Urban Renewal Agency Board of Directors Agenda
City of North Plains
NORTH PLAINS SENIOR CENTER
31450 NW Commercial
Monday, July 20, 2015
8:00 P.M.
Special Session

1. CALL TO ORDER

2. ROLL CALL

3. CONSENT AGENDA: (The items on the Consent Agenda are normally
considered in a single motion. Any item may be removed for separate
consideration upon request by any member of the Council.)

A. Approval of Special Session agenda
B. Approval of minutes of 06/15/15 Special Session URA Board of Directors

4, PUBLIC COMMENT: (Persons wishing to speak on matters not on the agenda
may be recognized at this time. Speakers must complete a “Public Comment
Registration form” on the information table and return it to the City Recorder.
You are not required to give your address when speaking to the City Council,
only your name. Presentations are limited to five minutes.)

5. PUBLIC HEARING:
None Scheduled

6. NEW BUSINESS:
None scheduled

7. UNFINISHED BUSINESS:
A. Discussion regarding purchasing options for Vanderzanden Property on
Commercial Street

8. ADJOURNMENT

*kkkk

North Plains Urban Renewal Agency meetings are accessible for disabled individuals.
The Agency will also endeavor to provide services for persons with impaired hearing or
vision and other services, if requested, at least 48 hours prior to the meeting. To
obtain services, please call City Hall at (503) 647-5555.

*kkkkx
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City of North Plains
Urban Renewal Agency (URA) Board of Directors
Monday, June 15, 2015, Special Session
MINUTES

1. Call to Order: Chair Kindel called the meeting to order at 8:32 p.m.

2. ROLL CALL:
Directors present:
Chair Robert Kindel, Jr., Directors: David Hatcher, Teri Lenahan, Charlynn
Newton, Sandi King, Sherrie Simmons, Scott Whitehead

Staff present: Finance Director Rachael Lembo, City Recorder Margaret Reh

3. CONSENT AGENDA
A. Regular Session Agenda Approval
B. Approval of minutes of 06/01/15 Special Session URA Board of Directors

Motion by Hatcher. Seconded by Lenahan to approve the Consent Agenda. The motion
was approved unanimously.

4. PUBLIC COMMENT
None were forthcoming

5. PUBLIC HEARING:
A. Approve URA Resolution No. 15-0001 Adopting the Annual North Plains Urban
Renewal Agency (URA) Budget for Fiscal Year 2015-16

Chair Kindel opened the public hearing at 8:34 p.m. This is to approve URA Resolution
No. 15-0001 adopting the Annual North Plains Urban Renewal Agency (URA) Budget for
Fiscal Year 2015-16. Kindel opened the floor for discussion. Lembo stated the budget
committee approved this budget and numbers have not been changed. Lembo did state
that due to recent discussions regarding the possibility of the URA purchasing property,
this may be something the URA Board may want to start looking at options. The URA
Board is only allowed to make changes in the budget up to $5000. They cannot put any
more money in the contingency. Discussion ensued regarding finance opportunities for
possible upcoming property purchases and staff time required for this type of endeavor.

Kindel closed the public hearing at 8:46 p.m.

Motion by Hatcher. Second by Lenahan to approve the budget for the North Plains Urban
Renewal Agency (URA) Fiscal Year 2015-16. Motion was approved unanimously.

6. NEW BUSINESS:
None scheduled
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7. UNFINISHED BUSINESS:

It was suggested to have an additional URA meeting on July 6, 2015 to further discuss
the possibility of purchasing the Vanderzanden property and the vision for the property.

8. ADJOURNMENT
Chair Kindel adjourned the meeting at 8:47 p.m.

Robert Kindel, Jr., URA Chairperson

Date approved

Margaret L. Reh, City Recorder
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Agenda Item No: 7A

% CITY OF NORTH PLAINS

31360 NW Commercial Street, North Plains, Oregon 97133

NORTH PLAINS

City to the Sunset
Date: July 20, 2015
To: Urban Renewal Agency Board of Directors
From: Interim City Manager Blake Boyles

Subject: Rankin Vanderzanden Property

Request: URA Directors to further discuss the possibility of purchasing a parcel of land
in the best interest of the URA.

Background: City Council viewed an appraisal submitted for the Vanderzanden
property at the September 15, 2014 Council meeting. The property in question (Tax lots
1N31DA3101 & 1N31DA3102) was once zoned commercial but changed some years
back to R-2.5.

Council requested staff to report on the estimated financial burden the City would incur

if the one acre piece of property on Commercial Street, east of 311th, were purchased.

It was determined that the URA has capacity to repay the loan and so does the General
Fund.

Rodney Linz, 42315 NW Woollen Road, Banks, Oregon, son-in-law of Frank
Vanderzanden, have been in discussions regarding this property with the City Council
and the URA Board. Linz has given a history of the property since the purchase of the
property back in 1968 and 1971 to both groups. A hypothetical commercial appraisal for
this property had been submitted to the Board previously and is included again in the
Agenda Packet for tonight’s meeting.

One option is to buy it, change the zoning and then resell it as commercial property. It
could be used as an economic development tool as it is centrally located. This property
could be critical to expanding the downtown area. Council wants to hear what the
Planning Commission has to say about this property and the uses for it. This could be
discussed again after further revisions on the Comprehensive Plan have been made.

The URA has approx. $310k in opening fund balance, therefore a loan would be
necessary to purchase this property. While the City’s General Fund has sufficient cash
to loan, a loan was not budgeted in FY15-16 and could not be made this year. Finance
Manager Rachael Lembo obtained a loan proposal from Premier Community Bank

URA Vanderzanden Property
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which has a reasonable interest rate. The loan proposal is attached. Also attached is a
comparison of debt the URA has incurred since its inception.

Fiscal Impact: To be determined by URA if interested in lot.
Environmental Issues: No environmental issues are associated with this item.
Recommendation: For URA to decide agency needs for area in question.

Attachments: Loan Proposal from Premier Community Bank
URA Loan Comparison

URA Vanderzanden Property
Page 2 of 2
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PREMIER

COMMUNITY BANK

June 16, 2015

Urban Renewal Agency
For the City of North Plains
North Plains, Oregon 97133

Dear Ms. Lembo, .

Thank you for contacting Premier Community Bank regarding your financing needs for the purchase of
the Vanderzanden property located six blocks east of North Plains. We sincerely appreciate your business
over the years.

We are happy to present you with the following proposal, which summarizes a potential financing
structure and terms. This letter is not a complete, detailed document that covers all of the rights and
obligations associated with such a loan, but rather a summary of the terms and conditions for your review
and consideration.

Borrower: Urban Renewal Agency for the City of North Plains

Guarantor: City of North Plains

Purpose: Purchase of unimproved land

Loan Amount: Up to $292,500 or 65% of appraised value, whichever is less.

Collateral: First position lien security interest in the real property located at the following

legal address:

West half of Lot 4 together with Lots 5 through 12, Block 20, North Plains, \
Washington County, Oregon. For assessment purposes, it is commonly

identified as Tax Lots 3101 and 3102 of Section 1DA, Township 1 North, Range

3 West, Washington County, Oregon.

Term: 15 years

Rate: Three consecutive five year rate terms with fixed interest rates equal to Des
Moines Federal Home Loan Bank fixed rate for Intermediate 5-year term
advances (“5 year Index”) plus 1.03%. The initial five year period will have a
fixed rate of 3.20%, if the loan is closed within 60 days. If the closing occurs
after 60 days, the then current index will be used.

PHONE 503.693.7500  FAX 503.846.9528 314 East Main Street, Hillsboro, Oregon 97123 www.pcboregon.com I
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Optional Rate:

Rate Floor:

Loan Fee:

Amortization:

Payments:

Appraisal:

Title:

Third-Party Costs:

Page 2 of 3

With a commitment from the City of North Plains and the Urban Renewal
Agency to keep their primary deposit relationships with Premier Community
Bank for the life of this loan, the interest rate would be reduced to the following;

Three consecutive five year rate terms with fixed interest rates equal to Des
Moines Federal Home Loan Bank fixed rate for Intermediate 5-year term
advances (5 year Index”) plus 0.73%. The initial five year period will have a
fixed rate of 2.90%, if the loan is closed within 60 days. If the closing occurs
after 60 days, the then current index will be used.

If at any time the primary deposits are not held with Premier Community Bank,
the rate would increase to the first rate quoted above, namely the index plus
1.03%.

A floor rate commensurate with the initial with the initial five year rate will be in
effect for the full loan term.

$1,462.50 or 0.50% of the final principal loan amount
15 years
Principal and interest due monthly, remaining principal and interest due at

maturity.

An appraisal of the property will be required and the direct cost will fall to the
borrower. An appraisal review may also be required in certain circumstances and
may also create a fee that would be the responsibility of the borrower.

A title insurance policy will be required affirming and insuring Premier
Community Bank’s first lien position on the collateral property. An escrow
closing may also be required.

Borrower will pay Premier Community Bank’s out-of-pocket costs for lien
searches, title related fees, appraisals, recording fees and other customary costs.

\

|
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Again, we are very pleased to propose these financing terms. If any of the terms and conditions contained
herein are not acceptable, please let us know so that we can discuss them further.

Please sign this application letter to indicate that you would like us to process your request for financing,
Please note that this summary does not contain all of the rights, obligations and/or privileges related to
this proposed loan and that the final execution of Premier Community Bank’s loan documents will be
required. This proposal will expire within 30 days of issuance if no action is taken by the borrower.

Sincerely,

Doreen App
Commercial Loan Officer
(503) 597-5561

ACKNOWLEDGEMENT

Acknowledged and agreed to this day of , 2015

By:

Rachael Lembo, Finance Manager for URA for City of North Plains

ORS 41.580 (3) (a) NOTICE
UNDER OREGON LAW, MOST AGREEMENTS, PROMISES AND COMMITMENTS MADE
BY THE BANK AFTER OCTOBER 3, 1989 CONCERNING LOANS AND OTHER CREDIT
EXTENSIONS WHICH ARE NOT FOR PERSONAL, FAMILY OR HOUSEHOLD PURPOSES
OR SECURED SOLELY BY THE BORROWER’S RESIDENCE, MUST BE IN WRITING,
EXPRESS CONSIDERATION AND BE SIGNED BY THE BANK TO BE ENFORCEABLE,
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City of North Plains
URA land purchase - loan comparison
June 10, 2015

Loan Loan Issuance Est Annual
Loaned by Loanstart Loanend period Amount Interest Rate Interest Costs Total cost Cost/S$/yr Cost Notes

Previous debt:
Kaybern lot Premier Bank 2/12/2009 2/1/2014 5 § 131,750 4.25%, variable $ 28,002 S 28,002 S 0.043 $ 6,000 1,2
Yellow House Premier Bank 8/2/2012 2/1/2014 15 § 90,000 4.5%, variable § 5,368 S 5368 S 0.040 S 13,000 2
Current debt:
Glencoe Road LOCAP 3/14/2011 12/1/2030 20 $ 275,000 3-5.7% $ 173,993 $13,039 $187,032 $ 0.034 $ 22,000 3
Kaybern/Yellow House General Fund 1/1/2014 1/1/2024 10 S 185,000 3.25% S 34,652 S - S 34,652 S 0.019 $ 22,000
Potential debt:
new property Premier Bank 15 § 292,500 2.9%, variable S 82,124 S 1,463 S 83586 S 0.019 S 24,000 4

1 - small principal payments, balloon payment due after 5 years
2 - issuance costs could not be identified

3 - no prepayment until Dec 2019

4 - three consecutive 5-year loans, interest varies upon renewal
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JOHN A. RANKIN, LLC.
Attorney at Law
26715 SW Baker Road
Sherwood, Oregon 97140
(503) 625-9710 / Fax (503) 625-9709
email: john@johnrankin.com

VIA FIRST CLASS MAIL

August 13,2014

Martha DeBry, City Manager
City Council

City of North Plains

31360 NW Commercial Street
North Plains, OR 97133
Phone: 503-647-5555

FAX: 503-647-2031

RE:  Vanderzanden Property Appraisal with Hypothetical Commercial Zoning
Vanderzanden Asking Price for Possible City Purchase.

Dear Martha and City Council:

Please find enclosed the City’s copy of the original above noted appraisal by R. P. Herman and
Associates which you requested based on the City’s potential interest in purchasing the Vanderzanden
property, for your and the City Council’s review and consideration.

Regarding establishing a final negotiated purchase price, as you know, under the property’s current
zoned R-2 and with the 15-unit townhouse approval, we have been marketing the property at an asking price of
$495,000. The enclosed appraisal at the hypothetical commercial zoning estimates the value at $450,000 in
order to establish a “superior market position” (page 38) relative to the adjacent property which has recently
come on the market AT $10.59/SF, which means the Vanderzanden property asking price should be $529,500
(50,000 SF X $10.59/SF).

The appraisal states on that same page that Comparable 2 and 3 support a value of $10.00/SF for the

Vanderzanden property, which means the asking price under the hypothetical commercial zoning would be
$500,000.

Finally, we have considered the option of obtaining City approval for a narrow lot detached single
family development, which could allow for a total of 12 lots, which we understand are currently being valued
in the new Polygon NW development in east North Plains at a raw land value of approximately $50,000/lot,
which would make the Vanderzanden property worth approximately $600,000 with a narrow lot subdivision
approval.
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THEREFORE, BASED ON THE ENCLOSED APPRAISAL AND ABOVE ANALYSIS, THE
VANDERZANDENS ARE PLEASED TO OFFER THE PROPERTY TO THE CITY FOR PURCHASE AT
THE CURRENT $495,000 ASKING PRICE.

If you have any questions or comments or need additional information, please call me or email me.
Thank you for your help and all the best with the City!

=

4
JOHN A RANKIN

JAR/bhs
Attachments:  None.
pc: Frank Vanderzanden

¢/o Rodney Linz
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Vanderzanden Property
Unimproved Commercial Land
North Plains, Oregon

Prepared For

Mr. John A. Rankin, Attorney at Law
John A. Rankin LLC
26715 SW Baker Road
Sherwood, Oregon 97140

Prepared By

R.P. Herman & Associates LLC
922 NW Joy Avenue
Portland, Oregon 97229

File 14096
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R.P. Herman & Associates LLC

Real Estate Valuation & Consulting Services

922 NW Joy Avenue
Portland, Oregon 97229-5552
Voice: (503) 626.8841 admin@rpherman.com
Mr. John A. Rankin, Attorney at Law August 1, 201+

John A. Rankin LLC
26715 SW Baker Road
Sherwood, Oregon 97140

Dear Mr. Rankin:

In accordance with your written request, I have completed an appraisal of a 50,000 square
fodt narcel of unimproved land which is situated approximately six blocks east of North
Plains, Oregon Central Business District adjoining the north side of Commercial Street. The
purpose of this appraisal assignment is to develop and support a value estimate based upon
the hypothetical that the subject property is zoned Highway Commercial (C-2),
notwithstanding its current residential zoning and land use entitlement for development as a
15-unit townhouse project. The purpose of the hypothetical value predication is that of
establishing a nexus between the intended use and zoning of the property subsequent to a
potential purchase by the City of North Plains. The ownership interest being valued is the fee
simple estate. The assignment results have been prepared for the exclusive use and benefit of
John A Rankin LLC, Attorney at Law. There are no third party beneficiaries. The definition
of market value, and report format, are intended to be consistent with the 2014-15 Edition of
the Uniform Standards of Professional Appraisal Practice (USPAP).

The legal description of the subject property is the West Half of Lot 4 together with Lots 5
through 12, Block 20, North Plains, Washington County, Oregon. For assessment purposes, it
is commonly identified as Tax Lots 3101 and 3102 of Section 1DA, Township 1 North,
Range 3 West, Washington County, Oregon.

Based upon my investigation and analysis of relevant market data, the following hypothetical
market value estimate has been developed and supported as of July 15, 2014:

Hypothetical Market Value: $450,000
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Mr. John A. Rankin, Attorney at Law August 1, 2014
John A. Rankin LLC

Page Two

The value opinion expressed, and acceptance of this report, are subject to the previously
identified hypothetical as well as various conditions and assumptions that have been
identified throughout the report and at its conclusion. The opportunity to be of service is
sincerely appreciated.

Respectfully submitted,

Cotcd Joseen

Richard P. Herman, MAI, FRICS
Member, R.P. Herman & Associates LLC
Oregon Certified Appraiser CO00190
Expiration Date: January 31, 2016

Email Address: rick@rpherman.com
Date of Report: August 1, 2014

File 14096 R.P. Herman & Associates LLC© Letter of Transmittal
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Executive Summary

Client/Intended User: Mr. John A. Rankin, Attorney at Law
John A. Rankin LLC
26715 SW Baker Road
Sherwood, Oregon 97140

Effective Dates: July 15, 2014 (Hypothetical Market Value Estimate)
August 1, 2014 (Date of Report)
Interest Valued: Fee Simple Title
Assignment Scope: Develop and support a market value estimate for the subject

property based upon the hypothetical that it is zoned Highway
Commercial (C-2), notwithstanding its current residential
zoning (R-2.5). All relevant valuation methodology is to be

utilized.
Report Scope: Narrative Appraisal Report (2014-15 USPAP)
Methodology: Sales Comparison Approach
Zoning: Highway Commercial (C-2)
Market Delineation: The subject market area can be primarily delineated to the

community of North Plains, Oregon and secondarily to
competing fringe suburban communities of Washington County
including Forest Grove and Banks.

Market Value Estimate:  $450,000 (Hypothetical)

Market Area The population of the City of North Plains grew approximately

Demographics: 7.3 percent between 2010 and 2013, from 1,947 to 2,089, and is
forecasted to increase to 2,311 as of 2018. Similarly, the
number of households increased from 706 to 759 and is
expected to be approximately 843 by 2018. Its median and
average household income were $58,116 and $70,624 as of
2013, with both expected to increase to $71,568 and $82,818,
respectively.

Project Overview: The subject property is a generally level, rectangularly shaped
parcel of unimproved land situated on the north side of
Commercial Street which is both a local collector and a couplet
providing connectivity between the North Plains Central
Business District and Glencoe Road which is a north/south
arterial located approximately two blocks east of the subject. It
provides connectivity between Commercial Street and Highway

File 14096 R.P. Herman & Associates LLC© Page 1
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Executive Summary, Cont’d.

Project Overview, 26 at a recently reconstructed interchange which is located

Cont’d.: approximately ten blocks south. All adjoining property to the
east, west and to the north of an interceding, contiguous rail
corridor is zoned Highway Commercial (C-2). It has a width
and depth of 500 feet and 100 feet, respectively. To the south of
Commercial Street is residential zoning. Surrounding land uses
include an older single-family residence and shop building to
the east and west, whereas an established residential
neighborhood is located to the south of Commercial Street. To
the north of the rail corridor is a mix of commercial and
residential land uses. The property is fully served in terms of
infrastructure with sanitary sewer, storm sewer and water all
available within the adjoining right-of-way.

Highest and Best Use: Based upon the hypothetical that the subject property has
commercial zoning, its highest and best use is that of supporting
either destination retail or professional office type land uses.

Locational North Plains is a small, rural berg located immediately north of
Differentiation: Highway 26 at the Glencoe Road interchange. The population
of the community as of 2013 was 2,089. The primary focus of
commercial development has historically been along Glencoe
Road between Highway 26 and its intersection with West Union
Road which is a principal arterial and commuting route which
parallels Highway 26 approximately 1 mile to the north. This is
the location of a broad range of retail uses including a
restaurant, automobile fueling stations and a McDonald’s fast
food franchise. Further west is an established residential area,
whereas further east along West Union Road are light industrial
and commercial land uses such as a storage facility, auto repair
and state police headquarters. Highway 26 is a primary
commuting route providing access to Highway 217 and the I-5
Freeway systems which are located 12 and 17 miles east,
respectively. It also provides direct access to the Portland
Central Business District (CBD) which is located roughly 17
miles east. The City of Hillsboro is located approximately 5
miles south which is the Washington County seat and the
location of numerous international manufacturing and high-tech
firms, including Intel, which is the largest private employer in
the State of Oregon. The community of North Plains provides
limited shopping and support services to the surrounding area.
Primary shopping and support service infrastructure is available

File 14096 R.P. Herman & Associates LLC© Page 2
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Executive Summary, Cont’d.

Locational in nearby Hillsboro as well as at the Tansabourne regional
Differentiation, Cont’d.:  shopping mall complex which is situated at the 185
Avenue/Highway 26 interchange approximately 2.5 miles east.

Land Use Entitlements:  The subject property was approved for development as a 15-unit
townhouse project on May 12, 2007 (SD VAR-07-002). Final
approval of the townhouse project was memorialized in a
Development Agreement between the property owner and the
City of North Plains recorded on May 30, 2008 as Document
2008-049150 which included several conditions of approval.
Development of the subject property with commercial zoning
may, or may not, result in similar conditioning. A Planning
Commission Staff Report dated April 22, 2014 subsequently
recommended a two-year extension of those land use
entitlements. Copies of the development agreement and
extension application have been included in the Addenda.

Ownership History: A current title report was not provided by the client. A review
of Washington County assessment records revealed ownership
of the subject property being vested in Francis J. Vanderzanden
as evidenced by a Bargain and Sale Deed recorded on March 8,
1994 as Document 1994-22439. There was no stated
consideration.

Marketing History: A review of Regional Multiple Listing Service (RML) archives
did not reveal any attempt to market the subject property
through a participating broker during the three-year period
preceding the valuation date. However, the property has been
passively marketed by means of on-site signage by the property
owner’s legal counsel. As verified with the client, there has
been little interest and no written offers. The marketing effort
was based upon the current zoning of the subject property as
Residential (R-2.5) and its land use entitlements as a 15-unit
townhouse project which has no relevance to its market position
with commercial zoning,

Assignment Conditions:  There were no assignment conditions that adversely influenced
the reliability of the value estimate reported herein.
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Executive Summary, Cont’d.

Extraordinary Valuation An extraordinary valuation assumption is one directly related to

Assumptions: a specific assignment, which, if found to be false, could alter the
appraiser’s opinions or conclusions. The value estimate reported
herein has been conditioned upon the following extraordinary
valuation assumptions:

e It has been assumed that an adverse impacts easement
and negative covenants recorded on May 1, 2006 (2006-
059765) can be rescinded if the subject zoning were to
become commercial. For purposes of this analysis, it has
been disregarded inasmuch as it is specific to the
existing residential zoning.

Hypothetical Conditions: A hypothetical condition is a value predication that is known to
be contrary to fact. Based upon information provided by the
client, the City of North Plains has expressed an interest in
potentially acquiring the subject property and affecting a re-
zone to Highway Commercial (C-2) which is consistent with
surrounding properties and what would have otherwise have
been its comprehensive plan zoning were it not for the 2007
townhouse project approval. In order to establish a nexus
between the intended use and zoning of the property by the city
and market value, the value opinion reported herein has been
based upon the hypothetical that the subject is zoned Highway
Commercial (C-2) for purposes of reasonable analysis.
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Preliminary Data

Subject Property Overview

The subject property is a generally level, rectangularly shaped parcel of unimproved land
situated on the north side of Commercial Street which is both a local collector and a couplet
providing connectivity between the North Plains Central Business District and Glencoe Road
which is a north/south arterial located approximately two blocks east of the subject. It
provides connectivity between Commercial Street and Highway 26 at a recently
reconstructed interchange which is located approximately ten blocks south. All adjoining
property to the east, west and to the north of an interceding, contiguous rail corridor is zoned
Highway Commercial (C-2). It has a width and depth of 500 feet and 100 feet, respectively.
To the south of Commercial Street is residential zoning. Surrounding land uses include an
older single-family residence and shop building to the east and west, whereas an established
residential neighborhood is located to the south of Commercial Street. To the north of the rail
corridor is a mix of commercial and residential land uses. The property is fully served in
terms of infrastructure with sanitary sewer, storm sewer and water all available within the
adjoining right-of-way. Based upon the hypothetical that the subject property has commercial
zoning, its highest and best use is that of supporting either destination retail or professional
office type land uses.

North Plains is a small, rural berg located immediately north of Highway 26 at the Glencoe
Road interchange. The population of the community as of 2013 was 2,089. The primary
focus of commercial development has historically been along Glencoe Road between
Highway 26 and its intersection with West Union Road which is a principal arterial and
commuting route which parallels Highway 26 approximately 1 mile to the north. This is the
location of a broad range of retail uses including a restaurant, automobile fueling stations and
a McDonald’s fast food franchise. Further west is an established residential area, whereas
further east along West Union Road are light industrial and commercial land uses such as a
storage facility, auto repair and state police headquarters. Highway 26 is a primary
commuting route providing access to Highway 217 and the I-5 Freeway systems which are
located 12 and 17 miles east, respectively. It also provides direct access to the Portland
Central Business District (CBD) which is located roughly 17 miles east. The City of
Hillsboro is located approximately 5 miles south which is the Washington County seat and
the location of numerous international manufacturing and high-tech firms, including Intel,
which is the largest private employer in the State of Oregon. The community of North Plains
provides limited shopping and support services to the surrounding area. Primary shopping
and support service infrastructure is available in nearby Hillsboro as well as at the
Tansabourne regional shopping mall complex which is situated at the 185™ Avenue/Highway
26 interchange approximately 2.5 miles east.

Land Use Entitlements

The subject property was approved for development as a 15-unit townhouse project on May
12, 2007 (SD VAR-07-002). Final approval of the townhouse project was memorialized in a
Development Agreement between the property owner and the City of North Plains recorded
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Preliminary Data, Cont’d.

on May 30, 2008 as Document 2008-049150 which included several conditions of approval.
Development of the subject property with commercial zoning may, or may not, result in
similar conditioning. A Planning Commission Staff Report dated April 22, 2014
subsequently recommended a two-year extension of those land use entitlements. Copies of
the development agreement and extension application have been included in the Addenda.

Legal Description

The legal description of the subject property is the West Half of Lot 4 together with Lots 5
through 12, Block 20, North Plains, Washington County, Oregon. For assessment purposes, it
is commonly identified as Tax Lots 3101 and 3102 of Section 1DA, Township 1 North,
Range 3 West, Washington County, Oregon.

Purpose and Intended Use of the Appraisal

The purpose of this appraisal assignment is to develop and support a value estimate based
upon the hypothetical that the subject property is zoned Highway Commercial (C-2),
notwithstanding its current residential zoning and land use entitlement for development as a
15-unit townhouse project. The purpose of the hypothetical value predication is that of
establishing a nexus between the intended use and zoning of the property subsequent to a
potential purchase by the City of North Plains. The intended use of the assignment results is
to support potential sale negotiations.

Ownership Rights
The property rights appraised represent the fee simple title.

Client/Intended Beneficiary

This appraisal report has been prepared for the exclusive use and benefit of John A. Rankin
LLC, Attorney at Law. There are no third party beneficiaries. The appraisal report may not
be used or relied upon by any other person or entity, for any purpose whatsoever, without the
express written consent of the appraiser. This report cannot be relied upon without the letter
of transmittal, executive summary as well as the attached assumptions and limiting
conditions.

Scope of Assignment/Appraisal Problem

The scope of services to be provided has been defined in an engagement agreement dated
June 24, 2014, a copy of which has been included in the Addenda. The report format is
intended to be consistent with that of a narrative appraisal report as defined in the 2014-15
Edition of the Uniform Standards of Professional Appraisal Practice (USPAP). The
assignment results are also intended to be in compliance with the current edition of USPAP.
The appraisal problem to be solved is that of developing a market value estimate for the
subject property based upon the hypothetical that it is zoned Highway Commercial (C-2).
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Preliminary Data, Cont’d.

The scope of inspection included an unrestricted viewing of the subject property. The scope
of research included the identification, verification and analysis of relevant commercial land
purchases. The scope of research resource available to develop this market data included
the Regional Multiple Listing Service, CoStar, First American Title Real Estate Solutions
Information Systems, County Assessor sale data, and interviews with brokers. The
geographic scope of research primarily focused upon the City of North Plains. However, as
a result of extremely limited commercial land sale market activity, the geographic scope was
necessarily expanded to that of other smaller, suburban fringe communities of Washington
County including the Cities of Banks and Forest Grove.

The scope of comparable sale verification included a conversation with a party to the
transaction as specifically identified in the market data summary charts presented herein. The
comparables cited herein should be construed as being a relevant sampling which was
selected based upon physical and locational similarity relative to the property under
appraisement and/or the credibility of the data. While many of the verifying parties were
generally candid, some were not. Much of the additional information requested by the
appraiser is not a matter of public record, thus it can be obtained only from these parties and
typically cannot be crosschecked against other sources. Thus, the physical and transactional
data derived from these interviews are assumed to be accurate. The quality and extent of the
verification process should be carefully considered by the reader/client when forming an
opinion as to the credibility of the individual comparables, as well as the cumulative
database. The manner in which the verifying party is interviewed and the substance of the
questions asked may, in some instances, result in conflicting information; independent
verification of the data by the client is encouraged so that a full understanding of each
comparable can be developed.

Dates of Significance

The hypothetical market value estimates reported herein relates to an effective date of J uly
15, 2014. The date of report is August 1, 2014. The appraiser makes no statements,
warranties, or representations, either expressed or implied, with respect to the future value of
the subject property. The real estate market is dynamic and affected by a wide range of
social, economic, physical and legal influences, the most profound of which are interest rates,
job formation, employment levels and consumer confidence. Over the past decade, all of
these measures of economic activity have demonstrated a general lack of consistency, both
positive and negative, depending upon geographic location. Thus, the value estimate, of
necessity, reflects market dynamics as of this particular point in time; future circumstances
may result in increasing or decreasing values.

Market Exposure Period Estimate

Reasonable marketing time is one of a series of conditions of the market value definition.
Exposure time is always presumed to precede the effective date of the appraisal and is
defined as the estimated length of time the property interest being appraised would have to be
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Preliminary Data, Cont’d.

offered on the market prior to the hypothetical consummation of a sale at market value as of
the effective date; a retrospective estimate is based upon an analysis of past events assuming
a competitive and open market. It is important to note that the concept of reasonable
exposure encompasses adequate, sufficient and reasonable time, as well as effort. The
exposure period is a function of price, time and use, and is not an isolated estimate of time
alone. The term “effective exposure time” applies to circumstances wherein a property may
be overpriced or under marketed. Similarly, exposure time is different for various types of
real estate and under various market conditions. Based upon the comparable sales utilized to
develop the hypothetical market value estimate, a market exposure period of up to two (2)
years has been estimated assuming a professional marketing effort.

Data Availability

All information utilized in the development of the value estimate reported herein has been
independently developed by the appraiser utilizing sources that are believed to be reliable.
No information was provided by the client or borrower.

Ownership History

A current title report was not provided by the client. A review of Washington County
assessment records revealed ownership of the subject property being vested in Francis J.
Vanderzanden as evidenced by a Bargain and Sale Deed recorded on March 8, 1994 as
Document 1994-22439. There was no stated consideration.

Marketing History

A review of Regional Multiple Listing Service (RML) archives did not reveal any attempt to
market the subject property through a participating broker during the three-year period
preceding the valuation date. However, the property has been passively marketed by means
of on-site signage by the property owner’s legal counsel. As verified with the client, there has
been little interest and no written offers. The marketing effort was based upon the current
zoning of the subject property as Residential (R-2.5) and its land use entitlements as a 15-unit
townhouse project which has no relevance to its market position with commercial zoning,

Extraordinary Valuation Assumptions

An extraordinary valuation assumption is one directly related to a specific assignment,
which, if found to be false, could alter the appraiser’s opinions or conclusions. The value
estimate reported herein has been conditioned upon the following extraordinary valuation
assumptions:

o It has been assumed that an adverse impacts easement and negative covenants
recorded on May 1, 2006 (2006-059765) can be rescinded if the subject zoning were
to become commercial. For purposes of this analysis, it has been disregarded
inasmuch as it is specific to the existing residential zoning.
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Preliminary Data., Cont’d.

Assignment Conditions

There were no assignment conditions that adversely influenced the reliability of the value
estimate reported herein.

Hypothetical Conditions

A hypothetical condition is a value predication that is known to be contrary to fact. Based
upon information provided by the client, the City of North Plains has expressed an interest in
potentially acquiring the subject property and affecting a re-zone to Highway Commercial
(C-2) which is consistent with surrounding properties and what would have otherwise have
been its comprehensive plan zoning were it not for the 2007 townhouse project approval. In
order to establish a nexus between the intended use and zoning of the property by the city
and market value, the value opinion reported herein has been based upon the hypothetical
that the subject is zoned Highway Commercial (C-2) for purposes of reasonable analysis.

Relevant Definitions

The following definitions cited in the Dictionary of Real Estate Appraisal published by the
Appraisal Institute (2010) and the 2014-15 edition of USPAP are relevant to this assignment
and report:

Fee Simple Title

Absolute ownership unencumbered by any other interest or estate, subject only to the
limitations imposed by the governmental powers of taxation, eminent domain, police
power and escheat.

Hypothetical Condition

That which is contrary to what exists but is supposed for the purpose of analysis.
Hypothetical conditions assume conditions contrary to known facts about physical,
legal, or economic characteristics of the subject property; or about conditions external
to the property, such as market conditions or trends; or about the integrity of data used
in an analysis.

Market Value

The most probable price which a property should bring in a competitive and open
market under all conditions requisite to a fair sale, the buyer and seller each acting
prudently and knowledgeably, and assuming the price is not affected by undue
stimulus. Implicit in this definition is the consummation of a sale as of a specified date
and the passing of title from seller to buyer under conditions whereby:

e  Buyer and seller are typically motivated;

® Both parties are well informed or well advised, and acting in what they
consider their best interests;
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Preliminary Data, Cont’d.

® A reasonable time is allowed for exposure in the open market;

®  Payment is made in terms of cash or U.S. dollars or in terms of financial
arrangements comparable thereto; and

®  The price represents the normal consideration for property sold unaffected by
special or creative financing or sales concessions granted by anyone
associated with the sale.

Appraisal Report Transmittal and Acceptance

All persons and firms reviewing, utilizing or relying on this report in any manner bind
themselves to accept all attached restrictions, certifications, assumptions, and limiting
conditions. Do not use this report if you do not so accept. These conditions are a part of the
appraisal report; they are a preface to any certification, definition, fact or analysis and are
intended to establish as a matter of record that the function of this appraisal is to provide an
estimate of present market value for the subject property based upon the appraiser’s
observations. This appraisal report is an economic study to estimate market value as defined
herein. An appraisal is not an engineering report, survey, or environmental assessment;
expertise in these areas, among others, is not implied.
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Economic and Locational Analysis

North Plains is a small, rural berg located immediately north of Highway 26 at the Glencoe
Road interchange. The population of the community as of 2013 was 2,089. The primary
focus of commercial development has historically been along Glencoe Road between
Highway 26 and its intersection with West Union Road which is a principal arterial and
commuting route which parallels Highway 26 approximately 1 mile to the north. This is the
location of a broad range of retail uses including a restaurant, automobile fueling stations and
a McDonald’s fast food franchise. Further west is an established residential area, whereas
further east along West Union Road are light industrial and commercial land uses such as a
storage facility, auto repair and state police headquarters. Highway 26 is a primary
commuting route providing access to Highway 217 and the I-5 Freeway systems which are
located 12 and 17 miles east, respectively. It also provides direct access to the Portland
Central Business District (CBD) which is located roughly 17 miles east. The City of
Hillsboro is located approximately 5 miles south which is the Washington County seat and
the location of numerous international manufacturing and high-tech firms, including Intel,
which is the largest private employer in the State of Oregon. The community of North Plains
provides limited shopping and support services to the surrounding area. Primary shopping
and support service infrastructure is available in nearby Hillsboro as well as at the
Tansabourne regional shopping mall complex which is situated at the 185" Avenue/Highway
26 interchange approximately 2.5 miles east.

According to ESRI/Infogroup statistical data, the population of the City of North Plains grew
approximately 7.3 percent between 2010 and 2013, from 1,947 to 2,089, and is forecasted to
increase to 2,311 as of 2018. Similarly, the number of households increased from 706 to 759
and is expected to be approximately 843 by 2018. Its median and average household income
were $58,116 and $70,624 as of 2013, with both expected to increase to $71,568 and
$82,818, respectively. The population of nearby Hillsboro, which is the second largest
population center of Washington County, as well as the county seat, increased from 91,611 to
93,985 between 2010 and 2013 with the number of households increasing from 33,289 to
34,293. By 2018 the population and number of households are expected to be approximately
99,305 and 36,352, respectively. Median and average household income in Hillsboro as of
2013 were $55,252 and $70,247, and by 2018 are projected to be $68,609 and $81,145,
respectively.

Demographic and Income Profile
North Plains City North Plains CCD Hillshoro
2010 2013 2018 2010 2013 2018 2010 2013 2018

Population 1.947 2.089 2,311 4.800 4.984 5353 91.611 93,985 69,305
Houscholds 706 759 843 1.789 1.862 1.995 33280 34293 36,352
Average HH Size 2T 274 273 1.68 267 267 27 290 2.69
Median HH Income - $58.116 $71.568 - $72.646 $85,857 - $55.252 $68.609
Average HH Income - $70.624 $82.818 - $104.321  $129476 —— $70.247 $81.145
Per Capita Income — $26.286 $30.950 - $30.008 $48.440 — $25.993 $30.057
Source: Census Buresau 2010 Summarv File 1. ESRI forecasts for 2013 and 2018,
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Economic and Locational Analysis, Cont’d.
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Of the six counties encompassing the
Portland metro area, Clark County,
Washington reflected the second
highest population as of 2012. Ac-
cording to the January, 2013 of the
Portland Metro Labor Trends report
published by the Oregon Employment
Department, “The seven-county area
added 20,325 residents in 2012... far
fewer than the years prior to the
recession when the metro area gained
about 35,000 new residents annually.
The Oregon portion of the metro area

(five-county) grew by neatly 17,000 people, to 1,823,200; almost half (46.9%) of Oregon’s
total population. While all seven counties in the Portland metro area gained population in
2012, nearly two-thirds of growth occurred in just two of its largest counties: Multnomah and
Washington. They each gained about 6,500 new residents.” The City of Portland accounted
for 15 percent of Oregon’s population, roughly 27 percent of the Portland metro area (seven
counties) and 78.5 percent of Multnomah County alone.

As reflected in the February, 2014 edition of the report, “Portland city businesses accounted
for 387,000 jobs in 2012 (24.3% of statewide) and paid out $19.8 billion in wages (27.7% of
statewide). The jobless rate topped 11 percent in the summer of 2009 and has since come
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Economic and Locational Analvysis, Cont’d.

down to 6.8 percent (2013), lower than the rest of the state (8.0%) and nation (7.4%).”
Consequently, the demographic and economic trends of the State of Oregon are largely
defined by and follow that of the Portland metro area. As reflected in the January, 2014
Labor Trends, the Oregon portion of the metro area accounted for 47 percent (1,800,000) of
the state’s population, 53 percent (875,700) of the state’s jobs and 61 percent ($44.3 billion)
of statewide payroll during 2012.

According to the January, 2014 edition, the metro area has lower unemployment than the
state and nation and “was not hit quite as hard by the recession as the rest of the state. It lost
7.9 percent of its employment base during the Great Recession. The balance-of-state lost
roughly 9.0 percent... Roughly three-quarters of Oregon’s job growth since the end of the
recession has occurred in the Portland metro area (five counties).” The average annual wage
page by metro area employers was $49,914 in 2012, or $23.44 per hour. This was $13,075
(35.5%) more than the rest of the state which reflected an average hourly wage of $21.75.
“The metro area has proportionately more jobs in manufacturing, professional and business
services, and financial activities compared to the rest of Oregon. Manufacturing’s relative
dominance in the metro area is due largely to high tech and metals. Professional and business
services (which includes engineering, legal, accounting, management of companies) and
financial activities are industries that are more likely to locate in urban areas, as is the case
for Portland. The region is less concentrated in government, natural resources, private health
services, retail trade, accommodation hospitality, and food and wood products
manufacturing,

Portland Metro (Oregon Portion) Share of Statewide The Portlan‘d metro area is dominated
Employment: 2012 by the “tri-county” area of Clac-
Share of Statewide Empioyment (53.1%) kamas, Multnomah and Washington
Counties. According to the February,
2014 edition of the Labor Irends
report, Clackamas County was hit
harder by and slower to recover from
the “Great Recession”. “The Portland
metropolitan area is a 7-county region
for a reason: people regularly com-
mute between these counties for jobs.
In fact, about half of Clackamas
County’s residents cross county lines
every morning for work, the majority traveling to Multnomah County. In other words, the 7-
county area is a single labor shed... Preliminary estimates indicate that Clackamas County
has added back about 4,800 jobs since bottoming out in 2010, or about one-third of
recessionary losses. Meanwhile, neighboring Multnomah and Washington counties have
made a full jobs recovery, and then some. Employment is about 7,000 jobs above pre-
recession peaks.”
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Economic and Locational Analysis, Cont’d.

Washington County employment has prospered with Hillsboro becoming firmly established
as a home for high tech corporations. The largest employer in the state, Intel, has been
expanding with its latest plant, D1X, creating thousands of construction jobs folled by
hundreds of manufacturing jobs. “Manufacturing jobs tend to have a strong multiplier effect:
one new job creates an additional one or two jobs elsewhere in the economy.” In addition,
population growth tends to spur job growth and Washington County added 21,300 new
residents between 2010 and 2013, more than any other county in the state. Multnomah
County, which added nearly as many residents as Washington County, is a popular location
for “software and computer design-related industries which have been growing rapidly
throughout the recovery. In particular, computer design is thriving in Multnomah County —
many companies choose to locate in downtown Portland in part because it’s attractive to their
workers. These are high-paying jobs, so there’s an added benefit of more money being
pumped into the economy and spurring additional job growth.”

As reported in the current edition of the Portland Metro Labor Trends published by the
Oregon Employment Department (July, 2014), “The Portland metro area’s seasonally
adjusted unemployment rate was unchanged at 6.3 percent in May and down from May 2013
(7.3%). An estimated 71,400 area residents were unemployed and looking for work, 11,900
fewer than one year earlier.

Portland Metro Labor Force and Industry Employment Summary
Change From
Labor Force Status May, 2014 April, 2014 May, 2013
Civilian Labor Force 1,927,152 13,964 6,256
Total Employed 1,799,703 17,497 22,713
Unemployment 127,449 3,533 -16,457
Unemployment Rate, seasonally adjusted 6.9% 0.1% -0.9%
Nonfarm Payroll Employment Mav, 2014 April, 2014 May, 2013
Mining and logging 7,800 300 200
Construction 79,300 700 5,700
Manufacturing 178,300 1,500 4,900
Trade, Transportation, Utilities 321,700 3,000 6,200
Information 33,100 400 1,100
Financial Activities 91,900 1,000 500
Professional and Business Services 214,400 -1,200 6,900
Educational and Health Services 249,700 -1,600 6,300
Leisure and Hospitality 183,600 5,200 6,000
Other Services 59,800 1,300 1.200
Total Private 1,419,600 10,600 39,000
Government 302,000 3,500 3,200
Total Nonfarm 1,721,600 14,100 42,200

Source: Portland Metro Labor Trends-July, 2014

May’s rate is the lowest since August 2008, when it was 6.1 percent. Oregon’s
unemployment rate was 6.9 percent in May and the national rate held steady at 6.3 percent.
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Economic and Locational Analysis, Cont’d.

Preliminary estimates from the federal Bureau of Labor Statistics show that the metro area
added 1,000 jobs (seasonally adjusted) in May following a gain of 4,700 jobs in April.
Despite May’s relatively small gain, the recovery remains strong: monthly job growth has
averaged nearly 3,000 jobs since the start of the year, and 2,500 during the past 12 months.”

In summary, the subject location can be primarily differentiated from that of other areas of
unincorporated Washington County by its small community rural environment yet
convenient access to a broad range of shopping and employment resources located in the
nearby Cities of Hillsboro and Beaverton. Commuting is facilitated by ease of access to
Highway 26. There are no adverse locational influences.
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Subject Property Description

Subject Project Overview

The subject property is a generally level, rectangularly shaped parcel of unimproved land
situated on the north side of Commercial Street which is both a local collector and a couplet
providing connectivity between the North Plains Central Business District and Glencoe Road
which is a north/south arterial located approximately two blocks east of the subject. It
provides connectivity between Commercial Street and Highway 26 at a recently
reconstructed interchange which is located approximately ten blocks south. All adjoining
property to the east, west and to the north of an interceding, contiguous rail corridor is zoned
Highway Commercial (C-2). It has a width and depth of 500 feet and 100 feet, respectively.
To the south of Commercial Street is residential zoning. Surrounding land uses include an
older single-family residence and shop building to the east and west, whereas an established
residential neighborhood is located to the south of Commercial Street. To the north of the rail
corridor is a mix of commercial and residential land uses. The property is fully served in
terms of infrastructure with sanitary sewer, storm sewer and water all available within the
adjoining right-of-way. Based upon the hypothetical that the subject property has commercial
zoning, its highest and best use is that of supporting either destination retail or professional
office type land uses.

Land Use Entitlements

The subject property was approved for development as a 15-unit townhouse project on May
12, 2007 (SD VAR-07-002). Final approval of the townhouse project was memorialized in a
Development Agreement between the property owner and the City of North Plains recorded
on May 30, 2008 as Document 2008-049150 which included several conditions of approval.
Development of the subject property with commercial zoning may, or may not, result in
similar conditioning. A Planning Commission Staff Report dated April 22, 2014
subsequently recommended a two-year extension of those land use entitlements. Copies of
the development agreement and extension application have been included in the Addenda.

Zoning

The subject property is currently zoned R-2.5 which primarily accommodates multifamily
housing. The value opinion reported herein has been based upon the hypothetical that the
subject property is zoned Highway Commercial (C-2). Examples of uses permitted on an
outright basis in this zone include planned unit development, home occupation, alcoholic
beverage establishments, indoor amusement enterprise, animal care facility, medical and
dental clinics, drive-in, dry cleaning establishment, fuel sales, hotels/motels, office/business,
restaurants, retail sales and service, self storage and vehicle sales. There is also a broader
range of conditional uses. The minimum lot size requirement is 5,000 square feet, whereas
the minimum lot width is 50 feet. The minimum front, side and rear yard setback
requirements are 20 feet, 10 feet and 10 feet, respectively. The maximum allowable structure
height is 45 feet. Off-street parking and loading accommodations are also required. A copy of
the zoning excerpt has been included in the report Addenda.
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Subject Property Description, Cont’d.

Topography
Overall, the subject property exhibits generally level topography and is essentially at grade
with NW Commercial Street which forms its southerly property boundary. It is also

essentially at grade with adjoining properties to the east and west as well as an abandoned
rail corridor which adjoins to the north.

Infrastructure Resources

As verified with the City of North Plains Public Works Department, a water line is currently
located within the Commercial Street right-of-way. There is also a sanitary sewer line and
storm sewer available. Emergency services will be provided by the City of North Plains and
Tualatin Valley Fire & Rescue. Electricity and natural gas will be provided by Portland
General Electric and NW Natural Gas, whereas Comcast will provide cable television and
telecommunications. Garbage and refuse collection will be provided by Garbarino.

Property Taxes and Assessments

The following tabulation provides a summary of the subject property real market value
(RMV), as determined by the Washington County Assessor, along with its assessed value
and corresponding property tax levy for the 2013/14 fiscal year:

2013-2014 Tax Summary
Real Market Value (RMV) Assessed
1
Tax Lot Parce Acres Land m———— Total Valiie Taxes
3101 R730267 0.23 $98.,280 - $98,280 $23,660 $359.38
3102 R730276 0.92 $361,440 - $361,440 $94,940 $1,442.09
Totals ) 1.15 $459,720 50 $459,720 $118,600 $1,801.47

Accessibility and Connectivity

The subject property has approximately 500 lineal feet of frontage along the north side of
NW Commercial Street which is a fully improved local collector consisting of asphalt
surfaced bi-directional travel lanes together with curbing and intermittent sidewalks on the
south side residing with an 80-foot right-of-way. There is no curbing or sidewalk along the
subject frontage. Access to the subject property has been established near the westerly
extreme of its frontage in the form of a gravel surfaced driveway. Commercial Street
intersects with NW Glencoe Road approximately two blocks east which provides direct
connectivity to nearby Highway 26 at a recently reconstructed interchange which is located
approximately eight blocks south. Commercial Street provides direct connectivity between
Glencoe Road, West Union Road and the North Plains Central Business District which is
situated roughly six blocks west. The nearest traffic control is a four-way stop at the Glencoe
Road/Commercial Street intersection.
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Subject Property Description, Cont’d.

Flood Hazard Area

Based upon a review of the most recent Flood Insurance Rate Map (FIRM Panel 41027C
0001B; March 16, 1989) indicates that the subject property is located within FEMA Zone X
which is an area of minimal flood hazard.

Surrounding I.and Use

Adjoining the subject property to the east is a +/- 30,000 square foot commercially zoned site
improved with an older single-family residence. Adjoining to the west is a 10,000 square foot
commercially zoned site that is improved with a small shop building. To the north is a rail
corridor, beyond which is a mix of commercial and residential land uses. Across NW
Commercial Street to the south is an established residential neighborhood. A variety of
commercial uses are located along nearby Glencoe Road between Commercial Street and
Highway 26 including a restaurant, resale store, automobile repair, convenience store/fueling
stations and a McDonald’s fast food restaurant.

Easements/Encroachments

A current title report and survey are recommended. An Adverse Impacts Easement and
Negative Covenants were recorded on May 19, 2006 as Document 2006-059765, wherein the
owner of the adjoining “Garbarino Property” agreed to waive “any right to object to the uses
allowed in the R-2.5 zoning designation” and all claims arising from the proposed townhouse
project development. The subject property owner allowed the Garbarino property “the right
to use and develop all or any part of the Garbarino Property in any manner not expressly
prohibited by applicable laws and regulations...” including but not limited to adverse impacts
including truck storage and dispatch, security lighting, truck repair shop and odor that was
identified as Exhibit C. A copy of the document has been included in the Addenda. The
impact of this agreement has been disregarded for purposes of this analysis which is based
upon the hypothetical condition that the subject is commercially zoned. An inspection of the
subject property did not reveal any obvious encroachments. A current title report and survey
are strongly recommended.

Soil Conditions

The appraiser was not provided with a soils engineering study. It has therefore been assumed
that there are no adverse soil conditions and that the compaction capacity of the subject site is
adequate to support all permitted land uses.

Environmental Issues

The appraiser was not provided with an environmental assessment of the subject site. It has
therefore been specifically assumed that there are no recognized adverse environmental
conditions. A review of the State of Oregon Environmental Protection Agency Registered
Event website did not reveal any activity relating to the subject property.
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Subject Property Description, Cont’d.

Highest and Best Use

The highest and best legal use of the subject property has been defined by the hypothetical
upon which the value estimate reported herein has been predicated, that being Highway
Commercial (C-2) zoning. The purpose of this zone is to accommodate a broad range of non-
residential land uses which include both office and retail. The subject meets the minimum lot
area requirement of 5,000 square feet, as well as the minimum width requirement of 50 feet.
As a result of its considerable frontage (500 feet) and competitive depth (100 feet), as well as
it already being platted into eight (8) lots, it has the ability to support more than one
commercial site. While it is favorably located relative to transportation infrastructure and the
North Plains CBD, it does not have the level of exposure needed to support intensive retail
land uses which have historically migrated to the section of NW Glencoe Road between
Commercial Street and Highway 26. It is therefore more suitable for development with a
non-exposure dependent land use such as a specialty eating establishment, professional
offices, medical/dental clinic or some form of destination type specialty retail. It is unlikely
that there is sufficient demand to support mixed or planned unit residential development due
to the market dominance of detached housing. All infrastructure needed to support
development is available and contiguous. Development conditioning will most likely focus
upon half-street improvements along the Commercial Street frontage.
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SUBJECT PHOTOGRAPHS
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| Easterly street scene along NW Commercial Street (subject left)

R R EEEEEEEE——————————————..
File 14096 R.P. Herman & Associates LLC© Page 22

NORTH PLAINS URBAN RENEWAL AGENCY AGENDA PACKET
Monday, July 20, 2015
Packet Pagination: Page 38 of 163




SUBJECT PHOTOGRAPHS

o e

| . Northeasterly view of subject property from its southwest corner
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SUBJECT PHOTOGRAPHS

Southerly view of adjoining reside

&
.

Southeasterly view of subject property from its northwest corner

File 14096 R.P. Herman & Associates LLC© Page 24

NORTH PLAINS URBAN RENEWAL AGENCY AGENDA PACKET
Monday, July 20, 2015
Packet Pagination: Page 40 of 163




SUBJECT PHOTOGRAPHS

Easterly view of subject property
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Land Valuation

Consistent with the scope of this assignment, a market value estimate for the subject property
is to be developed and supported based upon the hypothetical that it is zoned Highway
Commercial (C-2). To that end, a diligent investigation of the marketplace was conducted
and sales of commercially zoned unimproved land investigated which could be compared to
the subject property in order to support the market value opinion. As a result of the subject
small community location and limited market activity, the geographic scope of search was
necessarily expanded to other smaller, peripheral communities of Washsington County such
as Banks and Forest Grove. Of the total investigated, the following market comparisons were
considered to be the most meaningful and relevant.

The first comparable is located near
the easterly fringe of Forest Grove
approximately two blocks north of N.
Adair Street which is the intra-urban
westbound segment of the Tualatin
Valley Highway. A recently com-
pleted Walmart Superstore is located
approximately two blocks east. Imme-
diately surrounding land uses include
an automobile dealership, industrial
building and manufactured home park.
An O’Reilly Auto Parts store adjoins
to the south. The site exhibits level
topography and is essentially square in shape. It has approximately 300 lineal feet of frontage
along the east side of Yew Avenue, which is a local collector, as well as 277 feet of frontage
along the south side of 22™ Avenue which is a local street adjoining to the north. All
infrastructure needed to support development is available and contiguous. The property was
purchased by the seller in 2006 at which time its zoning was changed from Industrial to
Commercial. The purchase price at that time was $275,000 or $4.38/SF. The site has an area
of approximately 62,726 square feet, all of which is usable. Its current asking price is
$495,000 which is equivalent to a unit value of $7.89/SF. The listing broker reported that
although there has been limited interest the seller is unwilling to adjust the asking price.
Seller financing is nonetheless available. The broker anticipates a sale at $395,000 or
$6.30/SF.
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Land Valuation, Cont’d.

The second comparable is located in
the nearby community of Banks,
Oregon adjoining the north side of NW
Oak Way which is a local collector
that provides connectivity between
Highway 47 and a large, newer resi-
dential area known as “Banks Estates”.
A post office adjoins to the west,
whereas a grocery anchored neighbor-
hood shopping center and self service
storage facility are located across Qak
Way to the southwest. It exhibits
generally level topography and has a
depth of approximately 122 feet relative to a width of roughly 185 feet. The area of the site is
approximately .52 acre or 22,651 square feet. The site is zoned C; Commercial. It was
exposed to the marketplace for approximately three months on a by-owner basis. The seller
was the owner of the nearby Oak Village Shopping Center who viewed the property as being
excess land. It went under contract to the local school district in order to expand its holding
relative to an adjoining school facility to the north as well as create additional access. The
transaction closed in January, 2009 at a negotiated price of $230,000 which was equivalent to
$10.15/SF. The terms of sale were cash to seller. This was reported to be an open market
transaction in all respects.

The third comparable adjoins the
subject property to the east. It exhibits
highly similar functionality with a
depth of 100 feet and a width of 300
feet. It is zoned Highway Commercial [
(C-2) and is fully served in terms of §
infrastructure. It is improved with an
older single-family residence which
represents an interim use that is
currently generating $850 per month in
gross rental revenue. The asking price
is $375,000 or roughly $10.59/SF
based upon a gross site area of 35,400 e : e
square feet. The listing broker believes that the askmg price is potentlally aggressive and
anticipates a somewhat lower final sale price. The property has been exposed to the
marketplace for approximately six weeks with only one serious enquiry. The asking price is
based upon a cash to seller transaction.
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Land Valuation, Cont’d.

The fourth comparable is located in
North Plains adjoining the south side
of Hillcrest Street which parallels
Commercial Street north of the rail
corridor. The site is specifically
located approximately 250 feet east of
its intersection with Main Street and is
zoned General Commercial (C-1). It is
an undeveloped site which has a width
and depth of approximately 48 feet and
100 feet, respectively. All infra-
structure needed to support develop-
ment is available and contiguous. It is
bemg purchased by an adjomlng property owner (Portable Welding & More) for expansion
purposes. It exhibits level topography and is essentially permit-ready. Surrounding land use
north of Hillcrest Street and further east is predominantly single-family residential. It was
exposed to the marketplace through a local broker for approximately one week at an asking
price of $60,000 and went under contract on July 11, 2014. The purchase price is reportedly
consistent with the asking price with the transaction scheduled to close within 60 days. The
sale price was equivalent to $12.50/SF based upon the asking price. There were no
competing offers. This was reported to be an open market transaction in all respects.

The fifth comparable is located in
Forest Grove adjoining the north side
of the Tualatin Valley Highway
(Pacific Avenue) approximately two
blocks east of its intersection with
Highway 47. Adjoining to the west are
vehicle repair shops, whereas a newer
Ace Hardware retail store is located
across Tualatin Valley Highway to the
south. This is a high visibility location
within an average daily traffic count in
excess of 15,000 vehicles per day. The
site exhibits generally level topogra-
phy and has approximately 172 feet of width and street frontage relative to a depth of 195
feet. The area of the site approximates 33,541 square feet. It was exposed to the marketplace
through a regional broker at an asking price of $750,000 which included approximately 1
acre of additional land. It was also possible to purchase an adjoining commercial building at
a total package price of $1,700,000. It was purchased by O’Reilly Auto Parts in February,
2012 at a negotiated price of $450,000 which was equivalent to $13.42/SF. The development
capacity of the site was benefited by the availability to use an off-site detention pond
associated with the Ace Hardware Store. The purchase price was characterized by the listing
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Land Valuation, Cont’d.

broker as being aggressive and above market. Otherwise, it was an open market transaction
in all respects.

Market conditions have generally stabilized subsequent to 2010 after the onset of a severe
recession in 2008. Although Comparable 2 was sold immediately subsequent to the onset of
recession, it was purchased by a school district which was otherwise relatively unaffected by
market conditions at that time. Consequently, it is the appraiser’s opinion and conclusion that
all of the comparables are effectively current relative to market trend.

The indication of Comparable 1 clearly establishes a lower unit value threshold for the
subject as a result of its inferior exposure and location, as well as its larger size which has a
suppressing influence upon unit value due to size regression. Conversely, the indication of
Comparable 4 clearly establishes an upper unit value indication as a result of its smaller size.
The indication of Comparable 5 likewise establishes an upper unit value as a result of its
superior location and exposure adjoining the Tualatin Valley Highway. As reported by the
listing broker, the sale price was aggressive and above market. The indications of
Comparables 2 and 3 tend to suggest and support a unit value of $10.00/SF recognizing that
the asking price has a $10.59/SF will likely be subject to negotiation. In order to establish a
superior market position relative to adjoining Comparable 3, it is the appraiser’s conclusion
that somewhat more aggressive pricing will be necessary. Accordingly, the appraiser is
influenced to a unit value of $9.00/SF which, when applied to the subject site area of 50,000
square feet, results in a hypothetical market value estimate of $450,000 based upon Highway
Commercial zoning.
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Certificate of Appraisal

The undersigned does hereby certify as follows:

Richard P. Herman MAI has conducted a viewing of the subject property and a curbside viewing of all of
the comparables cited herein.

I have performed no services, as an appraiser or in any other capacity, regarding the property that is the
subject of this report within the three-year period immediately preceding acceptance of this assignment.

In compliance with ORA 161-025-0025(2)(d), professional contributions have been made by David
Balfour (Oregon Registered Appraiser Assistant AA02441) as to definition of the appraisal problem (161-
025-0025(2)(a)(A)(i-vii)), preliminary analysis of general data relating to locational influences as well as
social, economic, governmental and environmental factors (2)(a)(B)(i), identification of specific data
relating to the subject property and comparables (2)(a)(B)(ii), identification of competitive supply and
demand influences that are relevant to the subject market area (2)(a)(B)(iii), analysis of the subject
property (2)(a)(C)(i-v) and/or highest and best use analysis (2)(D)(i-ii). The value opinions concluded
herein are nonetheless the exclusive work product of the supervising appraiser.

I have no present or contemplated future interest in the real estate that is the subject of this appraisal
report. I have no personal interest or bias with respect to the subject matter of this appraisal report or the
parties involved.

To the best of my knowledge and belief, the statements of fact contained in this appraisal report, upon
which the analyses, opinions, and conclusions expressed herein are based, are true and correct. The
appraisal report sets forth all of the limiting conditions imposed by the terms of this assignment affecting
the analyses, opinions, and conclusions contained in this report.

Employment of the appraiser was not conditioned upon the appraisal producing a specific value or a value
within a given range. My compensation is not contingent upon the reporting of a predetermined value or
direction in value that favors the cause of the client, the amount of the value estimate, the attainment of a
stipulated result, or the occurrence of a subsequent event. The appraisal assignment was not based on a
requested minimum valuation, a specific valuation, or the approval of a loan.

The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly
authorized representatives. I certify that, to the best of my knowledge and belief, the reported analyses,
opinions and conclusions were developed, and this report has been prepared, in conformity with the
requirements of the Code of Professional Ethics of the Appraisal Institute and the Uniform Standards of
Professional Appraisal Practice.

As of the date of this report, Richard P. Herman has completed the requirements of the continuing
education program of the Appraisal Institute.

il forsi

Richard P. Herman, MAI, FRICS
Member, R.P. Herman & Associates LLC
Oregon Certified Appraiser C000190
Expiration Date: January 31, 2016

Email Address: rick(@rpherman.com
Date of Report: August 1, 2014
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Limiting Conditions and Assumptions

Limit of Liability

The liability of R.P. Herman and Associates LLC (and employees) is limited to the client
only and to the fee actually received by the appraiser. Further, there is no accountability,
obligation, or liability to any third party. If this report is placed in the hands of anyone other
than the client, the client shall make such party aware of all limiting conditions and
assumptions of the assignment and related discussions. The appraiser is in no way to be
responsible for any costs incurred to discover or correct any deficiencies of any type present
in the property be it physically, financially, and/or legally. In the case of limited partnerships,
syndication offerings or stock offerings in real estate, the client agrees that, in case of lawsuit
(brought by lender, partner or part owner in any form of ownership, tenant, or any other
party), any and all awards, settlements of any type in such suit, regardless of outcome, the
client will hold the appraiser completely harmless in any such action.

Copies, Publications, Distribution, Use of Report

This is a narrative appraisal report which is intended to comply with the reporting
requirements set forth under the 2014-15 Edition of the Uniform Standards of Professional
Appraisal Practice. It provides a comprehensive discussion of the data, reasoning, and
analysis that were used in the appraisal process to develop the appraiser’s opinion of value.
The depth of discussion contained in this report is specific to the needs of the client and for
the intended use. The appraiser is not responsible for unauthorized use of this report.

Possession of this report or any copy thereof does not carry with it the right of publication,
nor may it be used for other than its intended use; the physical report(s) remain the property
of the appraiser for the use of the client, the fee being for the analytical services only.

The Bylaws and Regulations of the Appraisal Institute require each Member and Candidate
to control the use and distribution of each appraisal report signed by such Member or
Candidate; except as hereinafter provided, the client may distribute copies of this appraisal
report in its entirety to such third parties as they may elect; however, selected portions of this
appraisal report shall not be given to third parties without the prior written consent of the
signatories of this appraisal report. Neither all nor any part of this appraisal report shall be
disseminated to the general public by the use of advertising media, public relations, news,
sales or other media for public communication without the prior written consent of the
appraiser.

Confidentiality

This appraisal is to be used only in its entirety and no part is to be used without the whole
report. All conclusions and opinions concerning the analysis as set forth in the report were
prepared by the Appraiser(s) whose signature(s) appear on the appraisal report, unless
indicated as “Review Appraiser”. No change of any item in the report shall be made by
anyone other than the Appraiser and/or officer of the firm. The appraiser and firm shall have
no responsibility if any such unauthorized change is made.
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Limiting Conditions and Assumptions, Cont’d.

The appraiser may not divulge the material (evaluation) contents of the report, analytical
findings or conclusions, or give a copy of the report to anyone other than the client or his
designee as specified in writing, except as may be required by the Appraisal Institute as they
may request in confidence for ethics enforcement, or by a court of law or body with the
power of subpoena.

Trade Secrets

This appraisal was obtained from R.P. Herman and Associates LLC and/or its individuals or
related independent contractors, and consists of “trade secrets and commercial or financial
information”, which is privileged, confidential and exempted from disclosure under 5 USC
552(b)(4). Notify the appraiser signing the report of any request to reproduce this appraisal in
whole or in part.

Information Used

No responsibility is assumed for accuracy of information furnished by work of others, the
client, his designee, or public records. R.P. Herman & Associates LLC is not liable for such
information or the work of possible subcontractors. The comparable data relied upon in this
report has been confirmed with one or more parties familiar with the transaction, from
affidavit or other source thought reasonable; all are considered appropriate for inclusion to
the best of our factual judgment and knowledge. An impractical and uneconomic expenditure
of time would be required in attempting to furnish unimpeachable verification in all
instances, particularly as to engineering and market-related information. It is suggested that
the client consider independent verification as a prerequisite to any transaction involving
sale, lease, or other significant commitment of funds.

Testimony., Consultation, Completion of Contract for Appraisal Services

The contract for appraisal, consultation or analytical service is fulfilled and the total fee
payable upon completion of the report. The appraiser(s) or those assisting in preparation of
the report will not be asked or required to give testimony in court or hearing because of
having made the appraisal, in full or in part, not engage in post-appraisal consultation with
client or third parties except under separate and special arrangement and at an additional fee.
If testimony or deposition is required because of any subpoena, the client shall be responsible
for any additional time, fees, and charges regardless of issuing party.

Exhibits

The sketches and maps in this report are included to assist the reader in visualizing the
property and are not necessarily to scale. Various photographs, if any, are included for the
same purpose as of the date of the photographs. Site plans are not surveys unless shown as
being from a professional surveyor.
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Limiting Conditions and Assumptions, Cont’d.

Legal, Engineering, Financial, Structural, or Mechanical Nature; Hidden Components:
Soil

No responsibility is assumed for matters legal in character or nature, nor matters of survey,
nor of any architectural, structural, mechanical, or engineering nature. No opinion is rendered
as to the title, which is presumed to be good and merchantable. The property is appraised as
if free and clear, unless otherwise stated in particular parts of the report.

The legal description used in this report is assumed to be correct as furnished by the client, or
as derived by the appraiser.

The appraiser is not qualified to render an opinion as to compliance with the Americans With
Disability Act (ADA) or structural upgrades (if any) needed to comply with current seismic
code.

Please note that no advice is given regarding mechanical equipment or structural integrity or
adequacy, nor soils and potential for settlement, drainage, and such (seek assistance from
qualified architect and/or engineer), nor matters concerning liens, title status, and legal
marketability and such (seck legal assistance). The client and parties to any transaction
involving the subject property should inspect the property before any disbursement of funds;
further, it is likely mechanical and/or structural inspections by a qualified and licensed
contractor, civil or structural engineer, architect, or other expert may be appropriate and are
recommended.

The appraiser has inspected as far as possible, by observation, the land and the
improvements; however, it is not possible to personally observe conditions beneath the soil
or hidden structural components. I have not critically inspected mechanical components with
the improvements and no representations are made herein as to these matters unless
specifically stated and considered in the report. The value estimate considers there being no
such conditions that would cause a loss of value. The land or soil of the arca being appraised
appears firm; however, subsidence in the area is unknown. The appraiser(s) do not warrant
against this condition or occurrence of problems arising from soil conditions.

The appraisal is based on there being no hidden, unapparent, or apparent conditions of the
property site, subsoil, or structures, or toxic materials that would render it more or less
valuable. No responsibility is assumed for any such conditions or for any expertise or
engineering to discover them. All mechanical components are assumed to be in operable
condition and status standard for properties of the subject type. The condition of heating,
cooling, ventilating, electrical and plumbing equipment is considered to be commensurate
with the condition of the balance of the improvements unless otherwise stated. No judgment
may be made by us as to adequacy of insulation, type of insulation, or energy efficiency of
the improvements or equipment which is assumed standard for the subject age and type.
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Limiting Conditions and Assumptions, Cont’d.

If the appraiser has not been supplied with an infestation inspection, survey or occupancy
permit, no responsibility or representation is assumed or made for any costs associated with
obtaining same, or for any deficiencies discovered before or after they are obtained. No
representation or warranties are made concerning obtaining the above-mentioned items.

The appraiser assumes no responsibility for any costs of consequences arising due to the
need, or the lack of need, for flood hazard insurance. An agent for the Federal Flood
Insurance Program should be contacted to determine the actual need for flood hazard
insurance.

Environmental Issues

The appraiser is not an expert in environmental matters. The client is encouraged to seek
professional advice relative to toxic materials, subsurface storage tanks, proximity to
properties that are known to be contaminated, and the impact (if any) upon health resulting
from power lines, electricity, and other forms of external influences which may or may not
represent known health hazards.

Legality of Use

The appraisal is based on the premise that there is full compliance with all applicable federal,
state and local environmental regulations and laws unless otherwise stated in the report;
further, that all applicable zoning, building, and use regulations and restrictions of all types
have been complied with unless otherwise stated in the report. Further, it is assumed that all
required licenses, consents, permits or other legislative or administrative authority, local,
state, federal and/or private entity or organization have been, or can be, obtained or renewed
for any use considered in the value estimate.

Component Values

The distribution of the total valuation in this report between land and improvements applies
only under the existing program of utilization. The separate valuations for land and building
must not be used in conjunction with any other appraisal and are invalid if so used.

Auxiliary and Related Studies

No environmental or impact studies, special market study or analysis, highest and best use
analysis study, or feasibility study has been requested or made unless otherwise specified in
an agreement for services or in the report.

Dollar Values, Purchasing Power

The market value estimated, and the costs used, are as of the date of value estimate. All
dollar amounts are based on the purchasing power and price of the dollar as of the date of the
value estimate.
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Limiting Conditions and Assumptions, Cont’d.

Inclusions

Furnishings and equipment, personal property or business operations except as specifically
indicated and typically considered as a part of real estate, have been disregarded with only
the real estate being considered in the value estimate unless otherwise stated. In some
property types, business and real estate interests and values are combined.

Proposed Improvements, Conditioned Value

Improvements proposed, if any, on or off site, as well as any repairs required, are considered
for purposes of this appraisal to be completed in good and workmanlike manner according to
information submitted and/or considered by the appraiser(s). In cases of proposed
construction, the appraisal is subject to change upon inspection of the property after
construction is completed. This estimate of market value is as of the date shown, as proposed,
as if completed and operating at levels shown and projected.

Value Change, Dynamic Market, Influences, Alteration or Estimate by Appraiser

The estimated market value, which is defined in the report, is subject to change with market
changes over time; value is highly related to €xposure, time, promotional effort, terms
motivation, and conditions surrounding the offering. The value estimate considers the
productivity and relative attractiveness of the property physically and economically in the
marketplace.

In the case of appraisals involving the capitalization of income benefits, the estimate of
market value, investment value, or value in use is a reflection of such benefits and the
appraiser’s interpretation of income and yield, as well as other factors derived from general
and specific client and market information. Such estimates are as of the date of value
estimate; they are thus subject to change, as the market and value are naturally dynamic.

The appraisal report and value estimate are subject to change if the physical and legal entity
or financing are different than that envisioned in this report.

The “Estimate of Market Value” in the appraisal report is not based in whole, or in part,
upon the race, color, or national origin of the present owners or occupants of the properties in
the vicinity of the property appraised.

Management of the Property

It is assumed that the property which is the subject of this report will be under prudent and
competent ownership and management, neither inefficient nor superefficient.

Fee

The fee for this appraisal or study is for the service rendered and not for the time spent on the
physical report or the physical report itself.
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ADDENDA

Appraiser Qualifications

Scope of Services Agreement

North Plains Zoning Excerpt

Assessor Information

Ownership Documentation

City of North Plains Development Agreement
Adverse Impacts Easement and Negative Covenants
Residential Use Land Use Documentation

Portland Metro Labor Trends (July, 2014)
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RICHARD P. HERMAN
MATIe+ SRA e CCIM ¢ CRB » FRICS
Real Estate Valuation, Brokerage and Consulting Services

Richard “Rick” Herman entered the real estate industry in 1974 providing real estate brokerage, valuation,
development and consulting services. With over 35 years of experience, Mr. Herman has provided a broad
range of fee based services to private parties, corporations, brokerages, attorneys, accountants and
government agencies. A strong commitment to continuing education is evidenced by the conferring of
professional designations by the Appraisal Institute (MAI, SRA), Commercial Investment Real Estate
Institute (CCIM), Real Estate Brokerage Managers Council (CRB) and the Royal Institution of Chartered
Surveyors (FRICS). Related appointments and credentials include American Arbitration Association Panel
Member, Appraisal Foundation Certified USPAP Instructor and former Vice Chair of the Qregon Appraiser
Certification and Licensure Board.

PROFESSIONAL DESIGNATIONS & CREDENTIALS

State of Oregon

Licensed Real Estate Broker (Cert. No. 780300026) 1978
Certified Real Estate Instructor 1980
Certified General Real Estate Appraiser (Cert. No. C000190) 1991
State of Washington

Certified General Real Estate Appraiser (Cert. No. 1100435) 1991
The Appraisal Institute — Chicago, lllinois

Residential Member, Appraisal Institute (SRA 1379) 1979
Member, Appraisal Institute (MAI 6325) 1981

The MAI professional membership designation is held by appraisers who are expetienced in the

valuation of commercial industrial, residential and other property types. Fewer than 15% of alf

licensed or certified appraisers have eamed the right to be called an Appraisal Institute Member.

Membership requirements exceed state and federal requirements in terms of education,
- experience, code of ethics, and standards of professional appraisal practice.

Realtors National Marketing Institute (RNMI) — Chicago, lllinois

Certified Real Estate Brokerage Manager (CRB 8644) 1988
The Certified Real Estate Brokerage Manager designation is conferred by the Real Estate
Brokerage Managers Courncil of the National Assocfation of Realtors and is recognized industry-
wide in brokerage management. The CRB designation was established in 1968 and has since
been awarded fo 7,500 brokerage managers actoss the country who have completed a series of
graduate-level courses and met stringent management experience requirements.

Commercial Investment Real Estate Institute — Chicago, lllinois

Certified Commercial Investment Member (CCIM 5609) 1994
A Certified Commercial Investment Member is a recognized professional in commercial real
C CIM estate brokerage, leasing, asset management, valuation, and investment analysis. As an

experienced expert, a CCIM is an invaluable resource to the commercial real estate owner,
investor, and user. The Commercial Investment Real Estate Institute (CIRE!) has conferred this
designation since 1969. The rigorous professional experience requirements and graduate level
curriculum ensure that a CCIM is skilled not only in theory, but also in practice. The number of commercial real
estate professionals holding the CCIM designation is only around 5,000, which reflects the caliber of the
program and why it is one of the most coveted and respected designations in the induslry.
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RICHARD P, HERMAN
MATI o SRA ¢ CCIM ¢ CRE « FRICS
Real Estate Valuation, Brokevage and Consulting Sewices

Royal Institution of Chartered Surveyors (RICS) - London, United Kingdom
Fellow of the Royal Institution of Chartered Surveyors (FRICS) 2011
B The Royal Institition of Chartered Surveyors (RICS) is the leading organization in the world for
professionals in  property, construction, land and refated environmental issues. RICS
membership is only awarded to individuals who meet and maintain the most rigorous standards
fo the public advartage. Chartered Vaiuation Surveyors (appraisers) specialize in the appraisal
of land, real estate for sale, investment, performance assessment, funding strategies and expert
withess services. Currertly, there are 3,000 members of which 1,900 are qualified professionai
members (MRICS) or feilows (FRICS) in the Americas of the Royal Chartered Surveyors.

EDUCATION

Portland State University - Portland. Oregon

Bachelor of Science in Geography 1973
Department of Urban Studies/Planning

Bachelor of Science in Business Administration 1976
Department of Finance and Real Estate

Master of Science Candidate in Geography/Urban Studies 1977 - 1979
30 hours interdisciplinary coursework {Grad + 30 Status)

Graduate School of Business Administration . 1979 - 1982
Coursework in Real Estate Appraisal Finance, Investment, Law and Site Analysis

EXPERIENCE

Commercial Construction Project Management 1970 - 1973
Real Property Fee Appraiser 1975 — Present
Real Estate Broker 1976 — Present
Real Property Consulting Services 1981 — Present
Owner, R.P. Herman & Associates LLC 1981 - Present

PROPERTY TYPE FAMILIARITY

Shopping Centers Multifamily Properties

Office Buildings Condominium Projects

Neighborhood Retail Residential Subdivisions

Vacant Land Partial Interests, Charitable Remainder
IndustrialAVarehouse Properties Airports/Aviation-Related Properties
Special Purpose Properties Railroad/Rail Banking

Single Family Residential Tract Development

NORTH PLAINS URBAN RENEWAL AGENCY AGENDA PACKET
Monday, July 20, 2015
Packet Pagination: Page 64 of 163



RICHARD P. HERMAN
MATI e SRA ¢ CCIM ¢ CRB ¢ FRICS
Real Estate Vahiation, Brokerage and Consulting Sevvices

PROFESSIONAL SERVICES

Appraisal Market Research

Buyer Broker Representation Management Consultation

Market Studies Management Information Systems

Site Selection/Analysis Business Plan Development

Investment Counseling Condemnation Valuation/Offer Evaluation
Portfolio Performance Analysis Expert Witness Testimony/Litigation Support
Risk Analysis Real Estate Related Estate Planning

PROFESSIONAL CONTRIBUTIONS
Appraisal Institute — National

Northwest Region Ethics Panel 1988 — Present
National Faculty Appointment 1988 — Present
Northwest Region Review & Counseling Panel 1987 — Present
Admissions Committee 1980 — Present
Demonstration Report Grading Committee/Panel Member 1993 — 1996
Ethics Administration Division, Hearings Panel Appointment 1987 — 1997
National Board of Examiners 1983 — 1984

National Instructor of Uniform Standards of Professional Appraisal Practice (USPAP), Business Practices
and Ethics, Litigation Skills, Fair Housing, Limited Appraisal, Eminent Domain and Core Curriculum
Appraisal seminar/courses.

Appraisal Institute — Oregon Chapter

President 2008
Vice President 2007
Treasurer 2006
Secretary 2005
Director 2003 — 2004
Board of Directors 1997 — 1998
Education Chairman 1987
Candidates Guidance Chairman 1984
State of Oregon Appraiser Certification and Licensure Board
Board Vice-Chair 2010 — 2012
Board Member 2007 — 2010
3
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R.P.Herman & Associates
Real Estate Valuation and Consulting Services

Voice: (503) 626.8841

922 N.W. Joy Avenue
Portland, Oregon 97229
Fax: (503) 641.8591

Fee and Delivery Date Quote

Client:

Subject Property :

Property Type:

Estimated Fee Budget:
Estimated Delivery:
Client:

Retainer:

Data Required from Client:

Report Format:
Assignment Scope:

Quote Duration:
Valuation Methodology:
Number of Copies:
Prepared By:

Client Acceptance:

Mr. John Rankin, Esq
26715 SW Baker Road
Sherwood,Oregon 97140
503.626.9710
jochn@johnrankin.com
Unimproved land located on the north side of Commercial
Street opposite 309" Avenue, North Plains, Oregon, being
commonly identified as tax lots 3101 and 3102 of 1IN3
1DA, Washington County, Oregon.
Residential development land to be appraised based upon a
hypothetical zone change to commercial.
Appraisal will not exceed $2,500
Delivery not later than July 15, 2014
Mr. John Rankin, Esq.
$1,250;, balance payable within 6 months of delivery
including 6% interest

1) Copy of anticipated commercial zoning code

2) Additional information may be required as the

assignment progresses.

Narrative appraisal report
Market Value Estimate of subject property based upon its
commercial zone change hypothetical.
Not Applicable
Sales Comparison Approach
Three

@M /Zaow/ Date:  6/4/2014

Date:
6/24/2014

(/)wm . Prnkon, LLL
v

Thank You!!
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B. Limit or prohibit access to streets not designated as major streets on an officially
adopted plan where the principal uses along the street in the block are residential.

C. Require sight or sound barriers.

D. The use shall not be objectionable in relationship to surrounding residential zones
because of odor, dust, smoke, cinders, fumes, noise, glare, heat, or vibration.

16.40.025 Dimensional Standards
The following dimensional standards shall be the minimum requirements for all
development in the C-2 District except for modifications permitted under Lot, Building, &
Yard Exceptions or Planned Unit Development sections of this chapter.
A. Lot Size
1. The minimum lot area shall be 5,000 square feet.
2. The minimum lot width shall be 50 feet at the street line

B. Setback Requirements

1. Front Yard 20 feet
2. Side Yard Adjacent to a Residential Zone 10 feet
Adjacent to any other zone None required
Adjacent to street 20 feet

3. Rear Yard
Adjacent to a Residential Zone 10 feet
Adjacent to any other zone None required
Adjacent to street 20 feet

C. Height of Buildings
Buildings in the C-2 District shall not exceed a height of 45 feet.

16.40.030

Parking Requirements

Parking requirements for commercial uses are specified in Off Street Parking and
Loading of this Ordinance.

16.40 - 3

Chapter 16.15
ZONING CODE USE TABLE

Below is a table summarizing permitted uses in residential, commercial, and industrial zoning districts. Refer to this table in

conjunction to the corresponding chapters of this Ordinance.

[r7s [ rs [res [ nc [ ca [ oo | wa [ w2

RESIDENTIAL
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' . il ' ,_...,SP...__.
o ool o 1etfol ol Al ] ]
..P,CsP..P__qﬁP_.mrA.,‘..
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[ r75 |

z
3]
0
o
LS

M-2

PUBLIC, CIVIC, & INSTITUTIONAL

Civic /Governmental Use

Educational Facility

Hospital/Sanitarium

Places of Worship

See Chapter
16.45
]

Olo|0|T

COMMERCIAL, OFFICE, & RETAIL

Accessory Structures/uses to Commercial
Office, & Retail

RA

g

Alcoholic Beverage Establishment

Amusement Enterprise, Indoor

Amusement Enterprise, Qutdoor

[9]{e] ol

Animal Care Facility

Art Studio/Gallery

TIOO|T|O

Bus Depot/Terminal

Catering Establishment

Child Care, Certified Center

C1|

Alo|o|v|ulo|o|o

Child Care, Certified Home

Community (NC) Zone

pﬂ

Child Care, Registered Home

Pt

Clinic, Medical & Dental

See Chapter 16.45, Neighborhood

Conference / Convention Center

16.15-2

| R-7.5 |

ne [ e |

COMMERCIAL, OFFICE, & RETAIL (Continued)

Drive-in / thru window

Dry Cleaners & Laundry

Farm/legging/lumber supply/equipment sales &

service

Fraternal Lodge

O] O |70

Fuel Sales

o0 O |o|o

Funeral Homes, Mortuaries, & Taxidermist

(]

Franchise disposal service vehicle storage and

repair, established as of September 2011

T

Garden/Greenhouse, Commercial

Hotels & Motels

Office, Business

Parking as a Primary Use

Radio / TV Station / Studios

Olojo|of:

O|C|o|o|o

[¢] (9] el [e] ]

Recycling Drop-Cff Center

Restaurant

Retail Sales & Service

Retail Sales & Service-Single Tenant over
30,000 SF

O |ojol

O |o|o|e|0lT|T|T|o

Retail Sales, Manufactured Homes

See Chapter 16.45, Neighborhood Community (NC) Zone

Storage, Self Service

Vehicle Wash

(9] [¢]

Qo0 O |1l

QOO O |7

16.15-3
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[R7s | rs | Ros | nc | o1 | c2 | wa | w2
INDUSTRIAL & MANUFACTURING
Accessory Structures/uses to Industrial and =, B i
Manufacturing B ) Q ) ) P P
Auction Yard, excluding livestock - - - ; = & P
Augction Yard, livestock - - - g 2 - - [¢]
Bulk Storage Tanks/Cold Storage Facility - - - £ - - ] P
Industrial, Heavy 3 = 2 5 p p » P
Industrial, Light & E & g g C P P
Sclentific Testing / Research Laboratory 7 - = 3 c P E
Storage, Outdoor " . n E & . co c1°
Storage, Self Service/RV - - - .&5 C P P
Truck Stop/Freight/Trucking Terminal & Truck D
Repair B = < & if P
Utility Facility G c [3 £ c c P P
Vehicular Sales, Rental, Repair and Service - - - o - P P P
Warehousing - - : g : 3 P P
Waste/Recycling Services - - L ® s : P P
Wholesale/Services - - 7 o & & P P
Wireless Telecommunication Facilities - - - § & & & &
Wireless Telecommunication Tower - - - = C C

16.154
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=METROSCAN SALES HISTORY=
Washington (OR)

Reference Parcel #
Parcel Number
Owner

CoOwner

Site Address

Mail Address
Owner Phone

Transferred
Document #
Sale Price
Deed Type
% Owned

MktLand
MtStructure
MitOther
MktTotal

13-14 Taxes
Assessed Total

Map Grid
Census
Zoning
NbrhdCd
Sub/Plat
Land Use
Legal

Bedrooms
Bathrooms
Heat Method :
Pool
Appliances
Dishwasher
Hood Fan
Deck

Patio

Garage Type:
Garage SF

OWNERSHIP INFORMATION

- IN301DA 03101 RTSQ: 03W -0IN 01 -SE

- RO730267 Bldg # of

: Vanderzanden Francis J

275 Commercial Ave North Plains 97133

: 3107 Edgewood Ct Newberg Or 97132

SALES AND LOAN INFORMATION

- 03/08/1994 Loan Amount

: 22439 Multi-Parcel Lender

: Loan Type

: Bargain & Sale Interest Rate

: 100 Vesting Type

ASSESSMENT AND TAX INFORMATION

: $98,280 Exempt Amount

: Exempt Type

: % Improved !

: $98,280 Levy Code . 07015

: $359.38 School Dist

+$23,660

PROPERTY DESCRIPTION

. Bldg Use

. Tract: 327.00 Block

'R5 MillRate

1 ZRC

: 2000 Vacant,Commercial

: NORTH PLAINS, BLOCK 20, LOT 11-12 &

- PT 4

PROPERTY CHARACTERISTICS
Lot Acres  : .23 Year Built
Lot SqFt : 10,000 EffYearBlt
BsmFin SF Floor Cover :
BsmUnfinSF : Foundation :
BsmLowSF Roaf Shape
Bidg SqFt Roof Matl
IstFlrSqFt InteriorMat
UpperFISE Paving Matl :
Porch SqFt Const Type
Attic Sglt Ext Finish
Deck SqFt
Patio SqFt
Prafile-Page 1 of 2

Information compiled from various sources. CoreLogic makes no representations
or warranties as to the accuracy or compieteness of information contained in this repor!.
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Transfer History

Property ID: RO730267

Buyer : Vanderzanden Francis J Price :

CoOwner Xfered : 03/08/1994
Title Doc # 122439
Lender Deed : Bargain & Sale
Loan Vest :

Loan$ % Owned 100

Rate 8/SqFt :+ 0.00

Buyer : Hays Allen J/Joyce E Price : $85,000
CoOwner Xfered : 02/22/1993
Title : Chicago Title Co. Doc # 1 13381
Lender : Private Individual Deed : Re Contract
Loan : Seller Vest :

Loan$ : $42.500 % Owned :100

Rate : Fixed $/SqFt : 0.00

Information compiled from various sources. CoreLogic makes no represeniations
or warranties as o the accuracy or completeness of information contained in this repor!.
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=METROSCAN SALES HISTORY=

Washington (OR)
OWNERSHIP INFORMATION
Reference Parcel # 1 IN301DA 03102 RTSQ: 03W -0IN 01 -SE
Parcel Number : RO730276 Bldg # of
Owner : Vanderzanden Francis I Jr
CoOwner :
Site Address : *no Site Address* North Plains 97133
Muail Address : 3107 Edgewood Ct Newberg Or 97132
Owner Phone :
SALES AND LOAN INFORMATION
Transferred - 03/08/1994 Loan Amount
Document # : 22439 Multi-Parcel Lender
Sale Price : Loan Type
Deed Type : Bargain & Sale Interest Rate
% Owned 100 Vesting Type
ASSESSMENT AND TAX INFORMATION
MiktLand - $361,440 Exempt Amount
MkiStructure : Exempt Type
MktOther ; % Improved :
MktTotal : $361,440 Levy Code : 07015
13-14 Taxes :$1,442.00 School Dist
Assessed Total :$94,940
PROPERTY DESCRIPTION
Map Grid i Bldg Use
Census : Traet: 327.00 Block
Zoning ‘RS MillRate
NbrhdCd 1 ZRC
Sub/Plat :
Land Use - 2000 Vacant,Commercial
Legal : NORTH PLAINS, BLOCK 20, LOT 5-10 &
:PT 4
PROPERTY CHARACTERISTICS

Bedrooms Lot Acres Year Built
Bathrooms Lot SqgFt EffYearBIt
Heat Method.: BsmFin SF Floor Cover :
Pool BsmUnfinSF Foundation
Appliances BsmLowSF . Roof Shape
Dishwasher Bldg SqFt Roof Matl
Hood Fan IstFlrSqFt InteriorMat
Deck UpperFISF Paving Matl
Patio Porch SgFt . Const Type
Garage Type: Attic SqFt Ext Finish
Garage SF Deck SqFt

Patio SqFt

Profile-Page 1 of 2

Information compiled from various sonrces. CoreLogic makes no representations
or warranties as to the accuracy or completeness of information contained in this report.
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Transfer History

Property ID: R0730276

Buyer : Vanderzanden Francis J
CoOwner

Title

Lender

Loan

Loan$

Rate

Price
Xfered
Doc #
Deed

Vest

% Owned
§/SqFt

: 03/08/1994
: 22439
: Bargain & Sale

£ 100
: 0.00

Information compiled from various sources. CoreLogic makes no representations
or warranties as to the accuracy or completeness of information contained in this report.
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7/1113 TO 6/30/14 REAL PROPERTY TAX STATEMENT
WASHINGTON COUNTY OREGON * 155 N FIRST AVE., RM 130 * HILLSBORO, OREGON 97124

PROPERTY DESCRIPTION | [MAP: 1N31DA-03101 | [accounT NO:  R730267

SITus: ,

2013-2014 CURRENT TAX BY DISTRICT:

COLL-PORTLAND 6.37
ESD-NW REGIONAL 3.46
SCH-HILLSBORO 111.99
EDUCATION TAXES: $121.82
LEGAL DESCRIPTION | (CODE AREA:  070.15 WASHINGTON COUNTY 54 &
NORTH PLAINS, BLOCK 20, LOT 11-12 & PT 4 PORT-PORTLAND 1.58
FIRE-WASH CO RFPD #2 25.25
CITY-NORTH PLAINS 48.87
CLEAN WATER SERVICES 0.00
UR-NORTH PLAINS-DOT 14.51
VALUES: LAST YEAR THIS YEAR | WASHINGTON COUNTY LOL AFTER 13.96
FIRE-WASH CO RFPD #2-AFTER 13.49
MARKET VALUES: GENERAL GOVERNMENT TAXES: $168.27
LAND 98,280 98,280
STRUCTURE : 0 0 BOND-WASHINGTON COUNTY 2.91
TOTAL RMV VALUE: 98,280 98,280 Lovnopec 1,95
LR VARG BOND-SD #1J-HILLSBORO 29.33
ASSESSED VALUE 22,980 23,660 BOND-HILLSECRC SCHOOL AFTER 26.57
BOND-PCC-AFTER 6.53
BOND AND MISC TAX: $69.29
2013-14 TAX (Before Discount) $359.38
PROPERTY TAXES: $349.76 $359.38
APPEAL DEADLINE December 31, 2013

503-846-8826
503-846-8801
503-846-8838
503-846-8741

Value Questions

Tax Questions

Business Personal Property Questions
Other Questions

PROPERTY TAX PAYMENT OPTIONS
(See back of Statement for payment instructions.)

Due Discount Net Amount Due
Pay
DELINQUENT TAXES: NC DELINQUENT TAXES DUE
InFull 11/15/13 10.78 $348.60 o ’ 2
213 11/15/13 4,79 5234,80 (See back for explanation of taxes marked with an asterisk {%).
113 11/15/13 NONE $119.80 Delinquent Tax Total is included in payment options to the left.)

MAKE PAYABLE TO: Washington Coun
Online - https:/lecomm.co.washington.or.us/propertytax

Pay By Phone: 1(888) 510-9274
MY MARKET VALUE WENT DOWN, BUT MY TAXES WENT UP?

Your property taxes are based on your ASSESSED value not your MARKET value. A decline in the market value does not
automatically reduce your property taxes.

TOTAL (After Discount): $348.60

For more information, review the enclosed Washington County Property Tax Statement Guide or visit our website:
http:/lwww.co.washington.or.us/AssessmentTaxation

All Payments Processed Upon Receipt

W Tear Here % Tear Here
RETURN THIS PORTION WITH PAYMENT - SEE BACK OF STATEMENT FOR INSTRUCTIONS
2013-2014  Property Tax Payment Stub  WASHINGTON COUNTY, OREGON | ACCOUNT NO:  R730267
Mailing address change on back of stub.
SITUS: ,

UNPAID DELINQUENT TAX IS INCLUDED IN PAYMENT OPTIONS

FULL PAYMENT (Includes 3% Discount) DUE: 11-15-13 $348.60
2/3 PAYMENT (includes 2% Discount) DUE: 11-15-13 $234.80
1/3 PAYMENT (No Discount Offered) DUE: 11-15-13 ... $119.80
DISCOUNT IS LOST & INTEREST APPLIES AFTER DUE DATE
Make Payable to:
WASHINGTON COUNTY
ENTER AMOUNT PAID

Property Tax Payment Center
P. O. Box 3587
Portland, OR 97208-3587

Due Date: 11/15/2013

34000017302L7000003428L000000234A000000129804
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711113 TO 6/30/114 REAL PROPERTY TAX STATEMENT

WASHINGTON COUNTY OREGON * 155 N FIRST AVE., RM 130 * HILLSBORO, OREGON 97124

IEOPERTY DESCRIPTION |

’ﬂAP: 1N31DA-03102 j

SITUS: ,

LEGAL DESCRIPT]ON] EQDE AREA: 070.15

NORTH PLAINS, BLOCK 20, LOT 5-10 & PT 4

VALUES: LAST YEAR  THIS YEAR |
MARKET VALUES:

LAND 361,440 361,440
STRUCTURE: 0 0]
TOTAL RMV VALUE: 361,440 361, 440
TAXABLE VALUES:

ASSESSED VALUE 92,180 94,940
PROPERTY TAXES: 51,402.97 $1,442.09

APPEAL DEADLINE

Value Questions

Tax Questions

Business Personal Property Questions
Other Questio