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MARKET ANALYSIS

PORTLAND METRO AREA OVERVIEW
Following the Great Recession, Portland has rebounded with strides surpassing much of the
country in population growth, unemployment rates, housing prices and rent growth with no
signs of serious impact, even as uncertainty presents itself in the market. Though the focus of
conversation tends to be on the City of Portland and it’s close-in neighborhoods, the entire
Portland Metro Area is growing at a rapid pace. Cities on Metro’s fringe, like Sherwood and
Beaverton, depend on the expansion of the Urban Growth Bounds (UGB) to add housing
and employment to their cities, helping to spur the local economy. Economists believe most
of the growth outside the City of Portland is expected to take place in Washington County
and areas away from current employment centers while Metro predicts 208,848 people will
live in these areas by 2040.

With the Portland Metropolitan area growing at a record-breaking pace, Metro is faced
with determining whether to bring more land into the UGB or determine if the existing land
within the boundary is developable and can support the amount of development needed
to accommodate the surge in population growth. Currently, Metro considers expanding the
UGB every six years but because of the surge in population, Metro will revisit a possible
expansion in 2018, just three years after its last decision to not expand the UGB. In 2015,
for the first time in over a decade, Metro determined there was enough developable land
existing within in the UGB and that it was not necessary to expand the boundary lines.
According to Pamplin Media in an article published in 2015, “if regional planners are right,
Portland is set for a population boom over the next 20 years – but the majority of the growth
in the area is actually projected to be in its suburbs.”
Many may argue that the existing land supply within the UGB cannot accommodate the
pent-up demand that the Portland Metropolitan area is currently experiencing. In addition
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to this, not expanding the boundary can have paralyzing effects on the outer lying cities
in the Metropolitan area that rely on UGB expansion to maintain growth. Cities like
Hillsboro, Beaverton and Sherwood, whose boundaries all run right up to the Urban Growth
Boundary, determined plots of land that lie immediately outside the UGB, labeling them
as Urban Reserves. These Urban Reserves were determined based on their potential of
accommodating urban development over the next 50 years. Each jurisdiction is encouraged
to develop concept plans for Urban Reserves they believe should be brought into the UGB.
Metro then reviews these concept plans to determine whether the UGB should be expanded
to accommodate the Urban Reserve.
The City of Sherwood currently has four urban reserves identified along its current city limits.
The total land area of these reserves is double the size of the existing land within the City of
Sherwood, the largest being 5b - Sherwood West which, according to the City of Sherwood’s
Preliminary Concept Plan that is being prepared for Metro, could help to support this surge
in population with its potential to add 4,400 to 4,600 housing units once brought into the
Urban Growth Boundary and fully developed.
Below is an analysis of two of the major Sherwood Urban Reserves, 5b - Sherwood West
and 5F - Tonquin Road. For the purpose of this analysis, the 5D - Brookman Road and
5A - Sherwood North Urban Reserves were beyond the scope and are not included in this
recommendation.

SHERWOOD NORTH

SHERWOOD WEST

TONQUIN ROAD

BROOKMAN ROAD
Sherwood Urban Reserves - Oregonmetro.gov
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CITY OF SHERWOOD

Sherwood, a city located southwest of downtown Portland, can be considered one of the
Metropolitan area’s most rural areas even though it has seen great amounts of development
over the last 20 years. The current population is estimated to be over 19,000 people
growing from just over 11,000 people in 2000. This represents an annual growth rate
between 3% and 8%. Sprawling farmland flanks the cities north, west and east sides offering
spectacular views of the Coast Range and the vineyard-covered hills of Newberg and
Dundee.
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CITY OF SHERWOOD LAND AREA AND POPULATION GROWTH MAP, 1889-2014
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The City of Sherwood started to see a surge of development in the 1990s as the population
in the Portland Metropolitan Area started to increase at high paces, much like we are seeing
today. With cities like Beaverton and Tualatin running low on developable land, the City of
Sherwood ramped up development, focusing on single-family housing. Much of the area
is still single-family housing with a small downtown area and minimal employment. This,
however, is projected to change in the coming years with the recent annexation of the
Tonquin Employment Area into the City of Sherwood’s eastern edge bordering Tualatin.
The properties within this area will be zoned Employment Industrial (EI), ensuring the
development of employment uses. In Sherwood’s remaining Urban Reserves, including
Sherwood West, residential development is likely be best supported, though the community
is very aware of the amount of growth that has occurred over the past 30 years and the
projected growth for the next 25 years. According to Julia Hajduk, Community Development
Director for the City of Sherwood, the community is hesitant about its growth and how
annexing in Urban Reserves can affect the nature of the city.
Sherwood’s continued growth could be negatively impacted by the community and its
common hesitation to expand the city limits to bring in Urban Reserves. As the City of
Sherwood has experienced extreme growth beginning in the early 90s, many residents fear
that any additional growth would lead to a change in character for the city. This is shown in
the community’s unwillingness to approve the annexation of the Brookman Urban Reserve.
City planners in Sherwood have been working and advocating for the annexation of an
area to the city’s southwestern edge known as the Brookman neighborhood. This area was
brought into the Urban Growth Boundary in 2002 but the City of Sherwood has failed to
annex this area into the city limits due to opposition from the community who must vote to
approve the annexation after land has been brought into the UGB. Though the community
is hesitant to grow, city officials are using different efforts to gain support to annex in
the Sherwood West Urban Reserve once it is brought into the Urban Growth Boundary.
Because of marketing efforts and a community effort to develop the concept plan that will
be presented to Metro, the city is expecting the residents of Sherwood will vote to approve
the annexation of the 1200 acres in Sherwood West. The initial concept plan is not dense
enough to encourage extensive population growth and though there is a sense that growth
might be slowing in Sherwood, city planners anticipate that housing stock is needed and will
be absorbed as developed.
Single-family and low to medium density housing is best positioned for future development
other than in designated employment areas. Single-family housing continues to be well
absorbed within the area where the market reflects trends in line with the rest of the Portland
Metropolitan Area. According to Zillow, the median home value in Sherwood is currently
$407,400, a 10.6% growth over the past year with expectations to continue growing by at
least 2.5% year over year. Information provided from Zillow also provides that the media list
price in Sherwood is $224 per square foot which is higher than the Portland Metropolitan
average of $213 per square foot.
With the 5B - Sherwood West Urban Reserve holding the ability to provide the City of
Sherwood and the Portland Metropolitan areas much needed land for more housing,
the 5F - Tonquin Road Urban Reserve area should be viewed as an opportunity for the
city and Washington County to grow businesses and employment. A significant portion
of the Sherwood community commutes out of the city for work in Hillsboro, Beaverton
and Portland, making it a “bedroom” community. The idea would be to bring more
manufacturing, distribution and other commercial uses to Sherwood because the city is
known as a great community with good schools and quality of life. This area would be
attractive to an incoming manufacturing or distribution company, because it is in an area that
has decent access to Interstate-5 without having to encounter the congested traffic flow of
Tualatin-Sherwood Road.
The industries that could see some success in Sherwood are the smaller to mid-sized
companies or campus-like parcels of land to accommodate research-type organizations or
companies. The amount of land that could be developed, taking into consideration habitat
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protection and infrastructure, is about 160 acres. This is a good-sized area to put a cluster of
concrete-tilt up office and light industrial parks, like the ones currently on Tualatin-Sherwood
Road. The location of the area is ideal for companies who need space and not a large
magnitude of traffic volume on adjacent roads, but still have quick access to a major freeway.
The industrial rent comparables within a 3-mile radius range from $6.24/SF/year to $9.89/
SF/year. According to the Tonquin Employment Area report, the net absorption has doubled
the new supply, vacancy is down and rents are rising. This breaks down into simple supply
and demand economics and it means that the 5F - Tonquin Road Urban Reserve could inject
some much needed land into the UGB for employment and commercial uses.

SITE ANALYSIS

5B - SHERWOOD WEST

Sherwood West Urban Reserves - Oregonmetro.gov

On Sherwood’s western edge is Metro’s Urban Reserve Area 5b, also known as Sherwood
West and consisting of approximately 1,291 acres of land currently zoned as farmland uses.
Driving north on SW Elwert Road, it is apparent where the Urban Growth Boundary ends; to
the east lies newly constructed subdivisions representing dense development for a suburban
neighborhood, whereas to the west, trees are the densest, lining the street and protecting
views of rolling green hills and farms in the distance. What cannot be seen from this road is
the amount of preserved land covering the 1,291 acres of Sherwood West. Farms that have
been standing for likely almost a century represent most of the development, however new
construction of large single-family homes are found sprinkled between the operating farms
and vineyards, offering new residents spectacular, uninterrupted views both south and west.
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With such a vast Urban Reserve such as 5b - Sherwood West, the topography of the land
varies drastically. The land is far from flat, with rolling hills that create deep canyons and high
peaks. The 1,291 acres illustrates multiple characteristics as well, part of the land covered
in dense forest while other parts of the Urban Reserve covered in sprawling green fields. In
terms of future uses, the topography offers development the opportunity to take advantage
of the hills to create value with the breathtaking views. On a clear day from on the highest
peaks, Mount Hood can even be seen in the distance.
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Slope Hazard, Sherwood West
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Though the site’s topography offers great opportunities for future development, the 1,291
acres poses a few
challenges
thatPreliminary
any future
developer
Figure
9.1 Sherwood West
Concept
Plan, Option 1would need to consider before
moving forward. Chicken Creek runs primarily east-west through the Urban Reserve, creating
challenges for development due to the proximity to a water source. Development too
Figure
9.1 Sherwood
Preliminary
Concept
Plan,tremendous
Option 1
close
to theWest
creek
would
have
flood threat associated with it. This area along
Chicken Creek would likely need to be designated as open space for use by the public,
which does offer an opportunity for future master planning. Running almost parallel with
Chicken Creek are large power lines, which likely have an easement from the local power or
Figure
9.1 Sherwood West Preliminary
Concept
Plan, Option
1
communications
company
utilizing
the
power lines. This easement could be tricky to deal
with for future development and is also unsightly and undesirable for future residents to live
next to.
Sherwood West Preliminary Concept Plan, Option 1

SHERWOOD WEST PRELIMINARY CONCEPT PLAN, O

Disclaimer: This is a preliminary concept plan only and subject to change and future refinement. This draw
illustrative and for planning purposes only. This plan should not be relied upon as a representation express
of the final size, location or dimensions of any particular land use or future City of Sherwood zoning desig

SHERWOOD WEST PRELIMINARY CONCEPT PLAN, OPTION 1
Note the color legend differs for the Brookman Addition Concept Plan

Disclaimer: This is a preliminary concept plan only and subject to change and future refinement. This drawing is
illustrative and for planning purposes only. This plan should not be relied upon as a representation express or implied,
of the final size, location or dimensions of any particular land use or future City of Sherwood zoning designations.
Note the color legend differs for the Brookman Addition Concept Plan

SHERWOOD WEST PRELIMINARY CONCEPT PLAN, OPTION 1
33
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With any land brought into the UGB and development that would follow, there is a need
to include substantial infrastructure improvements to support any type of development.
The Sherwood West Urban Reserve offers great opportunity because there are already
many highly accessible roads within the 1,291 acres, though most of the roads would need
additional improvements such as wider lanes, sidewalks and stoplights. Currently, many of
the roads are utilized for rural purposes and tend to be narrower without sidewalks, while
traffic is monitored primarily through stop signs. As with any large-scale development,
future developers and the City of Sherwood would need to take the cost of infrastructure
improvements into consideration.
The new development that runs right up to the UGB within the current Sherwood city limits
offer a great advantage for future development if Sherwood West were to be brought
into Metro’s UGB. 1,291 acres is a substantial amount of land that can support a wide mix
of development types including schools, parks, multifamily housing, row homes, middleincome single-family houses and high-end single-family housing. With the area being so
large and due to the topography of the site, some of the farms and vineyards would likely
be able to continue operation while maintaining large swaths of their existing land without
having to sell to developers. Bringing 5b - Sherwood West into the Urban Growth Boundary
would not only supply a large amount of product needed to meet pent up demand as
discussed above, there would also be economic advantages to the City of Sherwood as
thousands of additional residents could add to the city’s overall population, creating more
demand for local goods and services.
5F - TONQUIN ROAD

The 5F - Tonquin Road Urban Reserve section is approximately 600 acres in size and is
part of the Tonquin Scablands area. It consists of 31 parcels, ranging in size of just over
a ¼ of an acre to 160 acres. It is located on the eastern edge of the City of Sherwood,
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in unincorporated Washington County. This urban reserve area neighbors the Tonquin
Employment Area, a 300-acre area that is already a part of the UGB. The 5f - Tonquin Road
Urban Reserve would be annexed as part of the City of Sherwood if brought into the UGB
and would be used towards achieving their long-term employment plan. There are only a
few commercial uses in the reserve currently that are employment-centric. There is a dog
kennel facility, sportsman gun club and the Knife River Corporation office and quarry where
aggregate material is excavated and processed. Otherwise, the 5f - Tonquin Road Urban
Reserve is mostly wooded area.
At first glance, the 5f - Tonquin Road Urban Reserve is an area that could be an area of
residential and single-family development. There are many suburban neighborhoods
surrounding the area and there always seems to be a need for housing in communities
such as Sherwood and Tualatin. However, due to the topography along with the current
commercial uses, this area should to be a continuation of the Tonquin Employment Area that
is already within the UGB.
The topography of the 5f - Tonquin Road Urban Reserve contains a variety of slopes and
grades. There are a few areas where the slopes are greater than 25% but for the most part,
the area’s slopes are less than 10%. The elevations of the site range from approximately
300 feet at the eastern edge to 140 feet at the southwestern edge (City of Sherwood). It
is important to note there are areas of the Tonquin Road Reserve that contain wetlands,
floodplains and creeks that would likely be preserved. Coffee Lake Creek and Rock Creek
runs through the southwest portion of the land area. According to a report by Metro, these
natural landscapes would need to be protected and could become part of a trail system that
would connect to a larger network of trails providing protection to the area while still making
it usable to the public.
There are two major commercial operations in the 5f - Tonquin Road Urban Reserve – the
Tri-County Gun Club and the Knife River operation and quarry. These two businesses have
been in the area for some time and imagine they would put up a good fight to stay and not
be kicked out the area in place of suburban housing. The location of the land also pushes
for commercial use due to the proximity to I-5 and other major thoroughfares. It makes more
economic sense to satisfy the need of commercial uses and businesses for the 5f - Tonquin
Road Urban Reserve area than to create another subdivision.
There are many large hurdles that will need to be overcome for this area to be able to
provide any significant developable land, but the main one is infrastructure. This hurdle
comes at a significant cost due to construction and overcoming the areas somewhat
challenging topography. The infrastructure for the 5f - Tonquin Road Urban Reserve area
would need to be fairly significant to serve a bustling employment area. Tonquin Road is a
two-lane road that would need to be widened to add additional lanes along with sidewalks
and bike lanes. Besides road work, there would need to be significant improvements made
to bring sewer, water and stormwater management systems to the area. There is currently
work being done to extend SW 124th Avenue. The road is being extended south to connect
SW Tualatin-Sherwood Road and SW Grahams Ferry Road. The road extension will provide
a two-lane road and installation of a water transmission line as part of the Willamette Water
Supply Project.
The 5f - Tonquin Road Urban Reserve area could be a valuable asset to Washington
County and to the City of Sherwood if brought into the UGB. Though there are challenges
to overcome to develop the area in an intelligent way. The area would need additional
infrastructure to serve the need of a new commercial area but also to help break the site
up in a way that makes it more manageable for transportation logistics. Retail would likely
not be as supported in this area due to access issues unless it was providing a service
to its neighboring commercial businesses and that would not be a sustainable way of
doing business. The 5f - Tonquin Road Urban Reserve area could become a great area for
distribution or manufacturing companies that can attract employees from Sherwood, Tualatin
and Wilsonville. This could be a small pocket of the Urban Reserves that could provide a lot
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of jobs and be very profitable if done right. If the right companies could be attracted to the
area to open a larger footprint or expand their operations, this area could be very successful.
The 5f - Tonquin Road Urban Reserve area is in an area that is poised to grow and is likely
to absorb increased development of commercial uses. With the infrastructure improvements
and its proximity to areas already included in the Urban Growth Boundary, the 5f - Tonquin
Road Urban Reserve should be included in the UGB. It is a great area for industrial uses with
the access to necessary resources – power, people and a major freeway.

RECOMMENDATION
Employment and industrial uses are not as supported within the City of Sherwood because
of the limited access to highways. This limited access matched with the exceptional
absorption and need for housing, indicate areas like 5b - Sherwood West are best poised
for single-family home development along with other services for housing residents such as
schools, parks and small-scale neighborhood retail.
With the City of Portland’s population growing, the need for housing and additional
services in Portland’s suburban cities congruently grows. There is an exponential need
for housing which is illustrated by the rise in housing prices and historically low vacancy
rates metro wide. It is vital that Metro continues to expand the Urban Growth Boundary in
correspondence to the continuing population growth. By doing this, cities like Sherwood will
be able to expand their economy allowing more residents to move into the community and
thrive.
As stated above, a significant amount of Sherwood residents commute to other cities like
Beaverton, Hillsboro, Tualatin and Portland for employment. This can be attributed to the
overall lack of employment areas in Sherwood city limits. By bringing the 5f - Tonquin Road
Urban Reserve into the UGB, the City of Sherwood would have the ability to provide its
economy with more employment based uses in continuation with the Tonquin Employment
Area. Because of the congestion on Highway 99 and a lack of major roadways directly linking
this area to I-5, the City of Sherwood would need to focus on the roadway infrastructure plan
as they develop a concept plan for this area.
Since both reserves provide Sherwood with two needed uses, housing and employment, it
would be strategic to attempt to bring both reserves into the UGB congruently, rather than
presenting one option to Metro at a time. This process of bringing an Urban Reserve into
the UGB and then annexing it into city limits can be extremely timely; and with population
surging at the rates they are projected to grow, the City of Sherwood would only be setting
itself up for success. Even if both reserves are brought into the UGB, are annexed to the City
of Sherwood and the market conditions change in a way that doesn’t support additional
development, the property owners who were brought into the UGB would be the only
parties negatively affected. Ultimately their property taxes would increase as they would
be part of the City of Sherwood’s jurisdiction and their land use zoning would change in
accordance with city standards. Focusing on these two areas will help the city achieve their
goals of adding more housing and employment options, giving the city an opportunity to be
more than just a bedroom or commuter community.
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