards focus on entry
location and orientation, design of garages and off-street parking areas, window coverage, minimum
landscaping required in all residential zones, and other specific design details. These new standards will
apply in Sherwood West to ensure that all new housing maintains design features that are within the
context, scale, and compatibility with the Sherwood community. Additional design standards could also
be customized for the Sherwood West area (see Section VII. Implementation for further discussion).

Triplex _ |
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Custom Zoning

As described in Section V. Land Use Alternatives, custom land use designations were developed to
plan for the middle housing types that are most favored for future development in Sherwood West:
duplexes, townhomes, and cottage clusters. Sherwood West’s custom designations for Cottage Cluster
housing and Middle Housing would not allow single-family detached development. This will not only
help ensure middle housing is built in Sherwood West, but it will also give the City more flexibility to
customize the design and development standards that apply in these zones.

Housing Metrics

Based on the Land Use Map depicted in Figure 13, the total estimated amount of future housing in
Sherwood West could range from roughly 3,120 units up to 5,580 units, depending on how much
middle housing is developed in the Neighborhood zones (see Table 4). The low end of the range
represents no middle housing being developed in the Low-Density, Medium-Density, and Medium-High
Density Neighborhood zones; the high end represents 50% of these areas being developed as middle
housing at maximum allowable densities.

While middle housing will be permitted in the Neighborhood zones (if a Master Planned Community is
not implemented), it is unknown how much will actually be developed. Currently there is still a strong
market for single-family detached housing in the region. Based on current development trends and
consultation with developers in the region and housing economists, a realistic estimate is that
somewhere in the range of 5-10% of single-family areas will be developed with middle housing.
Because of the number of variables that can impact the actual percentage built, it was important to test
a range of potential outcomes. Table 4 calculates total units based on a range of middle housing
scenarios in the Neighborhood zones: 0%, 10%, 20%, and 50%.

This results in an estimated overall residential density of 9.2 to 10.6 units per acre (or up to 16.4 in the
less likely 50% middle housing scenario). Average density is slightly lower factoring in the 15% open
space that is required by the Sherwood Community Development Code.

See Appendix M, Housing Memo for additional information about the Concept Plan’s consistency with

state and regional requirements for housing.

Table 4. Sherwood West Housing Estimates

Total Housing Units
[with % of Middle Housing in Meighbor hood areas)

Density Range Total Acres qb of . : : : :
(Net) (Net) Residential 0% MH 10% MH 20% MH 50% MH
Acres

Multi-Family 168 to 24 33 10% 798 798 798 798
Middle Housing 55to01l 16 5% 173 173 173 173
Cottage Cluster 12E8to 16 23 7% 362 362 362 362
Med/High Density Nbhd 55to01l 23 7% 248 219 311 406
Medium-Density Nbhd S56toE 102 3% 216 gan 1,162 1,683
Low-Density Mbhd 3505 144 4% 720 1,008 1,256 2,160
TOTAL 340 100% 3,117 3,610 4,18 5,582
Total Averoge Density a2 106 121 164
Total Averoge Density with Open 5poce 78 ag 103 139
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Sherwood wants and needs more jobs. Expanding existing businesses and attracting new employment
to Sherwood—particularly the right kind of jobs in the right places—will provide opportunities for
industrial and commercial development with higher wage jobs, help diversify and balance the City’s
tax base, and build a self-sustaining and vibrant local economy.

Key employment concepts for Sherwood West are described below.

Mixed Employment

Mixed Employment, which involves a mix of office, light industrial, and flex space uses within the same
development or area of the city, emerged as an important theme of the Concept Plan. The economic
opportunities study (Appendix G) identified mixed employment as a key economic development and
job creation opportunity for Sherwood West. The land use plan locates Mixed Employment areas in
the North district based on favorable characteristics for siting this type of use: large sites (at least
40-50 acres), flat topography (less than 3-5% slopes), larger ownerships, and easy access to major
freight routes. The City completed an additional study on the mixed-employment zone (Appendix R)
that identifies opportunities to attract target industries and provides a detailed list of infrastructure
improvements and costs needed to develop the area with employment uses.

Hospitality

The proposed hospitality-focused Precedent Example: The Allison Inn & Spa
land use designation is intended to
accommodate uses such as lodging,
wine tasting rooms, restaurants,
and small retail shops—which
typically rely on strong visibility to
the public, e.g., from Highway 99W.
This informed the placement of the
hospitality designation at Highway
99W and Kruger Road—uvisible from
the highway and closest to the
vineyard areas to the southwest of
Sherwood.

A luxury hotel in Oregon’s wine country, The Allison
Inn & Spa in Newberg, Oregon is an example of a
type of destination resort that could distinguish
Sherwood's own "Gateway to Wine Country.”

Section VII, Implementation
includes potential approaches od N .
to implementing a hospitality Image Source: The Allison
designation, including a new base

zone and an overlay zone.
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Employment Metrics

Table 5 presents estimated employment potential for Sherwood West, based on the Land Use Map
depicted in Figure 13. Based on these estimates, the total employment potential in Sherwood West is
roughly 4,500 jobs.

Table 5. Sherwood West Employment Estimates

% of
Total Acres Jobs / Net Percent of ©0
Total Jobs Employment
(Net) Acre (est.) Jobs
Acres
Mixed Employment 130 18 2,398 53% 49%
Commercial 7 36 237 5% 2%
Mixed Use 25 25 638 14% 9%
Hospitality 63 15 938 21% 24%
Schools 40 8 314 7% 15%
TOTAL 265 4,524 100% 100%

The jobs-per-acre estimates for each land use type are rough estimates gleaned from the Metro 2014 Urban Growth
Report and from the scenario planning software Urban Footprint.

Jobs-to-Housing Ratio

Sherwood'’s current jobs-to-housing ratio is 0.9, meaning that for every 10 households in the city,
there are 9 jobs. The potential jobs-to-housing ratio for Sherwood West is calculated by comparing
the total housing and employment estimates (see Table 6). The estimated ratio ranges from 0.8

to 1.5, depending on how much additional housing results from middle housing being built in the
Neighborhood zones. A reasonable “most likely” scenario is 1.3 jobs for each unit of housing.

Table 6. Sherwood West Jobs-to-Housing Ratio

Middle Housing Scenario
0% MH 10% MH 50% MH

Total housing units 3,117 3,610 5,582
Total jobs 4,524 4,524 4,524
Jobs-Housing Ratio 1.5 1.3 0.8

According to 2019 Census data, approximately 92% of local Sherwood residents work outside of the
community. This suggests that some residents are seeking employment outside Sherwood because the
jobs available within the city do not match their needs. Adding more employment land in Sherwood
West is intended to help balance the jobs-housing ratio in the city, help balance the types of jobs in the
community, and allow more residents to live and work in Sherwood.
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Transportation Plan

As the City of Sherwood grows, a well-designed
and connected network of streets, paths, and
trails in Sherwood West should focus on safety,
knitting the existing and new growth together,
creating livable and walkable neighborhoods,
and mitigating impacts of regional through-
traffic.

Figure 14 shows a conceptual framework of
livable and connected streets for Sherwood
West. Locations and alignments of proposed
new streets (dashed gray lines) are conceptual
and approximate. Additional local streets

will be built between the framework streets,
depending on land uses.

Key features of the streets framework include:

Transportation

Principles for Sherwood West:

Design for safety
Integrate with existing Sherwood
Connect all areas of Sherwood West

Streets are places for people of all
ages and abilities

Provide for all modes of travel

e North of Chicken Creek, the street framework is designed to serve Mixed Employment land uses.
There are continuous parallel routes to SW Elwert Road so that local trips can move freely and

turning movements Elwert are minimized.

e The Elwert-Edy Road intersection is realigned as described below (and in the Preliminary Concept

Plan).

e A neighborhood street connects from SW Handley to SW Haide and south to SW Chapman Road.
This street connects multiple neighborhoods and the central and southern employment areas.

e A north-south hilltop route provides additional north-south access and a second continuous
north-south route for emergency access and other services.

Sw SunsetMBlvd



Figure 14. Conceptual Street Framework for Sherwood West
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Green Space Network

A vital component of Sherwood’s livability is its access to nature and open spaces. Sherwood’s
landscape is defined by the creek corridors that flow through the city and drain to the Tualatin River

at the Tualatin River National Wildlife Refuge. Parks and open space illustrated in the Concept Plan
take advantage of the natural landscape in Sherwood West to enhance access to nature and outdoor
recreation. Sherwood West’s green space network includes creek corridors and their habitat areas;
trails and greenways; tree and tree canopy, as protected by Sherwood’s code; stormwater facilities; and
neighborhood parks, community parks, and school fields.

Chicken Creek forms a natural greenway through the area, flowing southwest to northeast and
eventually draining into the Tualatin River. It is fed by several other waterways: Cedar Creek, Goose
Creek, and West Fork Chicken Creek. The future Chicken Creek Greenway preserves and enhances these
natural corridors by providing wildlife crossings, incorporating stormwater management practices,

and providing access to nature through a network of connected walking trails. As conceptualized, the
Chicken Creek Greenway will incorporate the creek corridor as well as the surrounding riparian and
upland habitat areas (as shown in Figure 23).

Figure 23. Elements of a Greenway
-, ! W3
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