TUALATIN CITY PLANNING COMMISSION MEETING

WEDNESDAY, JULY 17, 2024
TUALATIN CITY SERVICES BUILDING
10699 SW HERMAN RD

City of Tuntatin TUALATIN, OR 97062

Join Zoom Meeting:
https://us02web.zoom.us/|/86029812078?pwd=50HcM3nFrhY1f2m3A0JrGTXXolHYin.
1
Meeting ID: 860 2981 2078
Passcode: 468623

Bill Beers, Chair Janelle Thompson, Vice Chair,
Ursula Kuhn, Randall Hledik,
Brittany Valli, Zach Wimer

CALL TO ORDER & ROLL CALL
ANNOUNCEMENTS & PLANNING COMMISSION COMMUNICATION

1. Recognition of Daniel Bachhuber for dedication and exemplary service to the Tualatin
Planning Commission.

APPROVAL OF MINUTES
1. Review or meeting minutes from April 17, 2024 and May 15, 2024

COMMUNICATION FROM THE PUBLIC (NOT ON THE AGENDA)
Limited to 3 minutes

ACTION ITEMS

1. The applicant, Miller Nash LLP, is requesting approval of a zoning map adjustment from
Light Manufacturing (ML) to Medium-Low Density Residential (RML) of approximately
3,681 square-foot portion of land that has been historically occupied by the Willow Glen
Mobile Home Park. Plan Map Amendment (PMA24-0001).

The Tualatin Planning Commission is asked to provide a recommendation to the City
Council on adoption of the Stormwater Master Plan, the Basalt Creek Parks and
Recreation Plan, and corresponding amendments to relevant Comprehensive Plan policies
and Development Code references (Plan Text and Plan Map Amendments PTA/PMA 24-

0003).

|

COMMUNICATION FROM CITY STAFF
FUTURE ACTION ITEMS
ADJOURNMENT


https://us02web.zoom.us/j/86029812078?pwd=5OHcM3nFrhY1f2m3A0JrGTXXolHYin.1
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Tualatin Planning Commission

MINUTES OF APRIL 17, 2024 (NOT ADOPTED)

TPC MEMBERS PRESENT: STAFF PRESENT:

William Beers, Chair Steve Koper, Assistant Community Director
Zach Wimer, Commissioner Erin Engman, Senior Planner

Brittany Valli, Commissioner Keith Leonard, Associate Planner

Ursula Kuhn, Commissioner Lindsey Hagerman, Office Coordinator

TPC MEMBERS ABSENT:

Janelle Thompson, Vice Chair
Daniel Bachhuber, Commissioner
Randall Hledik, Commissioner

CALL TO ORDER AND ROLL CALL
The meeting was called to order at 6:40 p.m. and roll call was taken.

ACTION ITEMS
1. Consideration of a Conditional Use Permit (CUP24-0001) for “Vehicle Repair” limited to
vehicle battery service/replacement for only AAA members on a 1.87 acres site in the
Light-Manufacturing (ML) zone within a building located at 18155 SW Teton Avenue,
(Tax Lot: 25123BB 00701).

Chair Beers declared that he is an AAA member and drove by the site. He stated he is not
biased and will be participating.

Keith Leonard, Associate Planner, presented an overview of the project this included Site
background, Applicable Criteria, and recommendation. He explained a brief overview of the site
background and what is the purpose of a Conditional Use Permit.

Mr. Leonard recapped the review process and dates of the application. He noted the use
category would be limited to only vehicle battery service and replacement and only AAA
members would be allowed to use the service. He shared because this is a commercial use on
industrially zoned property and therefore the use has limitations. He noted the property is
located within the Industrial Area design type boundary and commercial uses are limited.

Mr. Leonard explained AAA is the sole tenant in the building, and this will be the only
commercial use on the site. The proposed use cannot exceed 5,000 square feet. The applicant is
proposing approximately 2,315 square feet for the use, which is under the maximum of 5,000



square feet. He shared an illustration of how the proposed use will function on the site. He
noted the approval criteria which included objectives and policies of the Tualatin
Comprehensive Plan that are applicable to the proposed use.

Mr. Leonard stated the Conditional Use Permit Criteria listed in Section 33.040 (5) of the
Tualatin Development Code. He noted the applicant has demonstrated through their
application submittal that they meet approval criteria “A” through “E,” as described in the
“Findings and Analysis.”

Mr. Leonard spoke about Comprehensive Goals and Policies related to community involvement,
economy and transportation and how the City continues to support local employment and
businesses. He noted that the goals and policies were designed to limit impacts to abutting
properties and residential areas.

Mr. Leonard highlighted an additional requirement from TDC 60.210(7) that prohibits
Conditional Uses from locating closer than 300 feet to residentially zoned property. He
explained the adjacent properties to the north are zoned Low-Density Residential. The
proposed use will be located more than 300 feet from the residential uses with the centerline
of Tualatin Road being about 330 feet.

Mr. Leonard went through the five Conditions of Approval, CUP-1 though CUP-5, explaining
how they will ensure the proposed use will not impact other properties in the area. He then
concluded that through the Findings and Analysis and evaluation of the CUP, the proposed use
meets the approval criteria, and respectfully recommended approval of CUP 24-0001 with CoA
CUP-1 through CUP-5.

The applicant Scott Thompson from AAA and Willis DeWitt from Woofer Bloch Architects
introduced themselves and provided a brief history of this project.

Commissioner Valli asked what kind of vehicles would be serviced. The applicant answered
there would be limits on vehicle size to passenger vehicles and light duty trucks.

Chair Beers asked what kind of battery. The applicant answered a normal car battery.

Commissioner Wimer asked if they manage any service points like this in the area. The
applicant answered this is the first one in the country.

Commissioner Wimer asked what outreach and compliance they have done with Clean Water
Services or other organizations for compliance and TDC Chapter 63 for storage and disposal of
batteries. The applicant answered that all the batteries are stored in self-contained pallets.
They will have spill kits on hand if any spill does occur.

Mr. Leonard let the commissioners know he has spoken with Clean Water Services, and they
are coordinating with the applicant and a condition of approval was included for this reason.



Commissioner Wimer made a motion to approve CUP24-0001. Commissioner Valli seconded
the motion and passed unanimously (4-0).

2. The Planning Commission is asked to provide a recommendation to the City Council on a
city-initiated amendment proposal to comply with state-mandated rulemaking known
as Climate Friendly and Equitable Communities (CFEC) Parking Reform (PTA 24-0002)

Erin Engman, Senior Planner, introduced the project and shared the presentation agenda. She
noted that Climate Friendly and Equitable Communities (CFEC) is a direct response from
Governor Browns Executive Order No. 20-04. She noted the rules require updates to land use
regulations and transportation plans to encourage a reduction in greenhouse gases. She noted
CFEC is implemented through Oregon Administrative Rules and Department of Land
Conservation and Development (DLCD) Ms. Engman noted that while CFEC also requires broad
updates to our land use regulation and transportation system plan, tonight’s conversation
centers around parking regulations.

Ms. Engman noted that CFEC is applicable to eight metropolitan regions throughout Oregon.

Ms. Engman explained a brief history of minimum parking requirements and some of the
regulatory parking barriers for businesses trying to relocate in our community. She went on to
explain the CFEC requires Tualatin to remove minimum parking requirements, to apply
standards for pedestrian connectivity, tree canopy, and electric vehicle charging conduit, and to
apply parking maximums downtown and along frequent transit routes.

Ms. Engman shared that some phases of the mandate have already taken effect. She noted that
while our code has not yet been amended to comply with the various components of CFEC, our
practice is to apply the applicable Oregon Administrative Rules to development applications
submitted after the effective dates. She noted this update will provide greater transparency of
the state requirements for developers.

Ms. Engman provided an overview of the proposed code amendments and affected
development code chapters.

Ms. Engman highlighted electric vehicle readiness standards that require electric conduit to
service Type 2 EV chargers at commercial and multi-family developments.

Ms. Engman presented parking lot coverage standards to make efficient use of urban land. She
explained that parking lots cannot exceed the proposed floor area of development for buildings
that have a floor area of more than 65,000 square feet.

Ms. Engman shared the state now requires tree canopy standards for parking lots under a half-
acre to have tree canopy coverage of 40% or greater and for larger parking lots, trees along



driveway entrances, in addition to providing some form of climate mitigation. The tree canopy
is calculated using the expected tree crown, 15 years after planting.

CFEC also requires parking maximums. She highlighted parking maximums are presently
included in our development and are broken down between Zones A and B. Zone A includes the
town center (also referred to as our downtown) and in corridors along frequent transit routes,
which is defined as 20-minute service during peak hours. Zone B is our remaining land.

CFEC goes one step further to establish parking maximum thresholds for multifamily
development and most commercial/retail development in Zone A. Ms. Engman also noted that
the new threshold for retail uses is not a substantial change to what is currently in the code.

Ms. Engman noted that staff provided a Findings and Analysis included as Attachment A that
found the project will maintain consistency with the applicable state, regional, and local
regulations.

The presentation concluded and the Tualatin Planning Commission was asked to forward a
recommendation of approval to the City Council for the proposed CFEC Parking Reform
amendments under File No. PTA24-0002.

Chair Beers asked if staff would be making recommendations to developers for parking.

Ms. Engman noted that developers typically engage consultants to conduct market analysis for
parking needs. Mr. Koper noted that developers arrive at parking recommendations through
data extrapolated from the level of vehicle traffic generated by a specific use.

Commissioner Kuhn asked if the rules apply to the current tenant or tax lot. Ms. Engman shared
the rules apply to new development and re-development applications.

Chair Beers noted the library has an abundance of compact stalls and asked if they could re-
stripe the parking lot under the new rules. Mr. Koper answered there is a 35% maximum cap on
how many stalls can be compact.

Commissioner Wimer asked if CFEC holds any mandatory burden on existing parking lots. Ms.
Engman stated that it does not.

Chair Beers asked about electric requirement if it's conduit only. Ms. Engman answered that
Chair Beers is correct.

Commissioner Wimer asked about the 40% tree canopy and solar power requirements. Ms.
Engman clarified there is a menu of options for parking areas over a half-acre, where a
developer may choose one or multiple climate mitigation strategies.

Commissioner Wimer asked for clarification as to whether the overall building footprint or
interior space of the structure was included in the greater than 65,000 square foot maximum
code language. Ms. Engman answered it is the total gross floor area of 65,000.



Chair Beers asked if there is a distinction between deciduous and evergreen trees. Mr. Koper
noted the intent for it to be at maturity and deciduous would likely be easier to meet standard.

Commissioner Valli asked about how 40% is determined in 15 years if someone comes out to
measure the standard. Ms. Engman answered the applicant would be required to demonstrate
the standard will be met with their development application.

Commissioner Wimer asked about permeability parking lot standards. Ms. Engman stated she is
not aware of any. Mr. Koper noted that pervious surface can sometimes be used to meet storm
water requirements with development but there is no mandate as part of these amendments.

Chair Beers asked about redevelopment versus new development and if up zoning apartments
would trigger the need to add electrical service for the re-development. Ms. Engman noted
potentially if they made improvements to the parking lot. Mr. Koper confirmed it’s possible and
could affect re-development.

Commissioner Valli asked what would happen if we didn’t adopt this.

Mr. Koper replied that the deadline had already passed and the City asked for an extension
from the State. He explained starting on July 1 parking minimums would just go away due to
the state mandate and we would not be able to apply our local rules.

Chair Beers moved to make a motion to send a recommendation for approval of PTA 24-0002

to the City Council for the proposed CFEC Parking Reform amendments. Commissioner Wimer
seconded this motion. The motion was passed unanimously (4-0).

COMMUNICATION FROM STAFF

Mr. Koper briefly spoke about the potential agenda for May 15" meeting.

ADJOURNMENT
A motion to adjourn was made by Commissioner Valli. The motion was seconded by Chair
Beers. The Planning Commissioners unanimously voted to adjourn the meeting at 7:37p.m.




Tualatin Planning Commission

MINUTES OF May 15, 2024 (NOT ADOPTED)

TPC MEMBERS PRESENT: STAFF PRESENT:
William Beers, Chair Steve Koper, Assistant Community Director
Zach Wimer, Commissioner Lindsey Hagerman, Office Coordinator

Janelle Thompson, Vice Chair

Brittany Valli, Commissioner
Randall Hledik, Commissioner

TPC MEMBERS ABSENT:
Ursula Kuhn, Commissioner

CALLTO ORDER AND ROLL CALL
The meeting was called to order at 6:30 p.m. and roll call was taken.

APPROVAL OF MINUTES
Commissioners unanimously voted to approve the March 27, 2024 minutes.

ACTION ITEMS

1. TriMet will provide an informational presentation on its Forward Together ridership
and equity-focused system redesign

Grant O’Connell from TriMet started his presentation and shared background of the project. He
explained there are two different phases of Forward Together. He shared this is part of TriMet's
post-pandemic service concept to guide restoration and growth with community engagement.
He noted the pandemic really changed and shaped these goals. He showed a graph of how the
bus system has changed during and after the pandemic.

Mr. O’Connell illustrated the profound shifts brought about by the pandemic. He highlighted
how certain bus lines maintained their ridership, catering to areas with in-person work and low-
income communities. Conversely, he noted that other lines experienced a decline in ridership,
particularly those service areas where hybrid and remote work have become prevalent, such as
higher-income communities.

Mr. O’Connell discussed the public outreach initiatives undertaken to inform their service
recovery plan. He highlighted a survey aimed at determining TriMet’s priorities for restoring
service, which had 5,400 individuals participating. Among the top responses were calls to
prioritize the restoration of ridership, alleviate congestion, and enhance services for lower-
income individuals.



Mr. O’Connell presented a changed model for accessing communities. He emphasized that the
median number of jobs reachable by residents within a 45-minute service area would increase
by 45%, indicating significant overall improvements in job accessibility.

Commissioner Hledik asked clarification on the color of the map and how they pick points. Mr.
O’Connell answered they run different models through the data base and it comes down to
professional judgement. He explained the software they use is the basis for decision-making. He
noted they did this project with all 26 jurisdictions for transportation service input.

Commissioner Hledik asked who in Tualatin helps identify transportation service needs. Mr.
O’Connell answered Mike McCarthy and Cody Field.

Mr. O’Connell shared where the ideas came from, including TriMet’s Service Enhancement
Plans, the Forward Together plan, and municipal staff workshops. He shared they plan on
expansion of frequent network, more local services, expand weekend service and hybrid/return
to work schedules.

Mr. O’Connell explained how they do long-range planning. He explained their plan overall to
get back the 22% level lost during the pandemic. He shared they would like to not only restore
but also grow back, in a conservative way. He shared their plan to expand their frequent service
network. He shared specific lines that run through Tualatin.

Commissioner Hledik asked clarification on the chart if it was growth over the last year. Mr.
O’Connell answered it was total of percent growth.

Mr. O’Connell shared specific Tualatin Service Lines and how TriMet is extending these lines
and adding different weekend services.

Chair Beers asked where in Lake Oswego Line 97 would go. Mr. O’Connell answered that it
would go downtown.

Commissioner Hledik asked how often the lines runs. Mr. O’Connell answered Line 94 runs
every 20 minutes, Line 76 runs every 15 minutes, and Line 96 and Line 97 run every 30 minutes.

Mr. O’Connell explained the implementation steps including outreach and operator hiring. The
latter being TriMet’s biggest challenge due to labor shortages. He noted that system growth of
38% would require 500 more operators to be employed. He shared a graph of weekly vehicle
hour growth.

Commissioner Hledik asked clarification on the graph if it was growth since last year. Mr.
O’Connell explained the percentage is different year to year.

Mr. O’Connell switched gears to speak about Forward Together 2.0. He shared this is ann
aspirational vision for TriMet service growth in response to community desires and support.



Vice Chair Thompson asked how they advertise the new lines. Mr. O’Connell shared planning
process people are engaged and mailings near the route. He also shared they might do a
community event in celebration of a new line.

Mr. O’Connell noted that revisions for long range goals included a 12.2% transit mode share of
total trips.

Commissioner Hledik asked why 12.2%. Mr. O’Connell answered that the goals were set to
reduce greenhouse gas reductions and Metro was ultimately responsible for the specifics of the
goals.

Mr. O’Connell shared the next steps TriMet plans on doing with Forward Together 1.0 and 2.0.

Vice Chair Thompson asked if TriMet is able to capture the new developments for their
planning. Mr. O’Connell answered yes, and shared they met with City of Tualatin. He spoke
about ridership modeling technology and how they work together with different modeling
projections.

Assistant Community Development Director, Steve Koper, asked where people can find
information on upcoming events. Mr. O’Connell answered people can sign up on their website
for updates.

Commissioner Hledik asked if the City can rely on TriMet to work on lines in the new
development. Mr. Koper answered yes, we are working with them.

2. Ride Connection will provide an informational presentation on its service and
operations
Tangerine Behere and her colleagues from Ride Connection introduced themselves. She shared
an overview and brief history of Ride Connections. Ms. Behere elaborated on the various
connections the organization facilitates, providing insights into each: community connectors,
demand response, volunteer driver program, ride together, shared vehicle agreements, ride
wise, travel options counseling, and mobility for health.

Commissioner Hledik said it sounded like they are Uber/Lfyt and asked how one could use their
services to go to a to a doctor’s appointment. Ms. Behere answered they need to call the
service center and give three to five business days’ notice before an appointment. Debbie
Waalkes noted they determine if they can do a ride based on staff or volunteer availability.

Commissioner Hledik asked if the service is free. Ms. Waalkes and Ms. Behere answered it is
free to the user and funded by donations.



Commissioner Hledik asked what the qualifications are for a ride. Miranda Seekins answered
that the recipient must be 60 or older and/or have a disability. Ms. Waalkes noted this includes
temporary disabilities such as cancer treatment or broken leg.

Vice Chair Thompson asked if Ride Connection was the same thing as the Tualatin Shuttle. Ms.
Behere responded, stating that the name is tailored to the location of the connecting ride; in
this case, Tualatin.

Commissioner Hledik asked if the shuttle makes regular runs to the high school. Ms. Seekins
shared they have a map of the shuttle on the slides to share.

Ms. Behere shared a map of the shuttle’s green, blue and red lines.

Commissioner Hledik asked how someone would use the shuttle from park and ride.
Ms. Waalkes explained they are considered first mile and last mile service for many.

Commissioner Wimer shared he uses the shuttle.
Commissioner Valli asked if the shuttle is free. Ms. Behere answered that yes, it is.

Ms. Seekins shared the bus route schedule and times. She noted live stops are option and
schedule deviation half a mile off the route.

Ms. Behere discussed the impact, value, and benefits of Ride Connection. She emphasized how
the routes foster community connections, improve livability, stimulate economic vitality, and
mitigate greenhouse gas emissions. She emphasized that these initiatives receive support
through regional transit plans, serving as a model for the wider region.

Ms. Behere shared rider survey for the Tualatin Shuttle and dip in services. Ms. Waalkes spoke
about increase services to Rolling Hills Church Monday and Wednesday.

Ms. Seekins talked about a new route they will be launching late summer early fall 2024.

Vice Chair Thompson asked the frequency of the new bus route. Ms. Seekins answered it
depends on the time of day and driver breaks but it’s roughly once an hour.

Vice Chair Thompson asked if all the routes typically have one driver. Ms. Waalkes answered
there is one driver in the morning and one in the afternoon.

COMMUNICATION FROM STAFF
Mr. Koper spoke about the upcoming agenda items for future meetings.




COMMUINICATION WITH COMMISSIONERS

Susan Noack from the Tualatin Chamber of Commerce shared her opinions on the significance
of the bus system for Tualatin and shared some history on importance for the community. She
also spoke about the Aging Task Force and the need and desire for long-range planning for the
aging community.

Chair Beers invited Ms. Noack to come to a future planning commission meeting to share her
knowledge from the Tualatin Chamber of Commerce on the ageing community.

ADJOURNMENT
A motion to adjourn was made by Commissioner Valli. The motion was seconded by Chair
Beers. The Commissioners voted unanimously to adjourn the meeting at 7:45 p.m.




Willow: Glen Plan Zoning Map
Adjustment
(PIMIA 24-0001)
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PROJECT DESCRIPTION

Miller Nash LLP is requesting approval of a zoning
map adjustment from Light Manufacturing (ML) to
Medium-Low Density Residential (RML) of
approximately 3,681 square-foot portion of land that
has been historically occupied by the Willow Glen
Mobile Home Park (tax lot 3200). The request is
being processed as a Plan Map Amendment (PMA)
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PROPOSAL

The requested Plan Map Amendment (PMA) would:

Change the existing zoning from Light Manufacturing
(ML) to Medium-Low Density Residential (RML).

Not create additional dwelling units or developable
land; the adjustment is intended to better reflect “on
the ground” conditions.

Change industrial zoning to residential zoning on an
approximately 9’ x 405’ or 3,681 sq. ft. area of land to
match the current residential use.

Eliminate what is currently a nonconforming use of
industrial land for residential use.
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PMA SUBJECT AREA & EXISTING USE
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APPLICABLE CRITERIA

The Amendment is consistent with applicable Oregon
Statewide Planning Goals and Administrative Rules.

The Amendment is consistent with applicable Metro
Chapter 70 Urban Growth Management Functional Plan

The Amendment Conforms with Tualatin’s
Comprehensive Plan

No conflicts with the Tualatin Development Code.

The Recommendation meets applicable approval criteria found
in TDC 33.070 (5)
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OREGON STATEWIDE PLANNING GOALS
& ADMINISTRATIVE RULES

State Planning Goals — The proposed PMA is in
compliance with applicable goals

State Administrative Rules — No conflicts with State
Administrative Rules were identified and due to the
limited scope of the PMA a Transportation Impact
Analysis is not warranted.
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AMENDMENT CONFORMS TO THE
TUALATIN COMPREHENSIVE PLAN

Comprehensive Plan goals and policies serve as the adopted expression of the
public interest. The applicant has provided evidence that the proposed Map
Amendment would satisfy the following Plan goal and policies:

GOAL 1.1 COMMUNITY INVOLVEMENT. Implement community
involvement practices in line with Statewide Planning Goal 1.

POLICY 1.1.1 Support community advisory committees to provide
recommendations on planning matters.

POLICY 1.1.3. Conduct the planning process with adequate input and
feedback from citizens in each affected neighborhood

Due to the limited scope of the proposed zoning map adjustment, lack
of new residential development capacity, there are few goals and
policies from the Comprehensive Plan that apply to this proposal.
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METRO CHAPTER 3.07 URBAN GROWTH
MANAGEMENT FUNCTIONAL PLAN

No conflicts with approval of this PMA and Metro
Chapter 3.07 were identified.

Due to the limited scope of the PMA, 3,861 sqft, no
noticeable impact is expected to industrial land.
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TUALATIN DEVELOPMENT CODE (TDC)

TDC 33.070 (5) Plan Amendment Criteria
No conflict with the PMA criteria identified.

No conflict with Table 41-3 Development Standards in
the RML Zone.

Proposal will actually eliminate the nonconforming use
of industrially zoned land being used for residential use.

The public interest is best protected by granting the
amendment at this time.
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TPC ACTION

The Planning Commission is asked to make a

recommendation to City Council on PMA 24-0001.
The TPC may recommend to the council:

Approval either as proposed or with modifications;
Denial; or

Neither approval nor denial (i.e a “neutral”
recommendation).
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h CITY OF TUALATIN
Staff Report

N

C’/it17 cf Tualatin
TO: Tualatin Planning Commissioners
SUBJECT: Willow Glen Zoning Map Adjustment (PMA24-0001)
THROUGH: Steve Koper, Assistant Community Development Director
FROM: Keith Leonard, Associate Planner
DATE: July 17, 2024

SUBJECT:

The applicant, Miller Nash LLP, is requesting approval of a zoning map adjustment from Light
Manufacturing (ML) to Medium-Low Density Residential (RML) of approximately 3,681 square-foot portion
of land that has been historically occupied by the Willow Glen Mobile Home Park. Plan Map Amendment
(PMA24-0001).

EXECUTIVE SUMMARY:

The proposal was submitted by Miller Nash LLP on behalf of the property owners, Life Front 2 LLC and
LU QBF Il LLC, requesting a zoning map adjustment for an approximately 3,681 square-foot portion of
land that has been historically occupied by the Willow Glen Mobile Home Park. This subject property will
be deeded from the property owner to Willow Glen Mobile Home Park through property line adjustment
(PLA24-0001). The Willow Glen Mobile Home Park, located at 9700 SW Tualatin Road (Tax Map/Lot
2S123BA03200) is zoned Medium Low Density Residential (RML). The proposed zoning map adjustment
(Plan Map Amendment (PMA)) will rezone the 3,681 square foot portion of property located at 9975 SW
Herman Road (Tax Map/Lot 2S123BA002900) and 9905 SW Herman Road (Tax Map/Lot
2S123BA03100) from Light Manufacturing (ML) to RML, consistent with its historical use as part of the
Mobile Home Park. No additional dwelling units will result in approval of this PMA. The three tax lots
consists of a total of 12.87 acres. Tax Lot 2900 consists of approximately 6.6 acres before the adjustment
and 6.5 acres after the adjustment. Tax Lot 3100 consists of approximately 1.87 acres before the
adjustment and 1.86 acres after the adjustment. Tax Lot 3200 consists of approximately 4.3 acres before
the adjustment and 4.4 acres after the adjustment.

The applicant’s Narrative (Exhibit A) addresses the applicable criteria to the proposal for Plan Map
Amendment (PMA).

The Findings and Analysis include a review of the proposal and application materials against the applicable
criteria and standards, which include: Statewide Planning Goals, Oregon Administrative Rules, Metro Code,
and the Tualatin Comprehensive Plan and Development Code. The specific approval criteria for a Plan
Amendment are found at Tualatin Development Code (TDC) Section 33.070(5), and include other
applicable criteria and standards that must be met.

RECOMMENDATION TO CITY COUNCIL:
The Planning Commission will be asked to vote on a recommendation on the proposed PMA that will be
presented to the City Council. This recommendation may be in favor, against, or neutral.



OUTCOMES OF RECOMMENDATION:

The Planning Commission’s recommendation will be presented to the City Council Public Hearing meeting
on Monday, August 12, 2024. If Council approves the PMA the subject property would be rezoned to
Medium-Low Density Residential (RML) from Light Manufacturing (ML), which eliminates the nonconforming
use of industrial land for residential purposes. If the Council does not approve the PMA then the existing
zoning would continue to apply and what is now a nonconforming residential use of industrially zoned land
would also continue.

ATTACHMENTS:

- Attachment 1: Presentation

- Attachment 2: Analysis and Findings
- Exhibit A: Narrative

- Exhibit B: Site Plan

- Exhibit C: Survey

- Exhibit D: Supporting Documents

- Exhibit E: Public Noticing
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Planning Division

Analysis and Findings for
Willow Glen Plan Map Amendment or Adjustment

Case #: PMA 24-0001

Project: Willow Glen Zoning Map Adjustment

Owner: Life Front 2 LLC (Tax Lot 3200) and LU QBF Il LLC (Tax Lots 3100 and 2900)
Applicant: Blakely Vogel, Attorney, Miller Nash LLP
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I. INTRODUCTION

A. Applicable Criteria

Tualatin Development Code (TDC) Chapters 32 and 33; Tualatin Comprehensive Plan; Applicable Oregon
Statewide Planning Goals; Applicable Oregon Administrative Rules including compliance with the
Transportation Planning Rule; and Metropolitan Service District's Urban Growth Management Functional
Plan.

B. Project Description

Miller Nash LLP on behalf of the property owners, Life Front 2 LLC and LU QBF Il LLC, is requesting a zoning
map adjustment for an approximately 3,681 square-foot portion of land that has been historically occupied
by the Willow Glen Mobile Home Park (Figure 1). This subject property will be deeded from the property
owner to Willow Glen Mobile Home Park through property line adjustment. The Willow Glen Mobile Home
Park, located at 9700 SW Tualatin Road (Tax Map/Lot 25123BA03200) is zoned Medium Low Density
Residential (RML). The proposed zoning map adjustment (Plan Map Amendment (PMA)) will rezone the
3,681 square foot portion of property located at 9975 SW Herman Road (Tax Map/Lot 25123BA002900)
and 9905 SW Herman Road (Tax Map/Lot 25123BA03100) from Light Manufacturing (ML) to RML,
consistent with its historical use as part of the Mobile Home Park. No additional dwelling units will result in
approval of this PMA. The three tax lots consists of a total of 12.87 acres. Tax Lot 2900 consists of
approximately 6.6 acres before the adjustment and 6.5 acres after the adjustment. Tax Lot 3100 consists of
approximately 1.87 acres before the adjustment and 1.86 after the adjustment. Tax Lot 3200 consists of
approximately 4.3 acres before the adjustment and 4.4 acres after the adjustment.

Figure 1: Land (Adjusted Lot Area) that is currently being utilized by Willow Glen Mobile Home Park
and is the subject of this Plan Map Amendment (PMA).
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Tax Lots 2900 and 3100 are zoned Light Manufacturing (ML) and take access from SW Herman Road with
two recently constructed industrial buildings, associated landscaping and parking as approved by
Architectural Review AR 22-0002 on these lots. Willow Glen Mobile Home Park is located on Tax Lot 3200,
zoned Medium-Low Density Residential (RML) and has access to both SW Herman Road (secondary
entrance) and SW Tualatin Road (main entrance). The surrounding zoning includes ML and Medium-High
Density Residential (RMH) to the north, Office Commercial (CO) to the east, General Manufacturing (MG)
to the south and ML zoned property to the west (see Section E., below).

D. Previous Land Use Actions
Tax Lots 2900 and 3100
e PLA24-0001 — Adjusted the property lines transferring the subject property of this PMA to Tax
Lot 3200.
e AR 22-0002 — Approved the construction of two industrial buildings, parking and landscaping.
e PLA 20-0002 — Property Line Adjustment
e AR 81-04 — Westway Manufacturing Company (Adjacent lot under common ownership, PLA 20-
0002 adjusted this lot to accommodate Lots 2900 and 3100.)
e AR 79-05 — Westway Gear (Adjacent lot under common ownership, PLA 20-0002 adjusted this
lot to accommodate Lots 2900 and 3100.)
e ANN 77-07 — Annexation

Tax Lot 3200
e PLA24-0001 — Adjusted the property lines transferring the subject property of this PMA to Tax Lot
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3200.
e AR 89-01 - Willow Glen Mobile Home Court Expansion
e AR 88-03 - Willow Glen Mobile Home Expansion
e AR 87-34 - Willow Glen Mobile Home Expansion
e ANN 77-07 — Annexation

E. Surrounding Uses
Surrounding uses include:

North: Medium-High Density Residential (RMH) District
e  Multi-Family Residential

South: General Manufacturing (MG) District
e SW Herman Road
e Industrial
e Railroad Tracks

West: Light Manufacturing (ML) District
e Industrial (two buildings and associated improvements recently constructed on tax lots
2900 and 3100)

East: Office Commercial (CO) and Low-Density Residential (RL) Districts
e SW Tualatin Road
e Stormwater Facility (swale)
e Duplex Residential Development (zoned RL, located east of SW Tualatin Road)
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Il. FINDINGS

A: Oregon Statewide Planning Goals

Goal 1 - Citizen Involvement
To develop a citizen involvement program that insures the opportunity for citizens to be involved in
all phases of the planning process.

Finding:

The Planning Commission will review the proposed Plan Map Amendment (PMA) at a public meeting on July
17, 2024. The Planning Commission is the City’s acknowledged Committee for Citizen Involvement (CCl), in
compliance with Goal 1.

In addition, the City has followed its acknowledged public notice procedures for quasi-judicial Plan Map
Amendments, found in TDC 32.240. The procedures include mailed notice of the City Council hearing to
surrounding property owners, publishing notice of the City Council hearing in the Tualatin Times, notice of
the hearing to the Department of Land Conservation and Development (Exhibit E) at least 35 days prior to
the first hearing, notice to affected government entities, and publicly posting notice of the hearing.
Postcard land use application notices were sent to property owners on June 11, 2024 (Exhibit E). The
Tualatin Times published the City Council public hearing notice on June 20, 2024 (Exhibit E). The proposed
amendment will be considered at a City Council Public Hearing on August 12, 2024.

Goal 2 - Land Use Planning
To establish a land use planning process and policy framework as a basis for all decision and actions
related to use of land and to assure an adequate factual base for such decisions and actions.

Finding:

The City of Tualatin’s Comprehensive Plan and Development Code provide an acknowledged and established
land use planning process and policy framework which serve as the basis for all decisions and actions
related to use of land, including requirements to assure that an adequate factual basis is provided for those
decisions and actions. The proposed amendment has been processed in accordance with these procedures.

Goal 5 — Open Spaces, Scenic and Historic Area, and Natural Resource
Goal 5 establishes a process for each resource to be inventoried and evaluated. OAR 660-015-0000(5) and
OAR 660.023 (Procedures and Requirements for Complying with Goal 5)

Finding:

The proposed amendment does not modify the City’s existing open space and natural resources
requirements or include any text amendment to the regulations for those Goal 5 resources regulated by
Tualatin Development Code Chapter 71 (Wetlands Protection District) and Tualatin Development Code
Chapter 72 (Natural Resource Protection Overlay District). All development would be reviewed under the
Architectural Review (AR) process to ensure that new construction will be reviewed consistent with these
requirements.
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Goal 6 — Air, Water and Land Resources Quality

Finding:

The Oregon Department of Environmental Quality (DEQ) regulates air, water and land with Clean Water
Act (CWA) Section 401 Water Quality, Water Quality Certificate, State 303(d) listed waters, Hazardous
Wastes, Clean Air Act (CAA), and Section 402 NPDES Construction and Stormwater Permits. The Oregon
Department of State Lands and the U.S. Army Corps of Engineers regulate jurisdictional wetlands and CWA
Section 404 water of the state and the country respectively. Clean Water Services (CWS) coordinates
stormwater management, water quality and stream enhancement projects throughout the City. Future
development would need to comply with national, state and regional regulations and protections for air,
water and land resources. Tualatin has an acknowledged Comprehensive Plan that complies with this goal.
All future development will be required to be reviewed consistent with these requirements.

Goal 7 — Areas Subject to Natural Disasters and Hazards

Finding:

Tualatin has an acknowledged Comprehensive Plan that complies with this goal. The proposed
amendment does not modify the City’s natural hazards requirements or existing goals and policies
associated with Goal 7 established by the Comprehensive Plan. Future development would be required to
be consistent with the applicable requirements of the Tualatin Development Code under Chapters 70 and
72.

Goal 8 — Recreation Needs
To satisfy the recreational needs of the citizens of the state and visitors and, where appropriate, to
provide for the siting of necessary recreational facilities including destination resorts.

Finding:

The proposed amendment does not affect policies associated with recreational needs. Any change to the
existing recreational facilities will be reviewed as part of an Architectural Review and compliance with the
Tualatin Development Code recreational facilities requirements.

Goal 9 — Economy of the State
To provide adequate opportunities throughout the state for a variety of economic activities vital to
the health, welfare, and prosperity of Oregon'’s citizens.

Finding:

The proposed amendment does not affect policies, lands, or opportunities associated with Goal 9
established by the Comprehensive Plan. There are no impacts on the inventory of commercial land. There
would be a small reduction of industrial lands, 3,681 square-foot, with the approval of this amendment.
This small strip of land has been utilized for residential use by the Willow Glen Mobile Home Park for
decades and would not be developable for industrial use and did not impact the recent development of Tax
Lots 2900 and 3100. The major employment areas of the City are protected.

Goal 10 - Housing
To provide for the housing needs of citizens of the state.

Finding:
The proposed plan map amendment would change the zoning designation of the subject site from Light
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Manufacturing (ML) to Medium-Low Density Residential (RML). This is a small strip of land that is
approximately 9 feet wide by 405 feet long or 3,681 square-feet so no additional dwelling units will
result if this PMA is approved. Willow Glen’s residents have been utilizing this strip of land for decades
and the property owner of tax lots 3100 and 2900 is transferring the subject property to Willow Glen’s
property owner and rezoning it to RML.

The map amendment, as proposed, does not conflict with OAR 660-007 (the Metropolitan Housing Rule)
which is used by cities such as Tualatin that are within the Portland Metropolitan UGB to demonstrate
compliance with Goal 10. Additional findings addressing OAR 660-007 are found below.

Goal 11 - Public Facilities and Services

Finding:

Land within the City of Tualatin is adequately served by public facilities and services. No additional utility
need will result from the approval of this PMA. The proposed amendment does not affect policies related to
public facilities and services including water, sewer, and emergency services.

Goal 12 - Transportation

Finding:

The requirements of Goal 12 are addressed by compliance with Oregon Administrative Rule (OAR) Section
660-012-0060, also known as the Transportation Planning Rule or TPR. The proposed amendment did not
trigger the need for a TPR analysis due to no additional trip generation as a result of the proposed
amendment. TPRs are further addressed below under the applicable OAR Section.

Goal 13 — Energy

Findings:
The proposed amendment does not include any changes that are related to or intended to impact Tualatin’s
land use regulations pertaining to energy consumption.

Goal 14 — Urbanization

Finding:
The subject property is within the Urban Growth Boundary. The proposal does not contain any proposed
modification to the Urban Growth Boundary or development outside of the Urban Growth Boundary.

B: Oregon Administrative Rules

OAR Chapter 660 Division 7 (Metropolitan Housing)

660-007-0045

Computation of Buildable Lands

(1) The local buildable lands inventory must document the amount of buildable land in each residential
plan designation.

(2) The Buildable Land Inventory (BLI): The mix and density standards of OAR 660-007-0030, 660-007-
0035 and 660-007-0037 apply to land in a buildable land inventory required by OAR 660-007-0010, as
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modified herein. Except as provided below, the buildable land inventory at each jurisdiction's choice
shall either be based on land in a residential plan/zone designation within the jurisdiction at the time of
periodic review or based on the jurisdiction BLI at the time of acknowledgment as updated. Each
jurisdiction must include in its computations all plan and/or zone changes involving residential land
which that jurisdiction made since acknowledgment. A jurisdiction need not include plan and/or zone
changes made by another jurisdiction before annexation to a city. The adjustment of the BLI at the time
of acknowledgment shall:
(a) Include changes in zoning ordinances or zoning designations on residential planned land if
allowed densities are changed;
(b) Include changes in planning or zoning designations either to or from residential use. A city
shall include changes to annexed or incorporated land if the city changed type or density or the
plan/zone designation after annexation or incorporation;
(c) The county and one or more cities affected by annexations or incorporations may consolidate
buildable land inventories. A single calculation of mix and density may be prepared. Jurisdictions
which consolidate their buildable lands inventories shall conduct their periodic review
simultaneously;
(d) A new density standard shall be calculated when annexation, incorporation or consolidation
results in mixing two or more density standards (OAR 660-007-0035). The calculation shall be
made as follows:
(A)
(i) BLI Acres x 6 Units/Acre = Num. of Units;
(i) BLI Acres x 8 Units/Acre = Num. of Units;
(iii) BLI Acres x 10 Units/Acre = Num. of Units;
(iv) Total Acres (TA) - Total Units (TU).
(B) Total units divided by Total Acres = New Density Standard;
(C) Example:
(i) Cities A and B have 100 acres and a 6-unit-per-acre standard: (100 x 6 = 600 units); City
B has 300 acres and a 10-unit-per-acre standard: (300 x 10 = 3000 units); County has 200
acres and an 8-unit-per-acre standard: (200 x 08 = 1600 units); Total acres = 600 - Total
Units = 5200.
(ii) 5200 units divided by 600 acres = 8.66 units per acre standard.
(3) Mix and Density Calculation: The housing units allowed by the plan/zone designations at periodic
review, except as modified by section (2) of this rule, shall be used to calculate the mix and density. The
number of units allowed by the plan/zone designations at the time of development shall be used for
developed residential land.

660-007-0050

Regional Coordination

(1) At each periodic review of the Metro UGB, Metro shall review the findings for the UGB. They shall
determine whether the buildable land within the UGB satisfies housing needs by type and density for
the region's long-range population and housing projections.

(2) Metro shall ensure that needed housing is provided for on a regional basis through coordinated
comprehensive plans.

660-007-0060

Applicability

(1) The new construction mix and minimum residential density standards of OAR 660-007-

0030 through 660-007-0037 shall be applicable at each periodic review. During each periodic review local
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government shall prepare findings regarding the cumulative effects of all plan and zone changes
affecting residential use. The jurisdiction's buildable lands inventory (updated pursuant to OAR 660-007-
0045) shall be a supporting document to the local jurisdiction's periodic review order.

(2) For plan and land use regulation amendments which are subject to OAR 660, Division 18, the local
jurisdiction shall either:

(a) Demonstrate through findings that the mix and density standards in this Division are met by the
amendment; or

(b) Make a commitment through the findings associated with the amendment that the jurisdiction will
comply with provisions of this Division for mix or density through subsequent plan amendments.

Finding:

In 2019, the City of Tualatin completed a Housing Needs Analysis (HNA) which included a computation of
the City’s residential buildable lands inventory (BLI). The BLI analysis complied with statewide planning Goal
10 policies that govern planning for residential uses. Consistent with these sections, the detailed
methodology used to complete the buildable lands inventory is presented in Appendix A of the HNA. As
previously noted, no additional dwelling units or increase in density will result from the approval of this
proposal.

OAR 660 Division 12 (Transportation Planning)
OAR 660-012-0060
Plan and Land Use Regulation Amendments
(1) If an amendment to a functional plan, an acknowledged comprehensive plan, or a land use regulation
(including a zoning map) would significantly affect an existing or planned transportation facility, then the
local government must put in place measures as provided in section (2) of this rule, unless the
amendment is allowed under section (3), (9) or (10) of this rule. A plan or land use regulation
amendment significantly affects a transportation facility if it would:
(a) Change the functional classification of an existing or planned transportation facility (exclusive
of correction of map errors in an adopted plan);
(b) Change standards implementing a functional classification system; or
(c) Result in any of the effects listed in paragraphs (A) through (C) of this subsection based on
projected conditions measured at the end of the planning period identified in the adopted TSP.
As part of evaluating projected conditions, the amount of traffic projected to be generated
within the area of the amendment may be reduced if the amendment includes an enforceable,
ongoing requirement that would demonstrably limit traffic generation, including, but not limited
to, transportation demand management. This reduction may diminish or completely eliminate
the significant effect of the amendment.
(A) Types or levels of travel or access that are inconsistent with the functional
classification of an existing or planned transportation facility;
(B) Degrade the performance of an existing or planned transportation facility such that it
would not meet the performance standards identified in the TSP or comprehensive plan;
or
(C) Degrade the performance of an existing or planned transportation facility that is
otherwise projected to not meet the performance standards identified in the TSP or
comprehensive plan.
(2) If a local government determines that there would be a significant effect, then the local government
must ensure that allowed land uses are consistent with the identified function, capacity, and
performance standards of the facility measured at the end of the planning period identified in the
adopted TSP through one or a combination of the remedies listed in (a) through (e) below, unless the
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amendment meets the balancing test in subsection (2)(e) of this section or qualifies for partial mitigation
in section (11) of this rule. A local government using subsection (2)(e), section (3), section (10) or section
(11) to approve an amendment recognizes that additional motor vehicle traffic congestion may result
and that other facility providers would not be expected to provide additional capacity for motor vehicles
in response to this congestion.

(a) Adopting measures that demonstrate allowed land uses are consistent with the planned
function, capacity, and performance standards of the transportation facility.
(b) Amending the TSP or comprehensive plan to provide transportation facilities, improvements
or services adequate to support the proposed land uses consistent with the requirements of this
division; such amendments shall include a funding plan or mechanism consistent with section (4)
or include an amendment to the transportation finance plan so that the facility, improvement, or
service will be provided by the end of the planning period.
(c) Amending the TSP to modify the planned function, capacity or performance standards of the
transportation facility.
(d) Providing other measures as a condition of development or through a development
agreement or similar funding method, including, but not limited to, transportation system
management measures or minor transportation improvements. Local governments shall, as part
of the amendment, specify when measures or improvements provided pursuant to this
subsection will be provided.
(e) Providing improvements that would benefit modes other than the significantly affected
mode, improvements to facilities other than the significantly affected facility, or improvements
at other locations, if:
(A) The provider of the significantly affected facility provides a written statement that
the system-wide benefits are sufficient to balance the significant effect, even though the
improvements would not result in consistency for all performance standards;
(B) The providers of facilities being improved at other locations provide written
statements of approval; and
(C) The local jurisdictions where facilities are being improved provide written statements
of approval.

(3) Notwithstanding sections (1) and (2) of this rule, a local government may approve an amendment
that would significantly affect an existing transportation facility without assuring that the allowed land
uses are consistent with the function, capacity and performance standards of the facility where:

[.]

(a) In the absence of the amendment, planned transportation facilities, improvements and
services as set forth in section (4) of this rule would not be adequate to achieve consistency with
the identified function, capacity or performance standard for that facility by the end of the
planning period identified in the adopted TSP;

(b) Development resulting from the amendment will, at a minimum, mitigate the impacts of the
amendment in a manner that avoids further degradation to the performance of the facility by
the time of the development through one or a combination of transportation improvements or
measures;

(4) Determinations under sections (1)—(3) of this rule shall be coordinated with affected transportation
facility and service providers and other affected local governments.

(a) In determining whether an amendment has a significant effect on an existing or planned
transportation facility under subsection (1)(c) of this rule, local governments shall rely on
existing transportation facilities and services and on the planned transportation facilities,
improvements and services set forth in subsections (b) and (c) below.

(b) Outside of interstate interchange areas, the following are considered planned facilities,
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improvements and services:

(A) Transportation facilities, improvements or services that are funded for construction
or implementation in the Statewide Transportation Improvement Program or a locally or
regionally adopted transportation improvement program or capital improvement plan or
program of a transportation service provider.

(B) Transportation facilities, improvements or services that are authorized in a local
transportation system plan and for which a funding plan or mechanism is in place or
approved. These include, but are not limited to, transportation facilities, improvements
or services for which: transportation systems development charge revenues are being
collected; a local improvement district or reimbursement district has been established or
will be established prior to development; a development agreement has been adopted;
or conditions of approval to fund the improvement have been adopted.

(C) Transportation facilities, improvements or services in a metropolitan planning
organization (MPO) area that are part of the area's federally-approved, financially
constrained regional transportation system plan.

(D) Improvements to state highways that are included as planned improvements in a
regional or local transportation system plan or comprehensive plan when ODOT provides
a written statement that the improvements are reasonably likely to be provided by the
end of the planning period.

(E) Improvements to regional and local roads, streets or other transportation facilities or
services that are included as planned improvements in a regional or local transportation
system plan or comprehensive plan when the local government(s) or transportation
service provider(s) responsible for the facility, improvement or service provides a written
statement that the facility, improvement or service is reasonably likely to be provided by
the end of the planning period.

(c) Within interstate interchange areas, the improvements included in (b)(A)—(C) are considered
planned facilities, improvements and services, except where:

(A) ODOT provides a written statement that the proposed funding and timing of
mitigation measures are sufficient to avoid a significant adverse impact on the Interstate
Highway system, then local governments may also rely on the improvements identified
in paragraphs (b)(D) and (E) of this section; or

(B) There is an adopted interchange area management plan, then local governments may
also rely on the improvements identified in that plan and which are also identified in
paragraphs (b)(D) and (E) of this section.

(d) As used in this section and section (3):

(A) Planned interchange means new interchanges and relocation of existing interchanges
that are authorized in an adopted transportation system plan or comprehensive plan;
(B) Interstate highway means Interstates 5, 82, 84, 105, 205 and 405; and

(C) Interstate interchange area means:

(i) Property within one-quarter mile of the ramp terminal intersection of an existing or planned
interchange on an Interstate Highway; or

(ii) The interchange area as defined in the Interchange Area Management Plan adopted as an
amendment to the Oregon Highway Plan.

(e) For purposes of this section, a written statement provided pursuant to paragraphs (b)(D),
(b)(E) or (c)(A) provided by ODOT, a local government or transportation facility provider, as
appropriate, shall be conclusive in determining whether a transportation facility, improvement
or service is a planned transportation facility, improvement or service. In the absence of a
written statement, a local government can only rely upon planned transportation facilities,
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improvements and services identified in paragraphs (b)(A)—(C) to determine whether there is a
significant effect that requires application of the remedies in section (2).

[...]

Finding:

The applicant proposed an amendment to the Comprehensive Plan and Zoning Map designation of the
subject property as Tualatin is a single-map Comprehensive Plan/Zoning Map jurisdiction. The proposed
amendment would not result in additional trip generation. The applicant has previously processed a
Property Line Adjustment (PLA24-0001) that matches the area being rezoned from ML to RML. The
proposed map amendment only amends the zoning to match the current use of the land by the Willow Glen
Mobile Home Park. Therefore, a trip generation analysis is not warranted.

C: Metro Chapter 3.07, Urban Growth Management Functional Plan

The following Chapters and Titles of Metro Code are applicable to the proposed amendments:
Chapter 3.07, Urban Growth Management Functional Plan

Finding:
Metro’s Urban Growth Management Functional Plan is established in Metro Code as Section 3.07. The
following Functional Plan sections are applicable to the proposed plan and map amendments:

Title 1 — Housing Capacity: requires a city or county to maintain or increase its housing capacity.
e The proposed map amendment would maintain Tualatin’s housing capacity.

Title 2 — Regional Parking Policy: repealed.

Title 3 — Water Quality and Flood Management: protects Water Quality and Flood Management Areas.
o  Water Quality and Flood Management are addressed in Tualatin Development Code Chapters 70,

71, and 74. No amendments are proposed to these chapters. No physical development is
proposed with this application for the plan map amendment. The subject site would be further
examined for natural resources with future development or redevelopment of the site through an
Architectural Review. Future development of the site would need to comply with local, regional,
state, and federal requirements for the protection of air, water, and land resources. Given that
the Willow Glen Mobile Home Park is fully developed, no impact to Title 3 will occur if this PMA is
approved.

Title 4 — Industrial and Other Employment Areas: promotes "clustering" of industries that operate more
productively and efficiently when in proximity to each other.

e The lots are currently zoned to allow Medium Low Density Residential (RML) and Light
Manufacturing (ML) uses. Tax lots 2900 and 3100 are located within the “Industrial Area”
according to Metro’s Title 4 Industrial and other Employment Areas Map. The proposed map
amendment does not significantly diminish the industrial or commercial capacities of the City
because the ML zoned lots are already fully developed and the small strip of land that is the
subject of this PMA will be transferred to the Willow Glen and align with the subject properties
current use for residential purposes. Industrial uses will remain clustered.

Title 5 - Neighbor Cities and Rural Reserves: repealed
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Title 6 — Centers, Corridors, Station Communities and Main Streets: enhancements of these areas as
principal centers of urban life via actions and investments.
e The land that is the subject of the PMA has not been identified as a Regional Center, Town Center,
Station Community or Main Street.

Title 7 — Housing Choice: implements policies regarding establishment of voluntary affordable housing
production goals to be adopted by local governments.
e The proposed plan map amendment will not create additional dwelling units. The proposed
amendment is an adjustment of zoning to match the current use of the land by the residents of
Willow Glen Mobile Home Park.

Title 8 — Compliance Procedures: ensures all cities & counties are equitably held to the same standards.
e The City of Tualatin continues to partner with Metro to comply with the Functional Plan. The map
amendment was initially shared and posted on the DLCD website on May 31, 2024 — 52 days
before the scheduled hearing. The notice was updated with a new City Council Public Hearing
date of August 12, 2024 and the updated notice posted on the DLCD website on June 7, 2024 — 45
days before the scheduled hearing. The need to update the DLCD notice was due to a lack of a
Planning Commission quorum for the advisory meeting originally scheduled on June 26, 2024.

Title 9 — Performance Measures: repealed.
Title 10 — Functional Plan Definitions.

Title 11 - Planning for New Urban Areas: guides planning of areas brought into the UGB.
o All three tax lots are within the City of Tualatin City Limits, therefore the map amendment does
not affect planning areas outside of the UGB.

Title 12 — Protection of Residential Neighborhoods: protects existing residential neighborhoods from
pollution, noise, crime, and provides adequate levels of public services.
e The site of the proposed plan map amendment is adequately serviced by existing infrastructure
and services. Infrastructure and public services will be discussed in greater detail in TDC
33.070(5)(i). No new dwelling units or developable land will result from approval of this PMA.

Title 13 — Nature in Neighborhoods: conserves, protects and restores a continuous ecologically viable
streamside corridor system integrated with upland wildlife habitat and the urban landscape.
e Protection of natural resources are addressed in Chapter 72 of the Tualatin Development Code. In
addition, sites are reviewed for the presence of natural resources and are reviewed by Clean
Water Services at the time of development. No physical development is proposed with this
application for this map amendment. Approval of this PMA will not affect Title 13 because there
are no streamside corridor systems with upland wildlife habitat within or near the subject site.

e The subject site would be further examined for natural resources with future development of the
site through an Architectural Review it they ever redeveloped. At this time all three lots are fully
developed and no impact to surrounding natural resources or wildlife habitat would occur. Future
development or redevelopment of the site would need to comply with local, regional, state, and
federal requirements for the protection of air, water, and land resources. No amendments to this
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Chapter 72 are proposed under this application.

Title 14 — Urban Growth Boundary: prescribes criteria and procedures for amendments to the UGB.
e No amendments are proposed to the UGB under this application.

D: Tualatin Comprehensive Plan

Chapter 1 — Community Involvement:
GOAL 1.1. Implement community involvement practices in line with Statewide Planning Goal 1.

POLICY 1.1.1. Support community advisory committees to provide recommendations on planning
matters.

POLICY 1.1.3. Conduct the planning process with adequate input and feedback from citizens in each
affected neighborhood.

Finding:

The applicant provided evidence that an in-person Neighborhood/Developer Meeting was held on July 12,
2023, that discussed the PMA (Exhibit D). The meeting was held and noticed in accordance with TDC
32.120. As a land use application requiring a Type IV-A procedure, an advisory recommendation will be
sought before the Tualatin Planning Commission prior to the City Council meeting. City staff issued public
notice and request for comment in accordance with the noticing procedures outlined in TDC 32.240 and
included as Exhibit E. These policies are satisfied.

Chapter 10 — Land Use Designations and Zoning:
Planning District Objectives

RESIDENTIAL PLANNING DISTRICTS:

Medium Low Density Residential Planning District (RML)

This district supports household living uses with a variety of housing types at moderately low densities.
This district is primarily oriented toward middle housing types including attached dwellings, multi-family
development, and manufactured dwelling parks.

Light Manufacturing Planning District (ML)

Suitable for warehousing, wholesaling and light manufacturing processes that are not hazardous and
that do not create undue amounts of noise, dust, odor, vibration, or smoke. Also suitable, with
appropriate restrictions, are the retail sale of products not allowed for sale in General Commercial areas,
subject to applicable zoning overlay standards. . Also suitable are accessory commercial uses subject to
area limitations for the sale of products manufactured, assembled, packaged or wholesaled on the site.

The purpose of this district is to provide sites for manufacturing uses that are more compatible with
adjacent commercial and residential uses and would serve to buffer heavy manufacturing uses. The
purpose is also to allow the retail sale of products manufactured, assembled, packaged or wholesaled on
the site subject to area limitations. Certain heavier manufacturing uses may be allowed as conditional
uses.
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Finding:

The proposed amendment would adjust the zoning of small portion of the site from Light Manufacturing
(ML) to Medium Low Density Residential (RML). The approximately 9’ wide by 405’ long strip (3,681 square
feet) has been utilized by residents of the Willow Glen Mobile Home Park for decades. The owner of tax lots
2900 and 3100 (ML zoned) has applied to transfer this currently industrial zoned land to the residentially
zoned property via a Property Line Adjustment PMA24-0001. With the Willow Glen residents utilizing the
industrial land for residential purposes it creates a nonconforming use of land. Industrial land is used for
industrial purposes like manufacturing while residential land is used for household living and not industrial
use. This change would eliminate any nonconforming use of land by changing the ML zoned land to RML,
matching the current residential use of this area of land.

E: Tualatin Development Code

Chapter 32: Procedures
TDC 32.010. - Purpose and Applicability.
[...]
(2) Applicability of Review Procedures. All land use and development permit applications and
decisions, will be made by using the procedures contained in this Chapter. The procedure "type"
assigned to each application governs the decision-making process for that permit or application. There
are five types of permit/application procedures as described in subsections (a) through (e) below.
Table 32-1 lists the City's land use and development applications and corresponding review
procedure(s).
[...]
(d)Type IV-A Procedure (Quasi-Judicial Review—City Council Public Hearing). Type IV-A
procedure is used when the standards and criteria require discretion, interpretation, or policy
or legal judgment and is the procedure used for site-specific land use actions initiated by an
applicant. Type IV-A decisions are made by the City Council and require public notice and a
public hearing. Appeals of Type IV-A decisions are heard by the Land Use Board of Appeals
(LUBA).
[...]
(3) Determination of Review Type. Unless specified in Table 32-1, the City Manager will determine
whether a permit or application is processed as Type |, Il, lll, IV-A or IV-B based on the descriptions
above. Questions regarding the appropriate procedure will be resolved in favor of the review type
providing the widest notice and opportunity to participate. An applicant may choose to elevate a Type
| or Il application to a higher numbered review type, provided the applicant pays the appropriate fee
for the selected review type.

Table 32-1—Applications Types and Review Procedures

Pre- . .
I . Procedure | Decision | Appeal | Application Neighborhood/ | Applicable
Application/Action Developer Mtg Code
Type Body* Body* | Conference .
. Required Chapter
Required

Plan Amendments
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Pre-
Neighborh Applicabl
.. . Procedure | Decision | Appeal | Application eighborhood/ pplicable
Application/Action " " Developer Mtg Code
Type Body Body Conference .
. Required Chapter
Required

e Map or Text
Amendments for a IV-A CcC LUBA Yes Yes TDC 33.070
specific property

* City Council (CC); Planning Commission (PC); Architectural Review Board (ARB); City Manager or
designee (CM); Land Use Board of Appeals (LUBA).

Finding:

The proposed PMA application is subject to the Type IV-A procedures according to Table 32-1. This
application has been processed according to the applicable code for Type IV-A procedures. Any future
development or construction will be reviewed under a separate land use application.

TDC 32.030. - Time to Process Applications.

(1) Time Limit—120-day Rule. The City must take final action on all Type I, Type lll, and Type IV-A land
use applications, as provided by ORS 227.178, including resolution of all local appeals, within 120 days
after the application has been deemed complete under TDC 32.160, unless the applicant provides
written request or consent to an extension in compliance with ORS 227.178. (Note: The 120-day rule
does not apply to Type IV-B (Legislative Land Use) decisions.)

[...]

(3) Time Periods. "Days" means calendar days unless otherwise specified. In computing time periods
prescribed or allowed by this Chapter, the day of the act or event from which the designated period of
time begins is not included. The last day of the period is included, unless it is a Saturday, Sunday, or a
legal holiday, in which case the period runs until the end of the next day that is not on a weekend or City
recognized legal holiday.

Finding:
The proposed PMA is an amendment to the City’s Comprehensive Plan Map 10-1, the 120-day rule portion
of ORS 227.178 is not applicable.

TDC 32.110. - Pre-Application Conference.

(1) Purpose of Pre-Application Conferences. Pre-application conferences are intended to familiarize
applicants with the requirements of the TDC; to provide applicants with an opportunity discuss proposed
projects in detail with City staff; and to identify approval criteria, standards, and procedures prior to
filing a land use application. The pre-application conference is intended to be a tool to assist applicants
in navigating the land use process, but is not intended to be an exhaustive review that identifies or
resolves all potential issues, and does not bind or preclude the City from enforcing any applicable
regulations or from applying regulations in a manner differently than may have been indicated at the
time of the pre-application conference.

(2) When Mandatory. Pre-application conferences are mandatory for all land use actions identified as
requiring a pre-application conference in Table 32-1. An applicant may voluntarily request a pre-
application conference for any land use action even if it is not required.

(3) Timing of Pre-Application Conference. A pre-application conference must be held with City staff
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before an applicant submits an application and before an applicant conducts a Neighborhood/Developer
meeting.
(4) Application Requirements for Pre-Application Conference.
(a) Application Form. Pre-application conference requests must be made on forms provided by
the City Manager.

[...]

Finding:

A pre-application meeting is mandatory for PMA applications. The applicant participated in a Pre-
Application meeting on March 8, 2023 with a follow up meeting on February 28, 2024. The applicant
submitted their application for completeness check on May 5, 2024, a little over 2-months after the follow
up pre-application meeting.

TDC 32.120. - Neighborhood/Developer Meetings.
(1) Purpose. The purpose of this meeting is to provide a means for the applicant and surrounding
property owners to meet to review a development proposal and identify issues regarding the proposal
so they can be considered prior to the application submittal. The meeting is intended to allow the
developer and neighbors to share information and concerns regarding the project. The applicant may
consider whether to incorporate solutions to these issues prior to application submittal.
(2) When Mandatory. Neighborhood/developer meetings are mandatory for all land use actions
identified in Table 32-1 as requiring a neighborhood/developer meeting. An applicant may voluntarily
conduct a neighborhood/developer meeting even if it is not required and may conduct more than one
neighborhood/developer meeting at their election.
(3) Timing. A neighborhood/developer meeting must be held after a pre-application meeting with City
staff, but before submittal of an application.
(4) Time and Location. Required neighborhood/developer meetings must be held within the city limits of
the City of Tualatin at the following times:
(a) If scheduled on a weekday, the meeting must begin no earlier than 6:00 p.m.
(b) If scheduled on a weekend, the meeting must begin between 10:00 a.m. and 6:00 p.m.
(5) Notice Requirements.
(a) The applicant must provide notice of the meeting at least 14 calendar days and no more than
28 calendar days before the meeting. The notice must be by first class mail providing the date,
time, and location of the meeting, as well as a brief description of the proposal and its location.
The applicant must keep a copy of the notice to be submitted with their land use application.
(b) The applicant must mail notice of a neighborhood/developer meeting to the following
persons:
(i) All property owners within 1,000 feet measured from the boundaries of the subject
property;
(ii) All property owners within a platted residential subdivision that is located within
1,000 feet of the boundaries of the subject property. The notice area includes the entire
subdivision and not just those lots within 1,000 feet. If the residential subdivision is one
of two or more individually platted phases sharing a single subdivision name, the notice
area need not include the additional phases; and
(iii) All designated representatives of recognized Citizen Involvement Organizations as
established in TMC Chapter 11-9.
(c) The City will provide the applicant with labels for mailing for a fee.
(d) Failure of a property owner to receive notice does not invalidate the
neighborhood/developer meeting proceedings.
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(6) Neighborhood/Developer Sign Posting Requirements. The applicant must provide and post on the
subject property, at least 14 calendar days before the meeting. The sigh must conform to the design and
placement standards established by the City for signs notifying the public of land use actions in TDC
32.150.

(7) Neighborhood/Developer Meeting Requirements. The applicant must have a sign-in sheet for all
attendees to provide their name, address, telephone number, and email address and keep a copy of the
sign-in sheet to provide with their land use application. The applicant must prepare meeting notes
identifying the persons attending, those commenting and the substance of the comments expressed,
and the major points that were discussed. The applicant must keep a copy of the meeting notes for
submittal with their land use application.

Finding:

The applicant provided evidence that a Neighborhood/Developer Meeting was held on July 12, 2023 where
the PMA and development of the industrial lots was discussed. The applicant provided documentation of
sign posting and notification in compliance with Section 32.120 in Exhibit D.

Section 32.130 — Initiation of Applications.
(1) Type I, Type Il, Type I, and Type IV-A Applications. Type |, Type I, Type lll, and Type IV-A applications
may be submitted by one or more of the following persons:
(a) The owner of the subject property;
(b) The contract purchaser of the subject property, when the application is accompanied by
proof of the purchaser’s status as such and by the seller’s written consent;
(c) A lessee in possession of the property, when the application is accompanied by the owners’
written consent; or
(d) The agent of any of the foregoing, when the application is duly authorized in writing by a
person authorized to submit an application by paragraphs (a), (b) or (c) of this subsection, and
accompanied by proof of the agent’s authority.

[...]

Finding:

The applicant has provided a title report, included in Exhibit D, showing Life Front 2 LLC owning Tax Lot
3200 and LU QBF Il LLC owning Tax Lots 3100 and 2900. The application has been submitted by a
representative of the property owner’s affected by the proposed PMA.

Section 32.140 — Application Submittal.
(1) Submittal Requirements. Land use applications must be submitted on forms provided by the City. A
land use application may not be accepted in partial submittals. All information supplied on the
application form and accompanying the application must be complete and correct as to the applicable
facts. Unless otherwise specified, all of the following must be submitted to initiate completeness review
under TDC 32.160:
(a) A completed application form. The application form must contain, at a minimum, the
following information:
(i) The names and addresses of the applicant(s), the owner(s) of the subject property,
and any authorized representative(s) thereof;
(ii) The address or location of the subject property and its assessor’s map and tax lot
number;
(iii) The size of the subject property;
(iv) The comprehensive plan designation and zoning of the subject property;
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(v) The type of application(s);
(vi) A brief description of the proposal; and
(vii) Signatures of the applicant(s), owner(s) of the subject property, and/or the duly
authorized representative(s) thereof authorizing the filing of the application(s).
(b) A written statement addressing each applicable approval criterion and standard;
(c) Any additional information required under the TDC for the specific land use action sought;
(d) Payment of the applicable application fee(s) pursuant to the most recently adopted fee
schedule;
(e) Recorded deed/land sales contract with legal description.
(f) A preliminary title report or other proof of ownership.
(g) For those applications requiring a neighborhood/developer meeting:
(i) The mailing list for the notice;
(ii) A copy of the notice;
(iii) An affidavit of the mailing and posting;
(iv) The original sign-in sheet of participants; and
(v) The meeting notes described in TDC 32.120(7).
(h) A statement as to whether any City-recognized Citizen Involvement Organizations (CIOs)
whose boundaries include, or are adjacent to, the subject property were contacted in advance of
filing the application and, if so, a summary of the contact. The summary must include the date
when contact was made, the form of the contact and who it was with (e.g. phone conversation
with neighborhood association chairperson, meeting with land use committee, presentation at
neighborhood association meeting), and the result;
(i) Any additional information, as determined by the City Manager, that may be required by
another provision, or for any other permit elsewhere, in the TDC, and any other information that
may be required to adequately review and analyze the proposed development plan as to its
conformance to the applicable criteria;
(2) Application Intake. Each application, when received, must be date-stamped with the date the
application was received by the City, and designated with a receipt number and a notation of the staff
person who received the application.
(3) Administrative Standards for Applications. The City Manager is authorized to establish administrative
standards for application forms and submittals, including but not limited to plan details, information
detail and specificity, number of copies, scale, and the form of submittal

Finding:

The applicant submitted an application for PMA24-0001 on May 2, 2024. The application was deemed
complete on May 15, 2024. The general land use submittal requirements were included with the
application.

Section 32.150 - Sign Posting.

(1) When Signs Posted. Signs in conformance with these standards must be posted as follows:
(a) Signs providing notice of an upcoming neighborhood/developer meeting must be posted
prior to a required neighborhood/developer meeting in accordance with Section 32.120(6); and
(b) Signs providing notice of a pending land use application must be posted after land use
application has been submitted for Type II, Ill and IV-A applications.

(2) Sign Design Requirements. The applicant must provide and post a sign(s) that conforms to the

following standards:
(a) Waterproof sign materials;
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(b) Sign face must be no less than eighteen (18) inches by twenty-four (24) inches (18" x 24”);

and

(c) Sign text must be at least two (2) inch font.
(3) On-site Placement. The applicant must place one sign on their property along each public street
frontage of the subject property. (Example: If a property adjoins four public streets, the applicant must
place a sign at each of those public street frontages for a total of four signs). The applicant cannot place
the sign within public right of way.
(4) Removal. If a sign providing notice of a pending land use application disappears prior to the final
decision date of the subject land use application, the applicant must replace the sign within fortyeight
(48) hours of discovery of the disappearance or of receipt of notice from the City of its disappearance,
whichever occurs first. The applicant must remove the sign no later than fourteen (14) days after:

(a) The meeting date, in the case of signs providing notice of an upcoming

neighborhood/developer meeting; or

(b) The City makes a final decision on the subject land use application, in the case of signs

providing notice of a pending land use application.

Finding:
The applicant provided certification, included as Exhibit D, that signs for the PMA application in
conformance with Section 32.150 were properly posted.

Section 32.160 — Completeness Review.
(1) Duration. Except as otherwise provided under ORS 227.178, the City Manager must review an
application for completeness within 30 days of its receipt.
(2) Considerations. Determination of completeness will be based upon receipt of the information
required under TDC 32.140 and will not be based on opinions as to quality or accuracy. Applications that
do not respond to relevant code requirements or standards can be deemed incomplete. A determination
that an application is complete indicates only that the application is ready for review on its merits, not
that the City will make a favorable decision on the application.
(3) Complete Applications. If an application is determined to be complete, review of the application will
commence.
(4) Incomplete Applications. If an application is determined to be incomplete, the City Manager must
provide written notice to the applicant identifying the specific information that is missing and allowing
the applicant the opportunity to submit the missing information. An application which has been
determined to be incomplete must be deemed complete for purposes of this section upon receipt of:
(a) All of the missing information;
(b) Some of the missing information and written notice from the applicant that no other
information will be provided; or
(c) Written notice from the applicant that none of the missing information will be provided.
(5) Vesting. If an application was complete at the time it was first submitted, or if the applicant submits
additional required information within 180 days of the date the application was first submitted,
approval or denial of the application must be based upon the standards and criteria that were in effect
at the time the application was first submitted.
(6) Void Applications. An application is void if the application has been on file with the City for more
than 180 days and the applicant has not provided the missing information or otherwise responded, as
provided in subsection (4) of this section.

Finding:
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The applicant submitted an application for PMA24-0001 on May 2, 2024. The application was deemed
complete on May 15, 2024, within the allotted 30-day review period.

TDC 32.240. - Type IV-A Procedure (Quasi-Judicial Review—City Council Public Hearing).
Type IV-A decisions are quasi-judicial decisions made by the City Council after a public hearing. A hearing
under these procedures provides a forum to apply standards to a specific set of facts to determine
whether the facts conform to the applicable criteria and the resulting determination will directly affect
only a small number of identifiable persons. Except as otherwise provided, the procedures set out in this
section must be followed when the subject matter of the evidentiary hearing would result in a quasi-
judicial decision. City Council decisions may be appealed to the state Land Use Board of Appeals
pursuant to ORS 197.805—197.860.
(1) Submittal Requirements. Type IV-A applications must include the submittal information required by
TDC 32.140(1).
(2) Determination of Completeness. After receiving an application for filing, the City Manager will review
the application will for completeness in accordance with TDC 32.160.
(3) Written Notice of Public Hearing—Type IV-A. Once the application has been deemed complete, the
City must mail by regular first class mail Notice of a Public Hearing to the following individuals and
agencies no fewer than 20 days before the hearing.
(a) Recipients:
(i) The applicant and, the owners of the subject property;
(ii) All property owners within 1,000 feet measured from the boundaries of the subject
property;
(i) All property owners within a platted residential subdivision that is located within
1,000 feet of the boundaries of the subject property. The notice area includes the entire
subdivision and not just those lots within 1,000 feet. If the residential subdivision is one
of two or more individually platted phases sharing a single subdivision name, the notice
area need not include the additional phases;
(iv) All recognized neighborhood associations within 1,000 feet from the boundaries of
the subject property;
(v) All designated representatives of recognized Citizen Involvement Organizations as
established in TMC Chapter 11-9;
(vi) Any person who submits a written request to receive a notice;
(vii) Any governmental agency that is entitled to notice under an intergovernmental
agreement entered into with the City and any other affected agencies, including but not
limited to: school districts; fire district; where the project either adjoins or directly
affects a state highway, the Oregon Department of Transportation; and where the
project site would access a County road or otherwise be subject to review by the County,
then the County; and Clean Water Services; Tri Met; and, ODOT Rail Division and the
railroad company if a railroad-highway grade crossing provides or will provide the only
access to the subject property. The failure of another agency to respond with written
comments on a pending application does not invalidate an action or permit approval
made by the City under this Code;
(viii) Utility companies (as applicable); and,
(ix) Members of the City Council.
(b) The Notice of a Public Hearing, at a minimum, must contain all of the following information:
(i) The names of the applicant(s), any representative(s) thereof, and the owner(s) of the
subject property;
(ii) The street address if assigned, if no street address has been assigned then Township,
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Range, Section, Tax Lot or Tax Lot ID;
(iii) The type of application and a concise description of the nature of the land use action;
(iv) A list of the approval criteria by TDC section for the decision and other ordinances or
regulations that apply to the application at issue;
(v)Brief summary of the local decision making process for the land use decision being
made and a general explanation of the requirements for submission of testimony and
the procedure for conduct of hearings;
(vi) The date, time and location of the hearing;
(vii) Disclosure statement indicating that if any person fails to address the relevant
approval criteria with enough detail, he or she may not be able to appeal to the Land Use
Board of Appeals on that issue, and that only comments on the relevant approval criteria
are considered relevant evidence;
(viii) The name of a City representative to contact and the telephone number where
additional information may be obtained;
(ix) Statement that the application and all documents and evidence submitted to the City
are in the public record and available for review, and that copies can be obtained at a
reasonable cost from the City; and
(x) Statement that a copy of the staff report will be available for inspection at no cost at
least seven days prior to the hearing and will be provided at reasonable cost.
(c) Failure of a person or agency to receive a notice, does not invalidate any proceeding in
connection with the application, provided the City can demonstrate by affidavit that required
notice was given.
(4) Additional Notice Requirements for Certain Type IV-A Application Types. The following additional
notice requirements apply to Type IV-A Hearings where the City Council will be considering the
application or removal of a Historic Landmark Designation or a Plan Text or Map Amendment for a
particular property or discrete set of properties.
(a) The City Manager will notify in writing the Oregon Department of Land Conservation and
Development (DLCD) in accordance with the minimum number of days required by ORS Chapter
197.
(b) At least 14 calendar days before the scheduled City Council public hearing date, public notice
must be provided by publication in a newspaper of general circulation in the City.
(c) At least 14 calendar days before the scheduled City Council public hearing date, public notice
must be posted in two public and conspicuous places within the City.

Finding:

The first evidentiary public hearing before the City Council will be held on August 12, 2024 and will follow
the Quasi-Judicial review process. After submittal and completeness review, as required by this section, a
notice of public hearing for Type IV-A application for PMA24-0001 was mailed by city staff on June 11,
2024. The mailed notice contained the information required by this section, as attached in Exhibit E. The
Oregon Department of Land Conservation and Development (DLCD) was first notified prior to the 35-day
notice period on May 31, 2024 and updated on July 7, 2024, attached in Exhibit E. The DLCD notice was
updated with a new hearing date after we learned that there would not be a Planning Commission quorum
for the advisory meeting originally scheduled for June 26™. This also pushed out the City Council first
evidentiary hearing to August 12, 2024 which required updating the DLCD notice. Public notice has been
published in the Tualatin Times during the week of June 20, 2024, attached in Exhibit E. Public notice was
posted in two public places within the City on June 11, 2024, attached as Exhibit E. No public comments
have been received.
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(5) Conduct of the Hearing—Type IV-A. The Mayor (or Mayor Pro Tem) must follow the order of
proceedings set forth below. These procedures are intended to provide all interested persons a
reasonable opportunity to participate in the hearing process and to provide for a full and impartial
hearing on the application before the body. Questions concerning the propriety or the conduct of a
hearing will be addressed to the chair with a request for a ruling. Rulings from the Mayor must, to the
extent possible, carry out the stated intention of these procedures. A ruling given by the Mayor on
such question may be modified or reversed by a majority of those members of the decision body
present and eligible to vote on the application before the body. The procedures to be followed by the
Mayor in the conduct of the hearing are as follows:
(a) At the commencement of the hearing, the Mayor (or designee) must state to those in
attendance all of the following information and instructions:
(i) The applicable approval criteria by Code Chapter that apply to the application;
(ii) Testimony and evidence must concern the approval criteria described in the staff
report, or other criteria in the comprehensive plan or land use regulations that the
person testifying believes to apply to the decision;
(iii) Failure to raise an issue with sufficient detail to give the City Council and the
parties an opportunity to respond to the issue, may preclude appeal to the state Land
Use Board of Appeals on that issue;
(iv) At the conclusion of the initial evidentiary hearing, the City Council must deliberate
and make a decision based on the facts and arguments in the public record; and
(v) Any participant may ask the City Council for an opportunity to present additional
relevant evidence or testimony that is within the scope of the hearing; if the City
Council grants the request, it will schedule a date to continue the hearing as provided
in TDC 32.240(5)(e), or leave the record open for additional written evidence or
testimony as provided TDC 32.240(5)(f).
(b) The public is entitled to an impartial decision body as free from potential conflicts of
interest and pre-hearing ex parte (outside the hearing) contacts as reasonably possible. Where
guestions related to ex parte contact are concerned, members of the City Council must follow
the guidance for disclosure of ex parte contacts contained in ORS 227.180. Where a real
conflict of interest arises, that member or members of the City Council must not participate in
the hearing, except where state law provides otherwise. Where the appearance of a conflict of
interest is likely, that member or members of the City Council must individually disclose their
relationship to the applicant in the public hearing and state whether they are capable of
rendering a fair and impartial decision. If they are unable to render a fair and impartial
decision, they must be excused from the proceedings.
(c) Presenting and receiving evidence.
(i) The City Council may set reasonable time limits for oral presentations and may limit
or exclude cumulative, repetitious, irrelevant, or personally derogatory testimony or
evidence;
(ii) No oral testimony will be accepted after the close of the public hearing. Written
testimony may be received after the close of the public hearing only as provided by
this section; and
(iii) Members of the City Council may visit the property and the surrounding area, and
may use information obtained during the site visit to support their decision, if the
information relied upon is disclosed at the beginning of the hearing and an opportunity
is provided to dispute the evidence.
(d) The City Council, in making its decision, must consider only facts and arguments in the
public hearing record; except that it may take notice of facts not in the hearing record (e.g.,
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local, state, or federal regulations; previous City decisions; case law; staff reports). Upon
announcing its intention to take notice of such facts in its deliberations, it must allow persons
who previously participated in the hearing to request the hearing record be reopened, as
necessary, to present evidence concerning the newly presented facts.
(e) If the City Council decides to continue the hearing, the hearing must be continued to a date
that is at least seven days after the date of the first evidentiary hearing (e.g., next regularly
scheduled meeting). An opportunity must be provided at the continued hearing for persons to
present and respond to new written evidence and oral testimony. If new written evidence is
submitted at the continued hearing, any person may request, before the conclusion of the
hearing, that the record be left open for at least seven days, so that he or she can submit
additional written evidence or arguments in response to the new written evidence. In the
interest of time, after the close of the hearing, the decision body may limit additional
testimony to arguments and not accept additional evidence.
(f) If the City Council leaves the record open for additional written testimony, the record must
be left open for at least seven days after the hearing. Any participant may ask the decision
body in writing for an opportunity to respond to new evidence (i.e., information not disclosed
during the public hearing) submitted when the record was left open. If such a request is filed,
the decision body must reopen the record, as follows:
(i) When the record is reopened to admit new evidence or arguments (testimony), any
person may raise new issues that relate to that new evidence or testimony;
(ii) An extension of the hearing or record granted pursuant to this section is subject to
the limitations of TDC 32.030(1) (ORS 227.178 —120-day rule), unless the applicant
waives his or her right to a final decision being made within 120 days of filing a
complete application; and
(iii) If requested by the applicant, the City Council must grant the applicant at least
seven days after the record is closed to all other persons to submit final written
arguments, but not evidence, provided the applicant may expressly waive this right.
(6) Notice of Adoption of a Type IV-A Decision. Notice of Adoption must be provided to the property
owner, applicant, and any person who provided testimony at the hearing or in writing. The Type IV-A
Notice of Adoption must contain all of the following information:
(a) A description of the applicant's proposal and the City's decision on the proposal, which may
be a summary, provided it references the specifics of the proposal and conditions of approval
in the public record;
(b) The address or other geographic description of the property proposed for development,
including a map of the property in relation to the surrounding area;
(c) A statement a statement that a copy of the decision and complete case file, including
findings, conclusions, and conditions of approval, if any, is available for review and how copies
can be obtained;
(d) The date the decision becomes final; and
(e)The notice must include an explanation of rights to appeal a City Council decisions to the
state Land Use Board of Appeals pursuant to ORS 197.805—197.860.
(7) Effective Date of a Type IV-A Decision.
(a) The written order is the final decision on the application.
(b) The date of the order is the date it is mailed by the Mayor (or designee) certifying its
approval by the decision body.
(c) Appeal of a IV-A City Council decision is to the State Land Use Board of Appeals pursuant to
ORS 197.805—197.860.
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Finding:
The City Council public hearing will be conducted according to these requirements. Notice of Adoption of
a Type IV-A Decision and any appeal will follow the requirements of this section.

Chapter 33: Applications and Approval Criteria
Section 33.070 Plan Amendments
(1) Purpose. To provide processes for the review of proposed amendments to the Zone Standards of the
Tualatin Development Code and to the Text or the Plan Map of the Tualatin Comprehensive Plan.
(2) Applicability. Quasi-judicial amendments may be initiated by the City Council, the City staff, or by a
property owner or person authorized in writing by the property owner. Legislative amendments may
only be initiated by the City Council.
(3) Procedure Type.
(a) Map or text amendment applications which are quasi-judicial in nature (e.g. for a specific
property or a limited number of properties) is subject to Type IV-A Review in accordance with TDC
Chapter 32
(b) Map or text amendment applications which are legislative in nature are subject to Type IV-B
Review in accordance with TDC Chapter 32.
(4) Specific Submittal Requirements. An application for a plan map or text amendment must comply with
the general submittal requirements in TDC 32.140 (Application Submittal).

Finding:
The proposed PMA is quasi-judicial in nature and has been processed according to the Type IV-A procedures
discussed above.

(5) Approval Criteria.
(a) Granting the amendment is in the public interest.

Finding:

The applicant’s narrative stated “amending the plan map as proposed will provide the public with an
accurate depiction of property lines as they currently exist between the above-stated tax lots.
Additionally, it will provide any prospective purchasers of any of the properties adjacent to the property
line in question with an accurate understanding of the true extent of the property or properties in
question. Amending the map as proposed will provide accurate information about the affected
properties and protect the public interest.” No public comments have been received. By approving this
PMA what is a nonconformity, industrially zoned land being used for residential use, would be negated
and bring the Willow Glen property more into compliance with the TDC.

Comprehensive Plan goals and policies serve as the adopted expression of the public interest. As identified
in Section D, above, and with the applicant stating “the impact of this proposed map amendment is
extremely limited in scope and matches existing use of the affected properties. None of the policies in the
Tualatin Comprehensive Plan are implicated by this project” the public interest will be protected. City staff
have determined that the proposed map amendment would satisfy Comprehensive Plan Goal 1 Public
Involvement, Goal 1.1 and Policies 1.1.1 and 1.1.3, and therefore the change would be in the public interest.
Because of the limited scope of the PMA, a non-developable strip of land, other Comprehensive Plan
policies, goals and objective would not be affected or applicable.

(b) The public interest is best protected by granting the amendment at this time.
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Finding:

The applicant’s narrative states “amending the map as proposed will provide accurate information about
the affected properties and protect the public interest”. Tax Lots 2900 and 3100 are both zoned ML and
should be utilized by uses listed in Table 60-1 Use Categories. The ML Zone only allows household living as a
conditional use limited to caretaker residence, accessory to a permitted industrial use. Tax Lot 3200 is zoned
RML and no industrial uses are permitted in this residential planning district. The 3,681 square feet strip of
land is currently utilized by the Willow Glen Mobile Home Park for residential household living use which
creates a non-conformity in terms of use. A Property Line Adjustment, PLA24-0001, was approved on June
17, 2024, which aligned the property line with the current uses. The ML zoning still remains for the strip of
land that was the subject of PLA24-0001. The proposed PMA will rezone the strip of land to RML and then
the nonconforming use of industrial zoned land for residential use will be negated.

(c) The proposed amendment is in conformity with the applicable goals and policies of the Tualatin
Comprehensive Plan.

Finding:
As discussed above in Section D, the PMA will bring the Willow Glen Mobile Home Park into compliance
with the TDC and consistent with several existing goals and policies of the Comprehensive Plan.

(d) The following factors were consciously considered:
(i) The various characteristics of the areas in the City;
(ii) The suitability of the areas for particular land uses and improvements in the areas;
(iii) Trends in land improvement and development;
(iv) Property values;
(v) The needs of economic enterprises and the future development of the area; needed right-
of-way and access for and to particular sites in the area;
(vi) Natural resources of the City and the protection and conservation of said resources;
(vii) Prospective requirements for the development of natural resources in the City;
(viii) The public need for healthful, safe, esthetic surroundings and conditions;

Finding:

The scope of this proposed PMA is extremely limited and will be more akin to correcting a mapping error
than a rezone. The applicant’s narrative states “the proposed Plan Map Amendment is intended to correct
the current plan map to account for the actual property lines between the affected properties. As such,
none of the above criteria will be affected by amending the map.” Willow Glen Mobile Home Park has
utilized the 3,681 square-feet of land for residential use for decades. The property owner of Tax Lots 2900
and 3100 has initiated this PMA through their representative and are transferring a portion of their
property to the Willow Glen Mobile Home Park. It is worth noting that the above criteria calls for the
various characteristics of the areas in the City to be “consciously considered” but does not provide a
standard by which an amendment should be approved or denied. The above “factors” do not seem to apply
to such a small PMA that will not increase dwelling units or have the potential of creating additional lots.

(ix) Proof of change in a neighborhood or area, or a mistake in the Plan Text or Plan Map
for the property under consideration are additional factors to consider.

Finding:
The applicant’s narrative states “the current Plan Map is inaccurate, as the property line between
the affected properties is currently drawn roughly 9 feet to the east of the actual line, which impacts
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the proper representation of the affected properties’ zoning districts as shown on the City’s Plan
Map. The inaccuracy of the current Plan Map is a relevant factor to consider in amending the Plan
Map as proposed.” City Staff agree that the proposed PMA is adjusting the land use of the
residential use of Willow Glen Mobile Home Park to match the property lines and proper use for RML
zoned land.

(e) If the amendmentinvolves residential uses, then the appropriate school district or districts must
be able to reasonably accommodate additional residential capacity by means determined by any
affected school district.

Finding:

Although Tax Lot 3200 is a residential use, there will be no new dwelling units created if this PMA is
approved and therefore no impact to the Tigard Tualatin School District capacity to educate students will
occur.

(f) Granting the amendment is consistent with the applicable State of Oregon Planning Goals
and applicable Oregon Administrative Rules, including compliance with the Transportation
Planning Rule TPR (OAR 660-012-0060).

Finding:

Because the purpose of this PMA is to change the ML zoning of the strip of industrially zoned land to RML in
order to match the current residential land use by Willow Glen Mobile Home Park. No new dwelling units or
developable land will result with the proposed PMA being approved. Oregon’s Transportation Planning Rule
(TPR) (OAR 660-012-0060) is not applicable and no Transportation Impact Analysis was required or
conducted.

(g) Granting the amendment is consistent with the Metropolitan Service District’s Urban Growth
Management Functional Plan.

Finding:

The proposed amendment or adjustment would not adversely impact the City’s compliance with Titles 1-
14 of the Metro Chapter 3.07, Urban Growth Management Functional Plan due to the scope of this
amendment being extremely limited.

(h) Granting the amendment is consistent with Level of Service F for the p.m. peak hour and E for
the one-half hour before and after the p.m. peak hour for the Town Center 2040 Design Type (TDC
Map 10-4), and E/E for the rest of the 2040 Design Types in the City's planning area.

Finding:
The criterion is not applicable due to no additional dwelling units being created as a result of this map
amendment and therefore no impact to Tualatin transportation system will occur.

(i) Granting the amendment is consistent with the objectives and policies regarding potable water,

sanitary sewer, and surface water management pursuant to TDC 12.020, water management issues
are adequately addressed during development or redevelopment anticipated to follow the granting
of a plan amendment.

[..]
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Finding:
The proposed PMA will not impact public utilities because no additional dwelling units will be created
and no additional utility service need will result if this amendment is approved.

Chapter 60: Light Manufacturing Zone (ML)
Section 60.100 Purpose.

The purpose of this zone is to provide areas of the City that are suitable for industrial uses and
compatible with adjacent commercial and residential uses. The zone serves to buffer heavy
manufacturing uses from commercial and residential areas. Industrial uses that are environmentally
adverse or pose a hazard to life and safety are prohibited. The zone is suitable for warehousing,
wholesaling, and light manufacturing processes that are not hazardous and do not create undue
amounts of noise, dust, odor, vibration, or smoke. The purpose is also to allow a limited amount of
commercial uses and services and other support uses, including office uses in limited locations in close
proximity to the Commercial Office (CO) district. Commercial uses are not permitted in the Limited
Commercial Setback.

Finding:

The purpose statement of the Light Manufacturing (ML) zoning district pertains to industrial use and its
compatibility of adjacent residential use and provide a general list of appropriate industrial uses and
provide the appropriate location for commercial uses.

The proposed PMA would align property lines with appropriate land use. The small strip of ML zoned
land is currently being utilized by residents of the Willow Glen Mobile Home Park. The abutting
property owner has decided to transfer this small strip of ML zoned land to the RML zoned lot owner
via PLA24-0001. If this PMA is approved the zoning of this strip of land will change from ML zoning to
RML zoning thereby eliminating any nonconforming use of industrially zoned land.

Chapter 41: Medium Low Density Residential Zone (RML)

Section 41.100 Purpose

The purpose of this zone is to provide household living uses with a variety of housing types at
moderately low densities. This district is primarily oriented toward middle housing types including
attached dwellings, multi-family development, and manufactured dwelling parks.

Finding:
No additional dwelling units will result from approval of this PMA, therefore there will be no change to
the density of Tax Lot 3200.

TDC 41.200. - Use Categories.

(1) Use Categories. Table 41-1 lists use categories Permitted Outright (P) or Conditionally Permitted
(C) in the RML zone. Use categories may also be designated as Limited (L) and subject to the
limitations listed in Table 41-1 and restrictions identified in TDC 41.210. Limitations may restrict the
specific type of use, location, size, or other characteristics of the use category. Use categories which
are not listed are prohibited within the zone, except for uses which are found by the City Manager
or appointee to be of a similar character and to meet the purpose of this zone, as provided in

TDC 31.070.

(2) Overlay Zones. Additional uses may be allowed in a particular overlay zone. See the overlay zone
Chapters for additional uses.
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Table 41-1

Use Categories in the RML Zone

USE CATEGORY STATUS LIMITATIONS AND CODE REFERENCES

RESIDENTIAL USE CATEGORIES

Household Living P/C Permitted housing types subject to TDC 41.220.

Residential Accessory Uses P (L) Permitted uses limited to Family Child Care Home subject to ORS
329A.440.

[...]

TDC 41.220. - Housing Types.

Table 41-2 lists Housing Types permitted in the RML zone. Housing types may be Permitted Outright (P),
Conditionally Permitted (C), or Not Permitted (N) in the RML zone.

Table 41-2
Housing Types in the RML Zone

HOUSING TYPE STATUS LIMITATIONS AND CODE REFERENCES

[..]

Manufactured Dwelling Park P Limited to locations designated by the Tualatin Community

Plan Map and subject to TDC 34.190.

[..]

Section 41.300 Development Standards.

(1) Development standards in the RML zone are listed in Table 41-3. Additional standards may apply to
some uses and situations, see TDC 41.310 and TDC 41.330. The standards in Table 41-3 may be modified
for greenway and natural area dedications as provided in TDC 36.420. The standards for lot size, lot
width, building coverage, and setbacks that apply to single-family dwellings in small lot subdivisions are
provided in TDC 36.410(2)(b).

(2) Exceptions. Existing non-conforming situations may be developed according to the provisions of
TDC Chapter 35.

Table 41-3
Development Standards in the RH-HR Zone

STANDARD | REQUIREMENT | LIMITATIONS AND CODE REFERENCES

MAXIMUM DENSITY

[..]

Manufactured Dwelling Parks | 12 units per acre Limited to single-wide dwelling parks or any

part of a single-wide dwelling park.

[.]
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MINIMUM LOT SIZE

All Other Permitted Uses 10,000 square feet

Conditional Uses 20,000 square feet

Infrastructure and Utilities — As determined through the Subdivision,
Uses Partition, or Lot Line Adjustment process.

MINIMUM AVERAGE LOT WIDTH

[...]

All Other Permitted Uses 75 feet
Conditional Uses 100 feet Minimum lot width at street is 40 feet.
Flag Lots — Must be sufficient to comply with minimum

access requirements of TDC 73C.

MINIMUM SETBACKS

[..]

Multi-family (5 or more
units), Conditional Uses, and
Other Permitted Uses Not

Listed

Front

<12 feet 20 feet

12—<25 feet 25 feet

25—<30 feet 30 feet

30+ feet 35 feet

Side 5 feet

Corner Lots — On corner lots, the setback is the same as the

front yard setback on any side facing a street
other than an alley except for duplexes,
triplexes, and quadplexes where the setback

is 10 feet.
OTHER DEVELOPMENT TYPES
[...]
Minimum Distance Between | 10 feet
Building within One
Development
Parking and Vehicle 10 feet For Townhouses, determined through the
Circulation Areas Architectural Review process

[..]

MAXIMUM STRUCTURE HEIGHT

All Uses 35 feet If all setbacks are equal to or greater than 1%
times the height of the building, the height
may be increased to a maximum of 50 feet
with a conditional use permit.

MAXIMUM LOT COVERAGE

[..]

All Other Permitted Uses 40%

[..]

Finding:
The proposed PMA would not create any use or development standard nonconformities.
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Executive Summary

Life Front Communities and Lu Pacific are submitting this Plan Map Amendment

application affecting the following properties:

(2) Tax Lot ID: 25123BA03200 (9700 SW Tualatin RD, Tualatin, OR 97062);
(2) Tax Lot ID: 25123BA02900 (9975 SW Herman Rd, Tualatin, 97062); and
(3) Tax Lot ID: 25123BA03100 (9905 SW Herman Rd, Tualatin, 97062).

The Plan Map Amendment is the second of two required applications to adjust a

property line that also adjusts zoning district boundaries in the City of Tualatin (the “City”). The
following is an outline of the anticipated applications:

Property Line Adjustment: The current property owners of the tax lots described above
have mutually agreed to legally adjust their common property line(s) to match the
existing common property lines established by use for several decades. A property line
shared by all three properties, which runs approximately 405 feet north and south and is
currently marked off by an existing fence, will shift approximately 9 feet west.

Plan Map Amendment: In conjunction with the Property Line Adjustment application,
this Plan Map Amendment application is being submitted to adjust the zoning districts
affected by the Property Line Adjustment. The Property Line Adjustment will
proportionally extend Medium Low Density Residential (RML) and reduce Light
Manufacturing (ML) zoning districts. The approximately 9-foot wide by 405-foot long
strip of land, currently within the ML Zoning District will need to be recategorized as
RML, to be consistent with its intended use, and the City’s Plan Map must be amended
accordingly.

Included in this Plan Map Amendment narrative are the following exhibits (each an

“Exhibit”), attached to fulfill the application requirements under TDC 33.070, 32.140:

Exhibit A: Site Plan

Exhibit B: Record of Survey

Exhibit C: Title Report (Proof of Ownership)

Exhibit D: Service Provider Letters

Exhibit E: Neighborhood/Developer Meeting Documentation
Exhibit F: Pre-Application Meeting Summary

Exhibit G: Citizen Involvement Organization Contact Information
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Il. Site Description and Setting

Tax lot 3200, which is developed as a Manufactured Home Park, is within Zone RML (Medium
Low Density Residential), whereas the westerly adjacent Tax lots 2900 and 3100 have been
developed for commercial uses and are currently within Zone ML (Light Manufacturing).

Several decades ago, a fence was built to mark the boundary between tax lot 3200 and tax lots
2900 and 3100. However, this fence was placed roughly 9 feet west of the actual boundary.
The properties have been used as if the fence line separated the RML and ML properties, and
the owners of such properties now seek to formally adjust the shared property line between
them to match the current position of the fence line, and to amend the City’s plan map
accordingly.

Upon approval of the above-described Property Line Adjustment, an approximately 9-foot wide
by 405-foot long strip of land will become part of tax lot 3200 and will need to be recategorized

as RML to be consistent with its intended use.

For a simple overview of the relationship and use of the affected properties, please see Exhibits
A and B.
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lll. Applicable Review Criteria

A. Chapter 32: Procedures

TDC 32.010

(2)

(3)

Purpose and Applicability

Applicability of Review Procedures. All land use and development permit
applications and decisions, will be made by using the procedures contained in
this Chapter. The procedure "type" assigned to each application governs the
decision-making process for that permit or application. There are five types of
permit/application procedures as described in subsections (a) through (e)
below. Table 32-1 lists the City's land use and development applications and
corresponding review procedure(s).

(a) Type | Procedure (Ministerial Staff Review). A Type | procedure is used
in applying City standards and criteria that do not require the use of
discretion, interpretation, or the exercise of policy or legal judgment
(i.e., clear and objective standards). Type | decisions are made by the
City Manager without public notice and without a public hearing.
Appeals of Type | decisions are to Circuit Court under writ of review.

(d) Type IV-A Procedure (Quasi-Judicial Review—City Council Public
Hearing). Type IV-A procedure is used when the standards and criteria
require discretion, interpretation, or policy or legal judgment and is the
procedure used for site-specific land use actions initiated by an
applicant. Type IV-A decisions are made by the City Council and require
public notice and a public hearing. Appeals of Type IV-A decisions are
heard by the Land Use Board of Appeals (LUBA).

Determination of Review Type. Unless specified in Table 32-1, the City
Manager will determine whether a permit or application is processed as Type |,
I, I, IV-A or IV-B based on the descriptions above. Questions regarding the
appropriate procedure will be resolved in favor of the review type providing
the widest notice and opportunity to participate. An applicant may choose to
elevate a Type | or Il application to a higher numbered review type, provided
the applicant pays the appropriate fee for the selected review type.
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Excerpt of Table 32-1—Applicable Types and Review Procedures

Pre- Neighborhood
Application Procedure | Decision | Appeal | Application | & Deve!oper Applicable
Type Body Body | Conference Meeting Code
Required Required
Property .
Line | cm | Creuit NO NO TDC 36
. Court

Adjustment

Plan Map IV-A cc LUBA YES YES TDC 33.070
Amendment
CC: City Council; CM: City Manager; LUBA: Land Use Board of Appeals.

RESPONSE: As described in Table 32-1, a Plan Map Amendment application is subject to Type
IV-A procedure and the City Council is the decision-making body. As discussed
above in the Executive Summary, the Property Line Adjustment is being
submitted concurrent with this Plan Map Amendment application and will be
processed separately.

TDC 32.020 Procedures for Review of Multiple Applications.

Multiple applications processed individually require the filing of separate applications
for each land use action. Each application will be separately reviewed according to the
applicable procedure type and processed sequentially as follows:

(1) Applications with the highest numbered procedure type must be processed
first;

(2) Applications specifically referenced elsewhere in the TDC as to the particular
order must be processed in that order; and

(3) Where one land use application is dependent on the approval of another land
use application, the land use application upon which the other is dependent
must be processed first (e.g., a conditional use permit is subject to prior
approval before architectural review).

RESPONSE: The review procedure is understood.
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TDC 32.110

(2)

(3)

(6)

RESPONSE:

TDC 32.120

(2)

(3)

Pre-Application Conference.

When Mandatory. Pre-application conferences are mandatory for all land use
actions identified as requiring a pre-application conference in Table 32-1. An
applicant may voluntarily request a pre-application conference for any land use
action even if it is not required.

Timing of Pre-Application Conference. A pre-application conference must be
held with City staff before an applicant submits an application and before an
applicant conducts a Neighborhood/Developer meeting.

Validity Period for Mandatory Pre-Application Conferences; Follow-Up
Conferences. A follow-up conference is required for those mandatory pre-
application conferences that have previously been held when:

(a) An application relating to the proposed development that was the
subject of the pre-application conference has not been submitted
within six months of the pre-application conference;

A pre-application conference was held with City of Tualatin Planning Division on
March 8, 2023, to discuss the proposed Property Line Adjustment and Plan Map
Amendment. The follow-up conference requirement was fulfilled on February
28, 2024 via email by the City Planning Division. The pre-application conference
and follow-up conference followed applicable procedures and is valid for six
months, until August 28, 2024. See Exhibit F for details. The standards are met.

Neighborhood/Developer Meetings.

When Mandatory. Neighborhood/developer meetings are mandatory for all
land use actions identified in Table 32-1 as requiring a
neighborhood/developer meeting. An applicant may voluntarily conduct a
neighborhood/developer meeting even if it is not required and may conduct
more than one neighborhood/developer meeting at their election.

Timing. A neighborhood/developer meeting must be held after a pre-
application meeting with City staff, but before submittal of an application.
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(4)

(5)

(6)

Time and Location. Required neighborhood/developer meetings must be held
within the city limits of the City of Tualatin at the following times:

(a)

(b)

If scheduled on a weekday, the meeting must begin no earlier than 6:00
p.m.

If scheduled on a weekend, the meeting must begin between 10:00 a.m.
and 6:00 p.m.

Notice Requirements.

(a)

(b)

(c)
(d)

The applicant must provide notice of the meeting at least 14 calendar
days and no more than 28 calendar days before the meeting. The notice
must be by first class mail providing the date, time, and location of the
meeting, as well as a brief description of the proposal and its location.
The applicant must keep a copy of the notice to be submitted with their
land use application.

The applicant must mail notice of a neighborhood/developer meeting
to the following persons:

(i) All property owners within 1,000 feet measured from the
boundaries of the subject property;

(ii) All property owners within a platted residential subdivision that
is located within 1,000 feet of the boundaries of the subject
property. The notice area includes the entire subdivision and not
just those lots within 1,000 feet. If the residential subdivision is
one of two or more individually platted phases sharing a single
subdivision name, the notice area need not include the
additional phases; and

(iii)  All designated representatives of recognized Citizen Involvement
Organizations as established in TMC Chapter 11-9.

The City will provide the applicant with labels for mailing for a fee.

Failure of a property owner to receive notice does not invalidate the
neighborhood/developer meeting proceedings.

Neighborhood/Developer Sign Posting Requirements. The applicant must
provide and post on the subject property, at least 14 calendar days before the
meeting. The sign must conform to the design and placement standards
established by the City for signs notifying the public of land use actions in
TDC32.150.
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(7)

RESPONSE

TDC 32.130

(1)

RESPONSE:

TDC 32.140

(1)

Neighborhood/Developer Meeting Requirements. The applicant must have a
sign-in sheet for all attendees to provide their name, address, telephone
number, and email address and keep a copy of the sign-in sheet to provide
with their land use application. The applicant must prepare meeting notes
identifying the persons attending, those commenting and the substance of the
comments expressed, and the major points that were discussed. The applicant
must keep a copy of the meeting notes for submittal with their land use
application.

A Neighborhood/developer meeting is required for a Plan Map Amendment and
it was held on July 12, 2023, from 6:30 pm to 7:30 pm at the Tualatin Library
Community Room (18878 SW Martinazazzi Avenue, Tualatin, OR 97062). The
neighborhood/developer meeting was arranged and held in accordance with
TDC 32.120((3)-(7). All relevant documents pertaining to this meeting are
attached in Exhibit D. The above standard is met.

Initiation of Application.

Type |, Type ll, Type lll, and Type IV-A Applications. Type |, Type Il, Type lll, and
Type IV-A applications may be submitted by one or more of the following
persons:

(a) The owner of the subject property;

This application has been submitted by the owners of the subject properties. The
above standard is met.

Application Submittal.

Submittal Requirements. Land use applications must be submitted on forms
provided by the City. A land use application may not be accepted in partial
submittals. All information supplied on the application form and accompanying
the application must be complete and correct as to the applicable facts. Unless
otherwise specified, all of the following must be submitted to initiate
completeness review under TDC 32.160:

(a) A completed application form. ...

(b) A written statement addressing each applicable approval criterion and
standard;
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RESPONSE:

(c)

(d)

(e)
(f)
(g)

(h)

(i)

Any additional information required under the TDC for the specific land
use action sought;

Payment of the applicable application fee(s) pursuant to the most
recently adopted fee schedule;

Recorded deed/land sales contract with legal description.

A preliminary title report or other proof of ownership.

For those applications requiring a neighborhood/developer meeting:
(i) The mailing list for the notice;

(ii) A copy of the notice;

(iii)  An affidavit of the mailing and posting;

(iv)  The original sign-in sheet of participants; and

(v) The meeting notes described in TDC 32.120(7).

A statement as to whether any City-recognized Citizen Involvement
Organizations (CIOs) whose boundaries include, or are adjacent to, the
subject property were contacted in advance of filing the application
and, if so, a summary of the contact. The summary must include the
date when contact was made, the form of the contact and who it was
with (e.g. phone conversation with neighborhood association
chairperson, meeting with land use committee, presentation at
neighborhood association meeting), and the result;

Any additional information, as determined by the City Manager, that
may be required by another provision, or for any other permit
elsewhere, in the TDC, and any other information that may be required
to adequately review and analyze the proposed development plan as to
its conformance to the applicable criteria;

This application submittal includes the applicable information required above,
including the application form, fee, narrative, and property ownership
information (see Exhibit C). An email was sent on May 9, 2023 to the River Park
Community Involvement Organization’s general email address
(riverparkcio@gmail.com) describing the Property Line Adjustment and Plan

Map Amendment projects (see Exhibit G). Additionally, a notice of public
meeting was sent on June 15, 2023 to the River Park CIO and the general
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Tualatin CIO (Tualatincio@gmail.com) describing the same projects and
information related to the public meeting held to discuss them (see Exhibit D).
Neither CIO has responded to these messages, nor did a representative of either
ClO appear at the public meeting. The Above submittal requirements are met.
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B. Chapter 33.070 Amendment to the Plan Map of the Tualatin Comprehensive Plan

TDC 33.070

(5)

RESPONSE:

TDC 33.070

(5)

RESPONSE:

TDC 33.070

(5)

Plan Amendments.

Approval Criteria.
(a) Granting the amendment is in the public interest.

(b) The public interest is best protected by granting the amendment at this
time.

Amending the plan map as proposed will provide the public with an accurate
depiction of property lines as they currently exist between the above-stated tax
lots. Additionally, it will provide any prospective purchasers of any of the
properties adjacent to the property line in question with an accurate
understanding of the true extent of the property or properties in question.
Amending the map as proposed will provide accurate information about the
affected properties and protect the public interest. The criteria are met.

Plan Amendments.

Approval Criteria.

(c) The proposed amendment is in conformity with the applicable goals
and policies of the Tualatin Comprehensive Plan.

The impact of this proposed map amendment is extremely limited in scope and
matches existing use of the affected properties. None of the policies in the
Tualatin Comprehensive Plan are implicated by this project. The criterion is met.

Plan Amendments.

Approval Criteria.
(d) The following factors were consciously considered:

(i) The various characteristics of the areas in the City;
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RESPONSE:

TDC 33.070

(5)

RESPONSE:

(ii) The suitability of the areas for particular land uses and
improvements in the areas;

(iii) Trends in land improvement and development;
(iv) Property values;

(v) The needs of economic enterprises and the future development
of the area; needed right-of-way and access for and to particular
sites in the area;

(vi) Natural resources of the City and the protection and
conservation of said resources;

(vii)  Prospective requirements for the development of natural
resources in the City;

(viii) The public need for healthful, safe, esthetic surroundings and
conditions; and

The proposed Plan Map Amendment is intended to correct the current plan map
to account for the actual property lines between the affected properties. As
such, none of the above criteria will be affected by amending the map. The
criteria are met.

Plan Amendments.

Approval Criteria.

(ix) Proof of change in a neighborhood or area, or a mistake in the
Plan Text or Plan Map for the property under consideration are
additional relevant factors to consider.

The current Plan Map is inaccurate, as the property line between the affected
properties is currently drawn roughly 9 feet to the east of the actual line, which
impacts the proper representation of the affected properties’ zoning districts as
shown on the City’s Plan Map. The inaccuracy of the current Plan Map is a
relevant factor to consider in amending the Plan Map as proposed. The criterion
is met.
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TDC 33.070

(5)

RESPONSE:

Plan Amendments.

Approval Criteria.

(e)

(f)

(8)

(h)

(i)

If the amendment involves residential uses, then the appropriate school
district or districts must be able to reasonably accommodate additional
residential capacity by means determined by any affected school
district.

Granting the amendment is consistent with the applicable State of
Oregon Planning Goals and applicable Oregon Administrative Rules,
including compliance with the Transportation Planning Rule TPR (OAR
660-012-0060).

Granting the amendment is consistent with the Metropolitan Service
District's Urban Growth Management Functional Plan.

Granting the amendment is consistent with Level of Service F for the
p.m. peak hour and E for the one-half hour before and after the p.m.
peak hour for the Town Center 2040 Design Type (Comprehensive Plan
Map 10-4), and E/E for the rest of the 2040 Design Types in the City's
planning area.

Granting the amendment is consistent with the objectives and policies
regarding potable water, sanitary sewer, and surface water
management pursuant to applicable goals and policies in the Tualatin
Comprehensive Plan, water management issues are adequately
addressed during development or redevelopment anticipated to follow
the granting of a plan amendment.

The proposed Plan Map Amendment does involve residential use, but is only a
correction of the Plan Map as currently drawn. Such Amendment will not impact
school district capacities, Oregon Planning Goals, any Transportation Planning
Rules, the Metropolitan Service District’s Urban Growth Management Functional
Plan, any of the City’s Comprehensive Plan map requirements, or water, sanitary
sewer, and surface water management goals in policies in the Tualatin
Comprehensive Plan. As such, the above criteria are met.
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C. Chapter 34.500: Manufactured Dwelling Park Development

TDC 34.500

(2)

(3)

(4)
(5)

(6)

(7)

(8)

(9)

(10)

Manufactured Dwelling Park Development Standards

Manufactured dwelling park developments and modifications to existing
manufactured dwelling parks to which this section applies are reviewed
through the Architectural Review Process for compliance with the Tualatin
Development Code and any other applicable regulations and ordinances of the
City. No person may establish, operate, rent, lease, or occupy a manufactured
dwelling park or manufactured dwelling park space without first applying for
and obtaining approval through the Architectural Review Process.

Only those manufactured homes and mobile homes, which have a Department
of Housing and Urban Development (HUD) label certifying that the structure is
constructed in accordance with federal law are permitted. Recreational
vehicles and camping vehicles must not be used for residential purposes in
manufactured dwelling parks and must not be rented a space or hooked up to
sewer, water, or electrical facilities within a manufactured dwelling park.

The minimum gross acreage for a manufactured dwelling park is one acre.

The manufactured dwelling park street system must include at least one direct
access to a public street, containing a right-of-way width of not less than 50
feet.

Each manufactured dwelling space must be designed to include at least two
standard size automobile parking spaces, and may be designed either end-to-
end or side-to-side. Such parking spaces must be paved in accordance with City
standards for residential driveways.

Each manufactured dwelling must have its wheels, axles, tongue, and traveling
lights removed.

Each manufactured dwelling must have a continuous and permanently affixed
skirt installed. Such skirting must be composed of the same material and finish
as the exterior of the manufactured dwelling or material with a brick-like finish
or as otherwise approved through the Architectural Review Process.

No extension, accessory structure, or other out building may be attached to a
manufactured dwelling, except for structures conforming to the definition
contained in state law concerning accessory structures.

The distance between any two manufactured dwellings, including any
approved accessory building, structure, awning, or tipout, must be ten feet or
more on either side and either end.
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(11)

(12)

(13)

RESPONSE:

The distance between a manufactured dwelling, including approved accessory
buildings, structures, awnings, or tipouts, and the nearest manufactured
dwelling park property line or other permanent park structure must be 15 feet
or the setback requirement of the RML District, whichever is greater.

The distance between a manufactured dwelling and the nearest manufactured
dwelling park street must be eight feet or more.

The distance between a manufactured dwelling and the nearest manufactured
dwelling park sidewalk must be five feet or more.

The above standards are currently met and the Plan Map Amendment will not
alter this.
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D. Chapter 41: Medium Low Density Residential Zone (RML)

TDC41.200 Use Categories

Residential Use Category

Status Limitations and Code References

Household Living

P/C Permitted housing types subject to TDC 41.220

P: Permitted Outright

C: Conditionally Permitted

TDC41.222 Housing Types

Housing Type

Status Limitations and Code References

Manufactured Dwelling Park

Limited to Locations Designated by
Permitted Outright the Tualatin Community Plan Map
and Subject to TDC 34.190

RESPONSE: The existing manufactured dwelling park use is not planned to change with this
Plan Map Amendment application.

TDC41.300 Development Standards

Standard

Requirement Limitations and Code References

Maximum Density

Limited to single-wide dwelling parks or

12 units per acre any part of single-wide dwelling parks

Minimum Setbacks

Front
<12 Feet 20 Feet
12 — <25 Feet | 25 Feet
25—-<30 Feet | 30 Feet
30+ Feet 35 Feet
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On corner lots, the setback is the same
as the front yard setback on any side
Side 5 Feet facing a street other than an alley except
for duplexes, triplexes, and quadplexes
where the setback is 10 feet.

Corner Lots -

Maximum Structure Height 35 Feet

Maximum Lot Coverage 40%

RESPONSE: As illustrated in the attached Site Plan attached as Exhibit A, the minimum lot
size and width standards are met. No improvements are planned and the
minimum setbacks and maximum structure height for the existing improvements
continue to be met. The applicable standards are met.
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E. Chapter 60: Light Manufacturing Zone (ML)

TDC 60.200 Use Categories

Use Category Status Limitations and Code References

Light Manufacturing | Permitted Conditional uses limited to:
Outright e Machine shop over 7,500 square feet;
Conditionally e Building, heating, plumbing and electrical
Permitted contractor's offices, with on-site storage of
Limited equipment or materials;

e (Casting or fabrication of metals.

All other uses permitted outright.

RESPONSE: The existing light manufacturing use is not planned to change with this Plan Map
Amendment application.

TDC60.300 Development Standards

Standard Requirement Limitations and Code References
Minimum Lot Size 20,000 Square Feet —
Minimum Lot Width 100 Feet When lot has frontage on public

street, minimum lot width at the
street is 100 feet.

When lot has frontage on cul-de-sac
street, minimum lot width at the
street is 50 feet.

Infrastructure and Utilities — As determined through the
Uses Subdivision, Partition, or Lot Line
Adjustment process.

Flag Lots — Must be sufficient to comply with
minimum access requirements of
TDC 73C.

Minimum Setbacks

Front 30 Feet —

Plan Map Amendment Narrative - 17



Front Setback 50 Feet —

Adjacent to

Residential or

Manufacturing Park

District

Side 0 — 50 Feet Determined through Architectural
Review Process. No minimum
setback if adjacent to railroad right-
of-way or spur track.

Side Setback Adjacent | 50 Feet —

to Residential or

Manufacturing Park

District

Rear 0 — 50 Feet Determined through Architectural
Review Process. No minimum
setback if adjacent to railroad right-
of-way or spur track.

Rear Setback 50 Feet —

Adjacent to

Residential or

Manufacturing Park

Parking and 5 Feet No minimum setback required

Circulation Areas adjacent to joint access approach in
accordance with TDC 73C.

Parking and 10 Feet —

Circulation Areas

Setback Adjacent to

Residential or

Manufacturing Park

Fences 10 Feet From public right-of-way.

Structure Height
Maximum Height 50 Feet May be increased to 85 feet if yards

adjacent to structure are not less
than a distance equal to one and
one-half times the height of the
structure.
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Measured at the 50-foot setback
line, includes flagpoles. The building
height may extend above 28 feet on
a plane beginning at the 50-foot
setback line at a slope of 45 degrees
extending away from the 50-foot
setback line.

Flagpoles may extend to 100 feet.

Maximum Height 28 Feet —
Adjacent to
Residential District

RESPONSE: As illustrated in the attached Site Plan attached as Exhibit A, the minimum lot
size and width standards are met. No improvements are planned and the
minimum setbacks and maximum structure height for the existing improvements
continue to be met. The applicable standards are met.
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IV. Conclusion

In summary, the proposal complies with the applicable approval criteria. The applicant requests
that the City approve the Plan Map Amendment to amend the subject site’s Plan Map
designation to be entirely Medium Low Density Residential (RML) after the approved Property

Line Adjustment.

Plan Map Amendment Narrative - 20



. ADJUSTED
N0 s NO o 19 TAX LOTS 7000-7006 PROPERTY 0.
00,20 o0 471 p0v" 409 MAP 2S5 1 23BA LINE o N 299
0~ 3 IAX LOT 300 0~ 0 TAX LOT 200 6~ iy 0¥ 497
& 002 MAP 25 1 23BB 200 NBG'54'47"E ’
MAP 2S 1 23BB 2 9.83 902
1T T T Nae's#4’a7’E | 687.79" S
"\ WO STORM WATER DRAINAGE EASEMA 50’ SETBACK
| 20’ WIDE STORM WATER DRAINAGE EASEMENT PER RN PROBGSED
DOCUMENT NO. 82003780 AND STORM WATER FACILITY
| DEDICATION PER DOCUMENT NO. 2005—104329 PROPERTY LINE
S U U
| ]
|
|
|
|
: ADJUSTED PROPERTY LINE —
| S00°02°22°W 348.97°
20°
‘—’: EXISTING BUILDING
9975 S.W. HERMAN ROAD
: OWNER: LU QBF 2 LLC
n | 1 -
o | 1. 5ﬁo o
o 1 0
2 | 1™ seTBACK
| \\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ i 512' »
|
N U |
|\ 20’ WIDE STORM WATER DRAINAGE EASEMENT 50" SETBACK —|
| PER DOCUMENT NO. 82003780 AND STORM FROM PROPOSED 1 { 3 I
| WATER FACILITY DEDICATION PER DOCUMENT PROPERTY LINE |
NO. 2005-104329 |
TAX LOTS 800 l
MAP 25 1 23B | TAX LOTS 2900 10—
| MAP 2S 1 23BA
|
| C. N0 51 TRASH ENCLOSURE g
| 2022 NB89"45'00"W 321.11° !
I8 el
| ADJUSTED 3
| PROPERTY .
| c. NO- TAX LOTS 3100 LINE
| D0~ ;885" MAP 2S 1 23BA S00°02'22"W
| 2022” 56.18' 5 R
% 8 ; »
DOG. ‘\;206 | S 89054,é7nw ------------------------------------------- 7 I { v‘\—"i' é\e\
60> | NE9'54'47°E _330.87' Y 1 ' g3
| o ! >
| 3 ADJUSTED ‘ &
Q PROPERTY | || &
| TAX LOTS 5500 EXISTING BUILDING LINE g
| MAP 2S 1 23BA W & 9905 S.W. HERMAN ROAD S89°45°00"E '
| DS(E:F'QM'\,L?\,'E,\%TOOSF@?&%? ~ 3 OWNER: LU QBF 2 LLC 8.34' - g:é
< o
| EASEMENT - o | ‘
- 0. 8 g PP 3¢
3 o6 a1 = S PRIVATE SANTARY ovevvaaiaauad ul
9 | 0V” 430 S SEWER EASEMENT !
® Al = DOC. NO. 2021-130478 y PUBLIC :
| ’ = AN UTILITY |
=| gl \ EASEMENT l
o) g [ 1 s
o 1 ) _
.I.D '|' ------------ \ PN WV WK WK WK WK WK WA WK WK WK WK W W W W ¥ PRNATE WATER ~ P\\(
0 [ — - \\JE\N
8 f N\ LINE EASEMENT - OR
: o ’ », // »> ~
@ | S39°36'06"E _
[ . _ @
| 95.93 o /
' \ — "\~ =% O
I : - ~ 7 0@ —
f —= {ﬁ )
= [l PRIVATE ACCESS EASEMENT —~ "\ - wﬂ /
< DOC. NO. 2021-130477 NN - [NV \30@
DOC. NO. 2005-029726 § f —~ «- <) A
PERMANENT DRAINAGE r s W . Y\\”ﬁ\ ¢ T
EASEMENT g EXISTING BUILDING \ oRNE N2226'00W T~ C¥
j 10005 S.W. HERMAN ROAD - 10.66’ N b
| : AN 06
OWNER: LU QBF LLC _ g\?a o W 3
NO- \ | e 1560 / 6 %
P »!
C- 42Af | — ‘:AS —~
DO A —~ .} —
20 -
| ~ - 12 »
- — 0
= P\R
k —~& \% P
—
~
TAX LOTS 701 A " _ -~ SN
MAP 2S 1 23B \ ~ » C
\ // o 9 PC\
_ - — "
|- ~ /
—~ / —
W, _ - A
w
o, —
~
/ W\ /
O-
~
5
W ot
— /o_ v
—
2 Q
0" B ,
ph¥
QIA-
vs!
D
N
LPj“*
,’T\)A

TAX LOTS 2800
MAP 2S 1 23BA

$89°'40'28"W  333.88

)

WILLOW GLEN MOBILE HOME PARK”

NO: -9
TAX LOT 3200 OC' 1906

MAP 2S 1 23BA DY A
20%°

OWNER: LIFE FRONT 2, LLC
9700 S.W. TUALATIN ROAD

—EXISTING PROPERTY LINE

2620 M.62,11.ZON

SITE PLAN

PROPERTY LINE ADJUSTMENT

IN THE NW 1/4 OF SECTION 23
TOWNSHIP 2 SOUTH, RANGE 1 WEST, W.M.

CITY OF TUALATIN,

WASHINGTON COUNTY, OREGON

CASE FILE: XXXX

o ———

A\
/\‘1}75\’

ng

bl

TS o R0 gy

h

ADJUSTED TRACT 1 (LU QBF Il LLC): 284,455 SQUARE FEET (6.530 ACRES)

ORIGINAL TRACT 3 (LU QBF Il LLC): B1,795 SQUARE FEET (1.878 ACRES)

ADJUSTED TRACT 3 (LU QBF Il LLC): 81,320 SQUARE FEET (1.867 ACRES)

VICINITY MAP
NOT TO SCALE

~
o)
)
€
— ©. @
()
/
un
M.H.P,
PP
@
WV
>
A Y. Y. . D D)
X
G
SD
E
CURVE TABLE \“EDDLE
CURVE [RADIUS [ARC LENGTH[DELTA ANGLE[CHORD BEARING|CHORD LENGTH
C—-1 2948.93°'[81.71° 1°35°15.02" [S69°51°38"W 81.70
C—2 [500.00° [142.82° 16°21°56.04" [N27°52°23"W 142.33’
C-3 1500.00" |312.85’ 35°51°01.92" IN18°18°01"W 307.78’
C—4 |388.77° [191.08° 28°09°39.68" [S12°22°35"E 189.16’
C-5 [2914.93'|188.66’ 3°'42'30.04" |N70°55’16"E 188.63’
\y G
YRy YW
AREA SUMMARY: |
ORIGINAL TRACT 1 (LU QBF I LLC): 287,662 SQUARE FEET (6.604 ACRES) 0 60 120 180

SCALE: 1" = 60’

ORIGINAL EASTERLY TRACT (WILLOW GLEN M.H.P.): 191,476 SQUARE FEET (4.396 ACRES)

ADJUSTED EASTERLY TRACT (WILLOW GLEN M.H.P.): 195,158 SQUARE FEET (4.480 ACRES)

DATE: MARCH 13, 2024

CATCH BASIN

CLEAN OUT
COMMUNICATION VAULT
ELECTRIC METER
ELECTRIC RISER

ELECTRIC VAULT
ELECTRIC TRANSFORMER

FIRE HYDRANT

MANUFACTURED HOME PARK

POWER POLE
WATER VALVE

BUILDING

BUILDING OVERHANG
FENCE

GAS

STORM DRAIN
UNDERGROUND ELECTRIC
WATER

CONCRETE

REGISTERED
PROFESSIONAL
LAND SURVEYOR

(;;,/45T%§x3c>hl
JULY 13, 2004

ANTHONY B. RYAN
L 58833 )

EXPIRES: DECEMBER 31, 2024

% % WEDDLIE
SR EY &

Excellence is our benchmark. HIFRGCe

6950 SW HAMPTON ST., STE. 170, TIGARD, OR 97223
PH: (503) 595-8702 FAX: (503) 595-8705
www.weddlesurveying.net

JOB NO. 5679




é

RECORD OF SURVEY
PROPERTY LINE ADJUSTMENT

INDUSTRIAL PARK”

"TUALATIN

WEDDLe IN THE NW 1/4 OF SECTION 23
% TOWNSHIP 2 SOUTH, RANGE 1 WEST, W.M.
w CITY OF TUALATIN, .
Uy WASHINGTON COUNTY, OREGON
| CASE FILE: PLA24-XXX y y /‘
FD 5/8” I.R. W/ Y.P.C.
0 100 200 300 MARKED "PLS 2692 CH2M HILL"
PER S.N. 28410
. , BRASS SCREW
SCALE: 1” = 100 WITH 3/4" WASHER
% MARKED "PLS
0 0,19 2 2692 CH2M HILL”
o N9 oc: 0% TAX LOTS 7000—7006 - PER S.N. 28410
N046 0050 TAX LOT 200 006~ MAP 25 1 23BA 0..g5 TAX LOT 2800 g
0 00 720 NG»99Y MAP 2S 1 23BA . »
0-152 9 MAP 2S 1 23BB c. No? 5/8" LR. W/ Y.P.C
e TAX LOT 300 005 MARKED “PLS
MAP 2S 1 23BB N89'54°47"E | 697.62° (697.62") MEAS. & Si A z S00°29'32"E  16.77" 2692 CH2M HILL”
e 687..79' ~> 330.67' PER S.N. 28410
T\\_ 348.81° 348.81' ¥ \\ SB9°4028'W 333.88
5/8” IR. W/ Y.P.C\ 5/8" LR.
MARKED "LS 510 JW CHASE” 5/8" IR. W/ Y.P.C N89°54'47"E W/ ILLEGIBLE Y.P.C. E"
PER S.N. 20586 KD, "OrAK. NG 9.83 . PER S.N. 19423 N25'26'55"W )
PER S.N. 25339 g  NO7'27'37°E 0.98 69.78° A
- o o  (NORTH 1.06°, EAST, 0.07°)S1 @
o Transfer .1 ¢ % v
3 Tract A C TAX LOT 3200 %
g 3207 SQ. FEET B § AR LOT 3200 .
© Q
e TRACT 1 {1 QRS
o 284455 SQ. FEET 5 %
M 6.530 ACRES =zl 13 ORIGINAL PROPERTY LINE -
N
9 S /
~ o NO: 069
) 4 oG- 119 Z
o < 9} -
TAX LOT 800 |M™ S i 020 ©,
MAP 25 1 23B |9 TAX LOT 2900 = 9 Sy
< MAP 2S 1 23BA 3 2
‘g 06" ADJUSTED PROPERTY LINE/ =5 \%
-8 095 0% 52  TRACT 2 z -
T 0 *45'00" 56’ ! S 195158 SQ. FEET ., ®
5 2 ’— S894°00F A:;lﬁssTsED —OK( ge 4.480 ACRES 172" RoN PE _ " \&g, 2.
0 |7 s/8n 1R W/ e PrOPERTY TNe——} | ' 3 PER SN 7381 2
C-452 MARKED "OTAK INC” S00°02°22 . A
9509/5 PER S.N. 25339 . s 521 10 56.18 ul;‘;‘\ ORIGINAL PROPERTY LINE
L SBY"54’47°W  330.87’ o Transfer < —
: ¥ o Tract B o
i N 474 SQ. FEET
N NO- 51 «| &
TAX LOT 5500 N = poC-_p08 ADJUSTED 2|8
¥ MAP 2S 1 23BA ¥ £ 2022 PROPERTY LINE ] B
) S S89°45'00"E =z
1 N0 470 L S TRACT 3 8.34 a
DOC'/“j g g 81320 SQ. FEET n
= 702 g =z 1.867 ACRES Y
S ; g
2 S N39'36'06"W
0- 4= 95.93 %1‘
o Wom?" 8 N22'26'00"W 212
p0¥; 0 Z 10.66'
200
=)
<
o
<
TAX LOT 701
MAP 25 1 238 y opRt REFERENCES
\A
S WASHINGTON COUNTY SURVEY RECORDS:
S.N. 34248, 34022, 28410, 25989, 25339, 25080,
23005, 21456, 20586, 23287, 19767, 19423, 14858,
7381
WASHINGTON COUNTY PLAT RECORDS:
PARTITION PLAT 2002—-005
"PACIFIC STATES INDUSTRIAL PARK"
"SIJOTA INDUSTRIAL PARK”
"TUALATIN INDUSTRIAL PARK”
WASHINGTON COUNTY DEED RECORDS:
DOCUMENT NO. 89-35206
2” ALUMINUM CAP DOCUMENT NO. 2004-—-024424
STAMPED "PLS 1678" CURVE TABLE DOCUMENT NO. 2005-077140
PER “TUALATIN INDUSTRIAL PARK” |CURVEIRADIUS JARC LENGTH|DELTA ANGLE|CHORD BEARING]CHORD LENGTH DOCUMENT NO. 2006—109619
C—1 12948.93’|81.71° 1°35°15.02" |S69°51°38"W 81.70° DOCUMENT NO. 2012—033753
C—2 [500.00" [142.82° 16°21'56.04" [N27°52'23"W 142.33’ DOCUMENT NO. 2020—119069
C=3_ [500.00" [312.85’ 35°51°01.92" [N18°18'01"W___|307.78 DOCUMENT NO. 2021—130476
C—4 |[388.77 [191.08’ 28°09'39.68" [S12°22°35°E __[189.16’ DOCUMENT NO. 2022-008851
C=5 |[2914.93'[188.66’ 3'42730.04" [N70°5516"E___|188.63’ DOCUMENT NO. 2022-022295

WASHINGTON COUNTY SURVEYOR’S OFFICE
ACCEPTED FOR FILING:

PROPERTY OWNERS:

TRACT 1 AND TRACT 3
LU QBF II, LLC
DOCUMENT NO. 2022-008851

TRACT 2

LIFE FRONT 2, LLC
DOCUMENT NO. 2020-119069

NARRATIVE

THE PURPOSE OF THIS SURVEY IS TO MONUMENT A PROPERTY LINE ADJUSTMENT BETWEEN THOSE
TRACTS OF LAND DESCRIBED AS TRACT 1 AND TRACT 3 IN DOCUMENT NO. 2022—-008851 AND THAT
TRACT OF LAND DESCRIBED IN DOCUMENT NO. 2020—119069, WASHINGTON COUNTY DEED RECORDS, AS
APPROVED BY THE CITY OF TUALATIN IN CASE FILE NO. PLA24—XXX.

BASIS OF BEARINGS

NORTH 67°34'48” EAST PER SURVEY NO. 34248, FOR THE NORTHERLY RIGHT—OF—WAY LINE OF SW
HERMAN ROAD, BETWEEN A FOUND 5/8” IRON ROD WITH RED PLASTIC CAP BEING AT A 5.00—FOOT
OFFSET TO THE SOUTHWEST CORNER OF THAT TRACT OF LAND DESCRIBED IN DOCUMENT NO.
2021-130476 AND A FOUND 5/8" IRON ROD WITH RED PLASTIC CAP AT THE SOUTHEAST CORNER OF

TRACT 3, AS SHOWN HEREON.

PROCEDURE

1. THE PROPERTY LINES OF TRACT 1 AND TRACT 3 WERE ESTABLISHED BY HOLDING THE LOCATIONS
OF MONUMENTS FOUND AT, OR WITH REFERENCE TO THE PROPERTY CORNERS OF SAID TRACTS, AS

SHOWN HEREON, PER SAID SURVEY NO.

NO. 2022-008851.

34248, ALSO MATCHING DATA SHOWN IN SAID DOCUMENT

2. THE NORTHERLY LINE OF TRACT 2 WAS ESTABLISHED BY HOLDING THE CALCULATED POSITION OF
THE NORTHEAST CORNER OF TRACT 3 (PER FALLINGS FROM AN ADJACENT FOUND IRON ROD, AS
NOTED ON SAID SURVEY NO. 34248) AND A FOUND IRON ROD WITH YELLOW PLASTIC CAP MARKED
"PLS 2692 CH2M HILL" (PER SURVEY NO. 28410) AT THE NORTHEAST CORNER OF SAID TRACT 2.

3. THE EASTERLY AND SOUTHERLY LINES OF TRACT 2 WERE HELD TO BE THE WESTERLY
RIGHT—OF—WAY LINE OF SW TUALATIN ROAD AND THE NORTHERLY RIGHT—OF—WAY LINE OF SW
HERMAN ROAD RESPECTIVELY, BOTH BEING ESTABLISHED BY HOLDING MONUMENTS MATCHING
DESCRIPTIONS AND DATA SHOWN ON SAID SURVEY NO. 28410.

4. MONUMENTS WERE SET TO MARK THE APPROVED, ADJUSTED PROPERTY LINES AT THE REQUEST OF
THE PROPERTY OWNERS, AS SHOWN HEREON.

LEGEND

(NOTE: ALL MONUMENTS WERE HELD UNLESS OTHERWISE NOTED.)

FOUND 5/8" IRON ROD WITH RED PLASTIC CAP STAMPED

"WEDDLE SURVEYING” PER SN 34248, OR AS OTHERWISE NOTED

FOUND 5/8" IRON ROD WITH 1.5 ALUMINUM CAP STAMPED

"PLS 2692 CH2M HILL" (OR AS OTHERWISE NOTED) PER SN 28410

5/8" X 30" IRON ROD WITH RED PLASTIC CAP STAMPED

"WEDDLE SURVEYING”, TO BE SET UPON CITY APPROVAL

DATA PER SURVEY NO. 34268, WASHINGTON COUNTY SURVEY RECORDS
DOCUMENT NUMBER, WASHINGTON COUNTY DEED RECORDS.

SURVEY NUMBER, WASHINGTON COUNTY SURVEY RECORDS

€ = FOUND MONUMENT AS NOTED
,‘ =
A =
O =
( )S1 =
DOC. NO. =
I.LR. = IRON ROD
SN. =
W/Y.P.C = WITH YELLOW PLASTIC CAP
W/R.P.C = WITH RED PLASTIC CAP
MEAS. = MEASURED
( A
REGISTERED
PROFESSIONAL

LAND SURVEYOR

Cd‘UCL)YRE1 '2\1004

ANTHONY B. RYAN
L 58833 y

EXPIRES: DECEMBER 31, 2024

WEDDLE
200N ) ez i A D%z
Excellence is our benchmark. lIFR€Ce

6950 SW HAMPTON ST., STE. 170, TIGARD, OR 97223
PH: (503) 595-8702 FAX: (503) 595-8705
www.weddlesurveying.net

JOB NO. 5679




April 30, 2024

City of Tualatin Planning Commission
18880 SW Martinazzi Ave,
Tualatin, OR 97062

Subject: Property Owner Letter of Authorization
Dear Tualatin Planning Commission:

Life Front 2, LLC, an Oregon limited liability company (“Life Front™), owns the real
property located at 9700 SW Tualatin Rd., Oregon 97062, and LU QBF II, LLC, an Oregon
limited liability company (“Lu Pacific”), owns the real property located at 9975 and 9905 SW
Herman Rd., Oregon 97062.

Life Front and Lu Pacific desire to effect a property line adjustment between the above-
mentioned properties that also requires a plan map amendment. Both Life Front and Lu Pacific
authorize Miller Nash LLP to complete and submit a plan map amendment on their behalf.

Contact information for Miller Nash LLP is as follows:

Miller Nash LLP

c/o Max Forer

1140 SW Washington St., Ste. 700
Portland, Oregon 97205
Telephone: (503) 224-5858

E-mail: max.forer@millernash.com

Sincerely,

LU QBF II, LLC Life Front 2, LL.C
%«

Title: __ WA~ Title:  Owner

Date: S// 2’/ LL{: Date:  5/2/24




Exhibit C

Proof of Ownership — Title Report

ExhibitC -1



Property Detail Report
9700 SW Tualatin Rd, Tualatin, OR 97062-9407

APN: R531552

Owner Information

Owner Name:
Vesting:
Mailing Address:

Location Information

Legal Description:
APN:

Munic / Twnshp:
Subdivision:
Neighborhood:
Elementary School:
Latitude:

Last Transfer / Conveyance - Current Owner
Transfer / Rec Date:

Buyer Name:

Last Market Sale

Sale / Rec Date:
Multi / Split Sale:

1st Mtg Amt / Type:
2nd Mtg Amt / Type:

Seller Name:
Lender:

Life Front 2 LLC

3015 NE 44th Ave, Portland, OR 97213-1112

Acres 4.39
R531552

Tualatin Elementar...

45.38733

Prior Sale Information

Sale / Rec Date:

1st Mtg Amt / Type:

Prior Lender:

Property Characteristics

Gross Living Area:
Living Area:

Total Adj. Area:
Above Grade:
Basement Area:
Style:

Foundation:
Quality:
Condition:

Site Information

Land Use:
State Use:

County Use:

Site Influence:
Flood Zone Code:
Community Name:

Tax Information

Assessed Year:
Tax Year:

Tax Area:
Property Tax:
Exemption:

X | First American Title"

400 Sq. Ft.
400 Sq. Ft.

400 Sq. Ft.

Mobile Home Park

7070 - Manufactured Home

Park

Ae
City Of Tualatin

2023

2022
023.76
$25,359.25

Alternate APN:
Twnshp-Rng-Sec:
Tract #:

School District:
Middle School:
Longitude:

Price:
Seller Name:

Sale Price / Type:
Price / Sq. Ft.:

1st Mtg Rate / Type:
2nd Mtg Rate / Type:

Sale Price / Type:

1st Mtg Rate / Type:

Total Rooms:
Bedrooms:

Baths (F / H):
Pool:

Fireplace:
Cooling:

Heating:

Exterior Wall:
Construction Type:

Lot Area:
Lot Width / Depth:

Usable Lot:

Acres:
Flood Map #:
Flood Panel #:

Assessed Value:
Land Value:
Improvement Value:
Improved %:
Delinquent Year:

25123BA03200
02S8-01W-23

Washington County Data as of: 04/21/2023

Occupancy:

County:

Census Tract / Block:

Legal Lot / Block:
Legal Book / Page:

Tigard-Tualatin School District 23J

Hazelbrook Middle...

-122.77789

191,228 Sq. Ft.

4.39
41067C0544E
0544E

$1,508,410

39.42%

High School:

Transfer Doc #:
Deed Type:

Deed Type:

New Construction:
1st Mtg Doc #:
Sale Doc #:

Title Company:

Prior Deed Type:
Prior Sale Doc #:

Year Built / Eff:
Stories:
Parking Type:
Garage #:
Garage Area:
Porch Type:
Patio Type:
Roof Type:
Roof Material:

Zoning:
# of Buildings:

Res / Comm Units:

Water / Sewer Type:

Flood Map Date:
Inside SFHA:

Market Total Value:
Market Land Value:

Market Imprv Value:

Market Imprv %:

© 2023 DATA TRACE INFORMATION SERVICES LLC AND/OR ITS AFFILIATES. ALL RIGHTS RESERVED.

s
A NATIONAL COMMERCIAL SERVICES

Absentee Owner

Washington,

OR

032001 /2013

Tualatin High Scho...

N/A
N/A

N/A

RML

11/04/2016
True

$4,638,160
$2,809,660
$1,828,500
39.42%

PAGE 1 OF 1



Disclaimer: This report is not an insured product or service or a representation of the condition of title to real property. It is not an abstract, legal
opinion, opinion of title, title insurance, commitment or preliminary report, or any form of title insurance or guaranty. Estimated property values are:
(i) based on available data; (ii) are not guaranteed or warranted; (iii) do not constitute an appraisal; and (iv) should not be relied upon in lieu of an
appraisal. This report is issued exclusively for the benefit of the applicant therefor, and may not be used or relied upon by any other person. This
report may not be reproduced in any manner without the issuing party's prior written consent. The issuing party does not represent or warrant that
the information herein is complete or free from error, and the information herein is provided without any warranties of any kind, as-is, and with all
faults. As a material part of the consideration given in exchange for the issuance of this report, recipient agrees that the issuing party's sole liability
for any loss or damage caused by an error or omission due to inaccurate information or negligence in preparing this report shall be limited to the
fee charged for the report. Recipient accepts this report with this limitation and agrees that the issuing party would not have issued this report but
for the limitation of liability described above. The issuing party makes no representation or warranty as to the legality or propriety of recipient's use
of the information herein.

School information is copyrighted and provided by GreatSchools.org.



RECORDING REQUESTED BY:

@ Chicago Title

Company of Oregon
1211 SW Fifth Ave., Ste 2130
Portland, OR 97204

AFTER RECORDING RETURN TO:
Order No.: 472520007426-WG
Life Front 2, LLC, an Oregon limited liability company

Washington County, Oregon

D-DW
Sh=16 M LOPEZ 11/23/2020 01:36:49 PM
$20.00 $11.00 $5.00 $60.00 $3,900.00 $3,996.00
1, Margaret Garza, Director of Assessment and Taxation and Ex-
Officio County Clerk for Washington County, Oregon, do hereby
certify that the within instrument of writing was received and

recorded in the book of records of said county.

Margaret Garza, Director of Assessment
and Taxation, Ex-Officio County Clerk

3015 NE 44th Avenue
Portland, OR 97213

SEND TAX STATEMENTS TO:

Life Front 2, LLC, an Oregon limited liability company
3015 NE 44th Avenue

Portland, OR 97213

APN: R531552
Map: 2S123BA03200
SPACE ABOVE THIS LINE FOR RECORDER'S USE

STATUTORY WARRANTY DEED

Willow Glen MHP, LLC, an Oregon limited liability company, Grantor, conveys and warrants to Life Front 2,
LLC, an Oregon limited liability company, Grantee, the following described real property, free and clear of
encumbrances except as specifically set forth below, situated in the County of Washington, State of Oregon:

SEE EXHIBIT "A" ATTACHED HERETO AND MADE A PART HEREOF

THE TRUE AND ACTUAL CONSIDERATION FOR THiS CONVEYANCE IS THREE MILLION NINE HUNDRED
THOUSAND AND NO/100 DOLLARS ($3,900,000.00). (See ORS 93.030).

Subject to:
SEE EXHIBIT "B" ATTACHED HERETO AND MADE A PART HEREOF

BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON TRANSFERRING FEE TITLE
SHOULD INQUIRE ABOUT THE PERSON'S RIGHTS, IF ANY, UNDER ORS 195.300, 195.301 AND 195.305
TO 195.336 AND SECTIONS 5 TO 11, CHAPTER 424, OREGON LAWS 2007, SECTIONS 2 TO 9 AND 17,
CHAPTER 855, OREGON LAWS 2009, AND SECTIONS 2 TO 7, CHAPTER 8, OREGON LAWS 2010. THIS
INSTRUMENT DOES NOT ALLOW USE OF THE PROPERTY DESCRIBED IN THIS INSTRUMENT IN
VIOLATION OF APPLICABLE LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING

" THIS INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD CHECK WITH
THE APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO VERIFY THAT THE UNIT OF LAND
BEING TRANSFERRED IS A LAWFULLY ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR
215.010, TO VERIFY THE APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON
LAWSUITS AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, AND TO INQUIRE
ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF ANY, UNDER ORS 195.300, 195.301 AND
195.305 TO 195.336 AND SECTIONS 5 TO 11, CHAPTER 424, OREGON LAWS 2007, SECTIONS 2 TO 9 AND
17, CHAPTER 855, OREGON LAWS 2009, AND SECTIONS 2 TO 7, CHAPTER 8, OREGON LAWS 2010.

f‘?h%mgn’!‘itle @ H738530 069434 -5 Lomm

Deed (Statutory Warranty)

ORD1293.doc / Updated: 04.26.19 Page 1 OR-CT-FNPT-02796.472650-4726520007426

Non-Order Search Page 1 of 4

2020-119069 DEW 11-23-2020 Requested By: kevin.smith, Printed: 4/27/2023 6:11 PM



STATUTORY WARRANTY DEED

(continued)

IN WITNESS WHEREOF, the undersigned have executed this document on the date(s) set forth below.

Dated: Aloy, >0 - 2030

Willow Glen MHP LLC, an Oregon limited liability company
BY: M/a\, |

Hu&tember
BY: /\/\ﬂ\/v

Jungn, Member

BY:
Yvette iitt, Member

sv._Geom R CPT

Guem Choi, Member

State of _D V€4 O
County of
This instrument was acknowledged before me on /1 -H-Ap by Guem Choi, as Member for Willow

Glen MHP LLC, Hung In, as Member for Willow Glen MHP LLC, Jung In, as Member for Willow Glen MHP LLC,
Yvette Kitt, as Member for Willow Glen MHP LLC.

Notary Public - State of Oregon
My Commission Expires: g/ 50/ >

OFFICIAL STAMP

WENDY ALICE GEURIN
NOTARY PUBLIC-OREGON
COMMISSION NO. 978410

MY COMMISSION EXPIRES AUGUST 30, 2022

Deed (Statutory Warranty)
ORD1293.doc / Updated: 04.26.19 Page 2 OR-CT-FNPT-02796.472550-472520007426

Non-Order Search Page 2 of 4
2020-119069 DEW 11-23-2020 Requested By: kevin.smith, Printed: 4/27/2023 6:11 PM



EXHIBIT "A"
Legal Description

A tract of land situated in Section 23, Township 2 South, Range 1 West, of the Willamette Meridian, in the City of
Tualatin, County of Washington and State of Oregon, being more particularly described as follows:

Beginning at a point on the West line of that tract as described in Contract to Alex Freadman, et ux, recorded in
Book 525, page 541, said point bears South 35° 50" West 993,07 feet from the one-quarter corner to Sections 14
and 23, Township 2 South, Range 1 West of the Willamette Meridian; thence South 2° 10’ East along the West
line of said Freadman tract, a distance of 186.16 feet; thence continuing along said West line South 17° 10' East
93.95 feet to the center of SW Herman Road (40 feet wide) County Road No. 489 formerly Cipole Road; thence
Southwesterly along the center line of said road to a point on the East line of that tract conveyed to James A.
Remillard, et ux, by Deed recorded in Book 216, page 69; thence North along the East line of said Remillard tract
to the Southeast corner of Lot 3, SIJOTA INDUSTRIAL PARK, a duly recorded subdivision in Washington County;
thence East along the South line of those tracts as described in Deeds recorded as Fee No. 85005768 and in
Book 436, page 344, to a point on the West line of SW Tualatin Road (50 feet wide); thence Southeasterly along
the West line of said road to the Northwest corner of the aforementioned Freadman tract; thence South 2° 10'
East along the West line of said Freadman tract, a distance of 75.20 feet to the point of beginning.

EXCEPTING THEREFROM that portion lying within the boundaries of SW Herman Road.

FURTHER EXCEPTING THEREFROM the Southerly 14 feet dedicated for public right of way to the City of
Tualatin by instrument recorded June 7, 1990, Recording No. 90-29548 and Recording No. 90-29549.

ALSO EXCEPTING THEREFROM that portion dedicated to the City of Tualatin by instrument recorded October
20, 1999 as Fee No. 99118702 and being more particularly described as follows:

A parcel of land in that tract of real property in Section 23, Township 2 South, Range 1 West, of the Willamette
Meridian, in the City of Tualatin, County of Washington and State of Oregon and being a portion of that property
described in a Deed to Kenneth W. Hick Revocable Trust, recorded in Document No. 88050765 of Washington
County Book of Records; the said parcel being more particularly described as follows:

Beginning at a point at the intersection of the North line of that tract of real property described in a Deed to
Kenneth W. Hick Revocable Trust, recorded in Document No. 88050765 of Washington County Book of Records,
with the Southerly right of way of S.W. Tualatin Road; thence South 89° 52' 42" West along said North line a
distance of 15.00 feet; thence South 25° 18' 41" East a distance of 69.78 feet; thence South 34° 42' 19" East a
distance of 77.32 feet to the East line of said property; thence North 2° 10" 12" West along said East line a
distance of 50.00 feet to the Southerly right of way of S.W. Tualatin Road; thence Northwesterly along said right of
way along a 95.80 foot curve to the right having a radius of 383.10 feet through a central angle of 14° 19' 39", the
fong chord of which bears North 36° 35' 45" West a distance of 95.55 feet to the point of beginning.

Deed (Statutory Warranty)
ORD1293.doc / Updated: 04.26.19 Page 3 OR-CT-FNPT-02796.472550-472520007426

Non-Order Search Page 3 of 4
2020-119069 DEW 11-23-2020 Requested By: kevin.smith, Printed: 4/27/2023 6:11 PM



EXHIBIT "B"

Exceptions

Subject to:

Easement(s) for the purpose(s) shown below and rights incidental thereto, as granted in a document:
Granted to: Columbia Cable of Oregon, an Oregon Corporation

Purpose: Television cable and incidental purposes

Recording Date: April 23, 1990

Recording No: 90019737

Deed (Statutory Warranty)
ORD1293.doc / Updated: 04.26.19 Page 4 OR-CT-FNPT-02796.472550-472520007426

Non-Order Search
2020-119069 DEW 11-23-2020

Page 4 of 4
Requested By: kevin.smith, Printed: 4/27/2023 6:11 PM
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Property Detail Report

9905 SW Herman Rd, Tualatin, OR 97062-7911

APN: R531534

Owner Information

Owner Name:
Vesting:
Mailing Address:

Location Information

Legal Description:
APN:

Munic / Twnshp:
Subdivision:
Neighborhood:
Elementary School:
Latitude:

Lu Qbf I LLC

Po Box 483, Tualatin, OR 97062-0483

Acres 1.88
R531534

Tualatin

Tualatin & Sherwood
Schumacher Place
Tualatin Elementar...
45.38664

Last Transfer / Conveyance - Gurrent Owner

Transfer / Rec Date:
Buyer Name:

Last Market Sale

Sale / Rec Date:
Multi / Split Sale:
1st Mtg Amt / Type:
2nd Mtg Amt / Type:
Seller Name:
Lender:

12/27/2012 / 02/08/2013
Powin Qbf LLC

10/16/2009 / 11/03/2009
Y
$3,500,000 / Conventional

Jiaren LLC
Jiaren LLC

Prior Sale Information

Sale / Rec Date:
1st Mtg Amt / Type:
Prior Lender:

Property Characteristics

Gross Living Area:
Living Area:

Total Adj. Area:
Above Grade:
Basement Area:
Style:

Foundation:
Quality:
Condition:

Site Information

Land Use:
State Use:

County Use:

Site Influence:
Flood Zone Code:
Community Name:

Tax Information

Assessed Year:
Tax Year:

Tax Area:
Property Tax:
Exemption:

X | First American Title"

Vacant Land- Industrial
2300 - 2300

2300 - County Appraised
Vacant Industrial Land

Ae
City Of Tualatin

2023
2022
023.76
$5,637.45

Alternate APN:
Twnshp-Rng-Sec:
Tract #:

School District:
Middle School:
Longitude:

Price:
Seller Name:

Sale Price / Type:
Price / Sq. Ft.:

1st Mtg Rate / Type:
2nd Mtg Rate / Type:

Sale Price / Type:
1st Mtg Rate / Type:

Total Rooms:
Bedrooms:

Baths (F / H):
Pool:

Fireplace:
Cooling:

Heating:

Exterior Wall:
Construction Type:

Lot Area:
Lot Width / Depth:

Usable Lot:

Acres:
Flood Map #:
Flood Panel #:

Assessed Value:
Land Value:
Improvement Value:
Improved %:
Delinquent Year:

25123BA03100
02S8-01W-23

Washington County Data as of: 04/21/2023

Occupancy:

County:

Census Tract / Block:
Legal Lot / Block:
Legal Book / Page:

Tigard-Tualatin School District 23J

Hazelbrook Middle...
-122.7793

Lu Joseph & Mei Y

$5,000,000 / Confirmed

500.0 / Fixed

81,892 Sq. Ft.

1.88
41067C0544E
0544E

$335,320

High School:

Transfer Doc #:
Deed Type:

Deed Type:

New Construction:
1st Mtg Doc #:
Sale Doc #:

Title Company:

Prior Deed Type:
Prior Sale Doc #:

Year Built / Eff:
Stories:
Parking Type:
Garage #:
Garage Area:
Porch Type:
Patio Type:
Roof Type:
Roof Material:

Zoning:
# of Buildings:

Res / Comm Units:

Water / Sewer Type:
Flood Map Date:
Inside SFHA:

Market Total Value:
Market Land Value:
Market Imprv Value:
Market Imprv %:

© 2023 DATA TRACE INFORMATION SERVICES LLC AND/OR ITS AFFILIATES. ALL RIGHTS RESERVED.

s
A NATIONAL COMMERCIAL SERVICES

Unknown

Washington, OR
032001 /2013

Tualatin High Scho...

2013.12461
Special Warranty Deed

High Liability Loan

2009.96524
2009.96523

Lawyers Title

N/A

ML

11/04/2016
True

$563,830
$563,830
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Disclaimer: This report is not an insured product or service or a representation of the condition of title to real property. It is not an abstract, legal
opinion, opinion of title, title insurance, commitment or preliminary report, or any form of title insurance or guaranty. Estimated property values are:
(i) based on available data; (ii) are not guaranteed or warranted; (iii) do not constitute an appraisal; and (iv) should not be relied upon in lieu of an
appraisal. This report is issued exclusively for the benefit of the applicant therefor, and may not be used or relied upon by any other person. This
report may not be reproduced in any manner without the issuing party's prior written consent. The issuing party does not represent or warrant that
the information herein is complete or free from error, and the information herein is provided without any warranties of any kind, as-is, and with all
faults. As a material part of the consideration given in exchange for the issuance of this report, recipient agrees that the issuing party's sole liability
for any loss or damage caused by an error or omission due to inaccurate information or negligence in preparing this report shall be limited to the
fee charged for the report. Recipient accepts this report with this limitation and agrees that the issuing party would not have issued this report but
for the limitation of liability described above. The issuing party makes no representation or warranty as to the legality or propriety of recipient's use
of the information herein.

School information is copyrighted and provided by GreatSchools.org.
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$20.00 $5.00 $11.00 $60.00 - Total =$96.00

After Recording, return to;
M gart AR U
PO Box 483
Tualatin, OR 97062 | A, s e oOdGOC GO
Oregon, do hereby certy hat e s omcum o )

Send Tax Statements to: - Writing was recalved and recorded Inthe book of E : |
LuQBF1L, LLC " Joe Nelson, Directer of A tand Taxatl
PO Box 483 Ex-Officlo County Clerk
Tualatin, OR 97062

SPECIAL WARRANTY DEED

LU QBF, LLC, an Oregon Limited Liability Company, hereinafter called “Grantor”, hereby conveys
and specially warrants to LU QBF II, LLC, an Oregon Limited Liability Company, hereinafter called
“Grantee”, all of Grantor’s interest in and to the following described real properties situated in the County
of Washington and State of Oregon free from encumbrances or defects created or suffered by Grantor
except as specifically set forth herein below, such properties being more particularly described as follows,
to wit:

For legal description see Exhibit “A” attached hereto, incorporated by reference and made a
part of this instrument.

TO HAVE AND TO HOLD the same unto said Grantee and Grantees® successors and assigns forever.

The true and actual consideration paid for this transfer, stated in terms of dollars, is $-0-. However, the
actual consideration consists of other property or value given or promised, which is the whole
consideration.

This Conveyance is made solely as an adjustment of common boundary between adjoining
properties (City of Tualatin Approval Case File No. PLA21-0001, 10005 SW HERMAN RD,
Property Line Adjustment).

THE LIABILITY AND OBLIGATIONS OF THE GRANTOR(S) TO GRANTEE AND GRANTEE’S
SUCCESSORS AND ASSIGNS UNDER THE WARRANTIES AND COVENANTS CONTAINED HEREIN OR
PROVIDED BY LAW SHALL BE LIMITED TO THE EXTENT OF COVERAGE THAT WOULD BE
AVAILABLE TO GRANTOR(S) UNDER A STANDARD POLICY OF TITLE INSURANCE CONTAINING
EXCEPTIONS FOR MATTERS OF PUBLIC RECORD. THE LIMITATIONS CONTAINED HEREIN
EXPRESSLY DO NOT RELIEVE GRANTOR(S) OF ANY LIABILITY OR OBLIGATIONS UNDER THIS
INSTRUMENT, BUT MERELY DEFINE THE SCOPE, NATURE AND AMOUNT OF SUCH LIABILITY OR
OBLIGATIONS.

BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON TRANSFERRING FEE TITLE
SHOULD INQUIRE ABOUT THE PERSON’S RIGHTS, IF ANY, UNDER ORS 195,300, 195.301 AND 195.305
TO 195.336 AND SECTIONS 5 TO 11, CHAPTER 424, OREGON LAWS 2007 AND SECTIONS 2 TO 9 AND
17, CHAPTER 855, OREGON LAWS 2009. THIS INSTRUMENT DOES NOT ALLOW USE OF THE
PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATON OF APPLICABLE LAND USE LAWS AND
REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON ACQUIRING FEE
TITLE TO THE PROPERTY SHOULD CHECK WITH THE APPROPRIATE CITY OR COUNTY PLANNING
DEPARTMENT TO VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A LAWFULLY
ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY THE APPROVED
USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON LAWSUITS AGAINST FARMING OR
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FOREST PRACTICES, AS DEFINED IN ORS 30.930, AND TO INQUIRE ABOUT THE RIGHTS OF
NEIGHBORING PROPERTY OWNERS, IF ANY UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336
AND SECTIONS 5 TO 11, CHAPTER 424, OREGON LAWS 2007 AND SECTIONS 2 TO 9 AND 17,
CHAPTER 855, OREGON LAWS 2009, AND SECTIONS 2 TO 7, CHAPTER 8, OREGON LAWS 2010.

In construing this instrument, where the context so requires the singular includes the plural and all grammatical
changes shall be made so that this instrument shall apply equally to business, other entities and to individuals.

IN WITNESS WHEREOF the undersigned have executed this instrument this ZZJ day of February, 2022
GRANTOR:

Lu QBF, LLC, an Oregon Limited Liability Company
By its member, Lu Pacific Properties, LLC, an Oregon Limited Liability Company

7Lz

Petr Lu, Managing Member
).ﬂmﬁ"j"f? 5
Damay Lu, Managing Member
STATE OF OREGON )
) ss.
County of Washington )

On_Februe., 3 = » 2022, personally appeared before me the above-named Peter Lu, as Managing
Member of Lu Pacific Properties, LLC, an Oregon limited liability company, Member of Lu QBF, LLC, an

Oregon limited Lability company.

OFFICIAL STAMP
2 Bradley C Holbrook
NOTARY PUBLIC - OREGON
COMMISSION NO.1001750
ION EXPIRES July 9, 2024
P
) ss.

County of Washington )

STATE

ol
On gc brway 3 = , 2022, personally appeared before me the above-named Danny Lu, as Managing
Member of Lu Pacific Properties, LLC, an Oregon limited liability company, Member of Lu QBF, LLC, an
Oregon limited liability company.

OFFICIAL STAMP
Bradley € Holbrook
NOTARY PUBLIC - OREGON

233 COMMISSION NO.1001750
MY COMMISSION EXPIRES July 9, 2024
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EXHIBIT A
LEGAL DESCRIPTION

Tract 1

A tract of land for Property Line Adjustment purposes in the N.W. 1/4 of Section 23, Township 2
South, Range 1 West, W.M., Washington County, Oregon, described as follows:

Being a portion of Tracts 1, 2 and 3 of that tract of land described in Special Warranty Deed to Lu QBF,
LLC, recorded January 8, 2021 as Document No. 2021-003040, Washington County Deed Records,
more particularly described as follows:

Beginning at a 5/8” iron rod at the Southwest corner of said Tract 1, thence along the West line of said
Lu QBF, LLC tract, North 00°15°00” East, 432.33 feet to a 5/8" iron rod at the Northwest corner of said
Parcel 1;

Thence along the North line of said Tract 1, North 89°54°47” East, 697.62 feet to the Northeast corner
of said Tract 1, from which point a 5/8” iron rod bears North 07°27°37” East, 0.98 feet;

Thence along the East line of said Lu QBF, LLC tract, South 00°15°00” West, 349.03 feet to a 5/8”
iron rod with red plastic cap marked “Weddle Surveying”;

Thence leaving said East line along the line common to said Tracts 1 and 3, North 89°45°00” West,
321.11 feet;

Thence South 00°00°00” East, 222.97
feet; Thence South 39°36°06” East,
95.93 feet;

Thence South 22°26°00” East, 10.66 feet to a point 43.50 feet, by perpendicular measure, from
the centerline of S.W. Herman Road;

Thence parallel with said centerline, South 67°34°48” West, 74.57 feet;
Thence North 22°29°15” West, 110.56 feet;

Thence North 00°00°00” West, 147.73 feet;

Thence South 89°54°47” West, 330.87 feet to the Point of

Beginning. Containing therein 6.604 acres, more or less.

The Basis of Bearing for this description is per Survey No. 34022, Washington County Survey Records.
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Tract 3

A tract of land for Property Line Adjustment purposes in the N.W. 1/4 of Section 23, Township 2 South,
Range 1 West, W.M., Washington County, Oregon, described as follows:

Being a portion of Tracts 1 and 3 of that tract of land described in Special Warranty Deed to Lu QBF,
LLC, recorded January 8, 2021 as Document No. 2021-003 040, Washington County Deed Records, more
particularly described as follows:

Beginning at a 5/8” iron rod with red plastic cap marked “Weddle Surveying” at the Northeast corner of
said Tract 3;

Thence along the North line of said Tract 3, North 89°45°00” West, 321.11 feet;
Thence leaving said North line, South 00°00°00” East, 222.97 feet;
Thence South 39°36°06” East, 95.93 feet;

Thence South 22°26°00” East, 10.66 feet to a point 43.50 feet, by perpendicular measure, from the
centerline of S.W. Herman Road;

Thence parallel with said centerline, North 67°34°48” East, 275.87 feet to the East line of said Lu QBF,
LLC tract;

Thence along said East line, North 00°15°00” East, 200.13 feet the Point of Beginning.
Containing therein 1.878 acres, more or less.

The Basis of Bearing for this description is per Survey No. 34022, Washington County Survey Records.
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Washington County, Oregon 2013-012461

02/08/2013 03:18:02 PM
D-DW Cnt=1 Stn=9 D MOON
$15.00 $5.00 $11.00 $15.00 - Total =$46.00

After Recording, return to:

+

Dianne L. Haugeberg, Attorney 01800105201300124610030035

P.O. Box 480 I, Richard Hobernicht, Director of Assessment and )
il . Taxation and Ex-Offlclo County Clerk for Washington 7

McMinnville, OR 97128 County, Oregon, do hereby certify that the within

instrument of writing was recelved and recorded In the |} SN 5‘--..; B

book of records of sald coupty. _
Send Tax Statements to: Richard Hobernicht, Director of Assessment and
Joseph Lu Taxation, Ex-Officlo County Clerk
Powin QBF, LLC
20550 S.W. 115" Avenue
Tualatin, OR 97062

SPECIAL WARRANTY DEED

JOSEPH LU and MEI YI LU, husband and wife, “Grantors”, hereby convey and specially
warrant to POWIN QBF, LLC, an Oregon Limited Liability Company, “Grantee”, all of Grantor’s
interest in and to the following described real property situate in the County of Washington, State of
Oregon, free of encumbrances created or suffered by Grantor and except for matters of public record,
to-wit:

See legal description attached hereto as Exhibit A and by this reference incorporated herein.

THE LIABILITY AND OBLIGATIONS OF THE GRANTOR(S) TO GRANTEE AND GRANTEE'S SUCCESSORS AND
ASSIGNS UNDER THE WARRANTIES AND COVENANTS CONTAINED HEREIN OR PROVIDED BY LAW SHALL BE
LIMITED TO THE EXTENT OF COVERAGE THAT WOULD BE AVAILABLE TO GRANTOR(S) UNDER A STANDARD POLICY
OF TITLE INSURANCE CONTAINING EXCEPTIONS FOR MATTERS OF PUBLIC RECORD. THE LIMITATIONS
CONTAINED HEREIN EXPRESSLY DO NOT RELIEVE GRANTOR(S) OF ANY LIABILITY OR OBLIGATIONS UNDER THIS
INSTRUMENT, BUT MERELY DEFINE THE SCOPE, NATURE AND AMOUNT OF SUCH LIABILITY OR OBLIGATIONS.

The true and actual consideration paid for this transfer, stated in terms of dollars, is $-0-.
However, the actual consideration consists of or includes other property or value given or promised
which is the whole consideration.

“‘BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON TRANSFERRING FEE TITLE
SHOULD INQUIRE ABOUT THE PERSON'S RIGHTS, IF ANY, UNDER ORS 195.300, 195.301 AND 1985.305 TO
195.336 AND SECTIONS 5 TO 11, CHAPTER 424, OREGON LAWS 2007 AND SECTIONS 2 TO 9 AND 17, CHAPTER
855, OREGON LAWS 2008. THIS INSTRUMENT DOES NOT ALLOW USE OF THE PROPERTY DESCRIBED IN THIS
INSTRUMENT IN VIOLATON OF APPLICABLE LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR
ACCEPTING THIS INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD CHECK
WITH THE APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO VERIFY THAT THE UNIT OF LAND
BEING TRANSFERRED IS A LAWFULLY ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR
215.010, TO VERIFY THE APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON
LAWSUITS AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, AND TO INQUIRE ABOUT
THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF ANY UNDER ORS 195.300, 195.301 AND 195.305 TO
195.336 AND SECTIONS 5 TO 11, CHAPTER 424, OREGON LAWS 2007 AND SECTIONS 2 TO 9 AND 17, CHAPTER
855, OREGON LAWS 2009, AND SECTIONS 2 TO 7, CHAPTER 8, OREGON LAWS 2010.”

DATED this 2Tt dayof N\ D o | 2012.
GRANTOR: GRANTOR:
Joseph Lu Mei Yi Lu
STATE OF OREGON )

. } ss.
County of \Naghi ng\'c)r\ )

On December aft , 2012, personally appeared before me the above-named JOSEPH LU
and MEI! Y1 Lu, husband and wife, who acknowledged the within instrument as their true and
voluntary act and deed.

OFFICIAL SEAL @U’\ W @ w
BARBARA R WERNER (YN

%597 NOTARY PUBLIG-OREGON Notary Public for Oregon
NS COMMISSION NO. 440573 F:LawiEP\Lu Business Entities\Powin QBF LLC_Deed
MY COMMISSION EXPIRES JULY 30, 2013
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EXHIBIT “A”

Parcel 1

A parcel of land in the Northwest one-quarter of Section 23, Township 2 South, Range 1 West, of
the Willamette Meridian, in the County of Washington and State of Oregon, being a portion of
those certain tracts of land conveyed to John Hiller as described in Book 216, Page 69 and in Book
319, Page 304 and a portion of that certain tract of land conveyed to David W. and Gail M.
Shepherd in Book 1039, Page 632, Washington County Deed Records, Washington County,
Oregon, being more particularly described as follows:

Beginning at a 5/8 inch iron rod with yellow plastic cap inscribed “OTAK, Inc.”, which is on the
North line of said Hiller tract as described in said Book 319, page 304 which bears South 89° 54’
47" West, 348.81 feet along the North line of said Hiller tracts from a 5/8 inch iron rod marking the
Northeast corner of said Book 216, Page 69; thence South 00° 15" 00" West, 397.08 feet to a 5/8
inch iron rod with yellow plastic cap inscribed “OTAK, Inc.”; thence South 23° 36’ 48" East, 296.52
feet to a 5/8 inch iron rod with yellow plastic cap inscribed “OTAK, Inc.” on the North right-of-way
line of Herman Road (County Road No. 469), a 40.00 foot wide road; thence South 67° 34" 00"
West, 50.00 feet along said North right-of-way line to a 5/8 inch iron rod with yellow plastic cap
inscribed “OTAK, Inc.”; thence leaving said North right-of-way line North 23° 36’ 48" West, 278.80
feet to a 5/8 inch iron rod with yellow plastic cap inscribed “OTAK, Inc.”; thence South 89° 54’ 47~
West, 309.83 feet to a 5/8 inch iron rod with yellow plastic cap inscribed “OTAK, Inc.” in the West
line of said Hiller tract as described in said Book 319, Page 304; thence along said West line North
00° 15’ 00" West, 432.34 feet to a 5/8 inch iron rod with yellow plastic cap inscribed “LS 510 JW
CHASE" marking the Northwest corner of said Book 319, Page 304; thence along the North line of
said Book 319, page 304, North 89° 54’ 47" East, 348.81 feet to the point of beginning.

Parcel 2

A parcel of land in the Northwest one-quarter of Section 23, Township 2 South, Range 1 West, of
the Willamette Meridian, in the County of Washington and State of Oregon, being a portion of
those certain tracts of land conveyed to John Hiller as described in Book 216, Page 69 and in Book
319, Page 304 and a portion of that certain tract of land conveyed to David W. and Gail M.
Shepherd in Book 1039, Page 632, Washington County Deed Records, Washington County,
Oregon, being more particularly described as follows:

Beginning at a 5/8 inch iron rod with yellow plastic cap inscribed “OTAK, Inc.” on the West line of
said Hiller tract as described in said Book 319, page 304 which bears South 00° 15’ 00" West
along the West line of said Hiller tract 432.34 feet from the Northwest corner of said tract; thence
leaving said West line North 89° 54’ 47" East, 309.83 feet to a 5/8 inch iron rod with yellow plastic
cap inscribed “OTAK, Inc.”; thence South 23° 36’ 48" East, 278.80 feet to a 5/8 inch iron rod with
yellow plastic cap inscribed “OTAK, Inc.” in the North right-of-way line of Herman Road (County
Road No. 419), a 40.00 foot wide road; thence along said North right-of-way line South 67° 34’ 00"
West, 458.06 feet to the Southwest corner of said Hiller tract; thence along the West line of said
Hiller tract North 00° 15’ 00” East, 429.79 feet to the point of beginning.

Parcel 3

A parcel of land in the Northwest one-quarter of Section 23, Township 2 South, Range 1 West, of
the Willamette Meridian, in the County of Washington and State of Oregon, being a portion of
those certain tracts of land conveyed to John Hiller as described in Book 216, page 69 and in Book
319, Page 304 and a portion of that certain tract of land conveyed to David W. and Gail M.
Shepherd in Book 1039, Page 632, Washington County Deed Records, Washington County,
Oregon, being more particularly described as follows:

Beginning at a 5/8 inch iron rod marking the Northeast corner of said Hiller tract as described in
said Book 216, page 69; thence along the East line of said Hiller tract South 00° 15" 00" West,
425.00 feet to a 5/8 inch iron rod with yellow plastic cap inscribed “OTAK, Inc.”; thence South 89°
54’ 47" West, 165.00 feet: thence South 00° 15’ 00” West, 217.65 feet to a 5/8 inch iron rod with
yellow plastic cap inscribed “OTAK, Inc.” on the Northerly right-of-way iine of Herman Road
(County Road No. 489), a 40.00 foot wide road; thence along said Northerly right-of-way line South
67° 34’ 00" West, 69.20 feet to a 5/8 inch iron rod with yellow plastic cap inscribed “OTAK, Inc.”;
thence leaving said Northerly right-of-way line North 23° 36’ 48" West, 296.52 feet to a 5/8 inch
iron rod with yellow plastic cap inscribed “OTAK, Inc.”; thence North 00° 15’ 00” East, 397.08 feet
to a 5/8 inch iron rod with yellow plastic cap inscribed “OTAK, Inc.” on the North line of said Book
319, Page 304, thence along said North line and along the North line of Book 216, Page 69, North
89° 54' 47" East, 348.81 feet to the point of beginning.
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Parcel 4

Beginning 40 rods South and 60 rods West of the Northeast corner of the Northwest one-quarter of
Section 23, Township 2 South, Range 1 West, of the Willamette Meridian, in the City of Tualatin,
County of Washington and State of Oregon; thence 425 feet South to the true place of beginning;
thence South 235 feet; thence West 165 feet; thence North 235 feet; thence East 165 feet to the
place of beginning.

EXCEPTING THEREFROM any portion of said land lying within the Southern Pacific Railroad
right-of-way.

(For informational purposes only, the above description covers: Tax Lot Account No.
R2042036, Map: 2S123B-00901;Tax Lot Account No. R531525, Map: 25123BA-02900; Tax Lot
Account No. R531534, Map: 2S123BA-03100; and Tax Lot Account No. R531035, Map:
25123B-00900.)
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Lawvers TirLE s, corp, |\ EQO\T 2716 W

Washington County, Oregon 2011 040774

’ \,\6 06/07/2011 11:17:08 AM
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w\ $45.00 $8.00 $11.00 $18.00 - Total = $76.00

Sterling Savings Bank
01603 90094

Peterkort Commercial Banking Center 8642011004077400

9755 SW Barnes Rd Ste 105 I, Richard Hobernicht, Director of Assessment and
Portland, OR 97225 Taxation and Ex-Officlo County Clerk for Washington
' County, Oregon, do hereby certify that the within s
Instrumant of writing was recelved and regorded In the Fogrs:
WHEN RECORDED MAIL TO: book of records of sald coupdy, ,
Sterling Savings Bank Richard Hobernicht, Diractor of Assessmant and

Loan Support Taxatlon, Ex-Officlo County Clerk

PO Box 2131
Spokane, WA 99210

SEND TAX NOTICES TO:

JOSEPH LU
MEI YI LU
13432 ROGERS ROAD
_LAKE OSWEGO, OR 97035 SPACE ABOVE THIS LINE IS FOR RECORDER'S USE ONLY

DEED OF TRUST

THIS DEED OF TRUST is dated June 3, 2011, among JOSEPH LU and MEI YI LU, AS TENANTS BY THE ENTIRETY
("Grantor"); Sterling Savings Bank, whose address is Peterkort Commercial Banking Center, 9755 SW Barnes Rd
Ste 105, Portland, OR 97225 (referred to below sometimes as "Lender" and sometimes as "Beneficiary”); and
BRAD WILLIAMS C/O UPF Washington Incorporated, whose address is 910 WEST BOONE AVE, SPOKANE, WA

99201 (referred to below as "Trustee®).

CONVEYANCE AND GRANT. For valuable consideration, represented in the Note dated June 3, 2011, in the original principal amount of
$3,000,000.00, from Borrower to Lender, Grantor conveys to Trustee for the benefit of Lender as Beneficiary all of Grantor's right, title, and
interest in and to the following described real property, together with all existing or subsequently erected or affixed buildings, improvements and
fixtures; all easements, rights of way, and appurtenances; all water, water rights and ditch rights (including stock in utilities with ditch or
irrigation rights), and all other rights, royalties, and profits relating to the real &roperty, including without limitation all minerals, oil, gas,
geothermal and similar matters, (the "Real Property”) located in WASHINGTON County, State of Oregon:

See the exhibit or other description document which is attached to this Deed of Trust and made a part of this
Deed of Trust as if fully set forth herein.

The Real Property or its address is commonly known as 10005 SW HERMAN RD, TUALATIN, OR 97062. The
Real Property tax identification number is R531035; R2042036; R2167670; R531525; R531534.

CROSS-COLLATERALIZATION. In addition to the Note, this Deed of Trust secures all obligations, debts and liabilities, plus interest thereon, of
either Grantor or Borrower to Lender, or any one or more of them, as well as all claims by Lender against Borrower and Grantor or any one or
more of them, whether now existing or hereafter arising, whether related or unrelated to the purpose of the Note, whether voluntary or
otherwise, whether due or not due, direct or indirect, determined or undetermined, absolute or contingent, liquidated or unliquidated, whether
Borrower or Grantor may be liable individually or jointly with others, whether obligated as guarantor, surety, accommodation party or otherwise,
and whether recovery upon such amounts may be or hereafter may become barred by any statute of limitations, and whether the obligation to
repay such amounts may be or hereafter may become otherwise unenforceable.

Grantor presently assigns to Lender (also known as Beneficiary in this Deed of Trust) all of Grantor's right, title, and interest in and to all present
and future leases of the Property and all Rents from the Property. In addition, Grantor grants to Lender a Uniform Commercial Code security
interest in the Personal Property and Rents.

THIS DEED OF TRUST, INCLUDING THE ASSIGNMENT OF RENTS AND THE SECURITY INTEREST IN THE RENTS AND PERSONAL PROPERTY,
IS GIVEN TO SECURE (A) PAYMENT OF THE INDEBTEDNESS AND (B) PERFORMANCE OF ANY AND ALL OBLIGATIONS UNDER THE NOTE,
THE RELATED DOCUMENTS, AND THIS DEED OF TRUST. THIS DEED OF TRUST IS GIVEN AND ACCEPTED ON THE FOLLOWING TERMS:

GRANTOR'S REPRESENTATIONS AND WARRANTIES. Grantor warrants that: (a) this Deed of Trust is executed at Borrower's request and not
at the request of Lender; (b) Grantor has the full power, right, and authority to enter into this Deed of Trust and to hypothecate the Property;
(c) the provisions of this Deed of Trust do not conflict with, or result in a default under any agreement or other instrument binding upon Grantor
and do not result in a violation of any law, regulation, court decree or order applicable to Grantor; (d) Grantor has established adequate means
of obtaining from Borrower on a continuing basis information about Borrower's financial condition; and (e) Lender has made no representation
to Grantor about Borrower (including without limitation the creditworthiness of Borrower).

GRANTOR'S WAIVERS. Grantor waives all rights or defenses arising by reason of any "one action" or "anti-deficiency” law, or any other faw
which may prevent Lender from bringing any action against Grantor, including a claim for deficiency to the extent Lender is otherwise entitled to
a claim for deficiency, before or after L.ender's commencement or completion of any foreclosure action, either judicially or by exercise of a
power of sale.

PAYMENT AND PERFORMANCE. Except as otherwise provided in this Deed of Trust, Borrower and Grantor shall pay to Lender all Indebtedness
secured by this Deed of Trust as it becomes due, and Borrower and Grantor shall strictly perform all their respective obligations under the Note,
this Deed of Trust, and the Related Documents.

POSSESSION AND MAINTENANCE OF THE PROPERTY. Borrower and Grantor agree that Borrower's and Grantor's possession and use of the
Property shall be governed by the following provisions:

Possession and Use. Until the occurrence of an Event of Default, Grantor may (1) remain in possession and control of the Property; (2)
use, operate or manage the Property; and (3) collect the Rents from the Property. The following provisions relate to the use of the
Property or to other limitations on the Property. BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON TRANSFERRING FEE
TITLE SHOULD INQUIRE ABOUT THE PERSON’S RIGHTS, IF ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336 AND
SECTIONS 5 TO 11, CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, OREGON LAWS 2009. THIS
INSTRUMENT DOES NOT ALLOW USE OF THE PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION OF APPLICABLE LAND USE
LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE
PROPERTY SHOULD CHECK WITH THE APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO VERIFY THAT THE UNIT OF LAND
BEING TRANSFERRED IS A LAWFULLY ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY THE
APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON LAWSUITS AGAINST FARMING OR FOREST PRACTICES,
AS DEFINED IN ORS 30.930, AND TO INQUIRE ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF ANY, UNDER ORS
195.300, 195.301 AND 195.305 TO 195.336 AND SECTIONS 5 TO 11, CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9
AND 17, CHAPTER 855, OREGON LAWS 2009.

Duty to Maintain. Grantor shall maintain the Property in tenantable condition and promptly perform all repairs, replacements, and
maintenance necessary to preserve its value. '

Nuisance, Waste. Grantor shall not cause, conduct or permit any nuisance nor commit, permit, or suffer any stripping of or waste on or to
the Property or any portion of the Property. Without limiting the generality of the foregoing, Grantor will not remove, or grant to any other
party the right to remove, any timber, minerals (including oil and gas), coal, clay, scoria, soil, gravel or rock products without Lender's prior
written consent.

Removal of Improvements. Grantor shall not demolish or remove any Improvements from the Real Property without Lender's prior written
consent. As a condition to the removal of any Improvements, Lender may require Grantor to make arrangements satisfactory to Lender to
replace such Improvements with Improvements of at least equal value.

Lender’s Right to Enter. Lender and Lender's agents and representatives may enter upon the Real Property at all reasonable times to attend
to Lender's interests and to inspect the Real Property for purposes of Grantor's compliance with the terms and conditions of this Deed of




DEED OF TRUST
Loan No: 9001 (Continued) Page 2

Trust.

Compliance with Governmental Requirements. Grantor shall promptly comply with all laws, ordinances, and regulations, now or hereafter
in effect, of all governmental authorities applicable to the use or occupancy of the Property, including without limitation, the Americans
With Disabllities Act. Grantor may contest in good faith any such law, ordinance, or regulation and withhold compliance during any
proceeding, including appropriate appeals, so long as Grantor has notified Lender in writing prior to doing so and so long as, in Lender's
sole opinion, Lender's interests in the Property are not jeopardized. Lender may require Grantor to post adequate security or a surety bond,
reasonably satisfactory to Lender, to protect Lender's interest.

Duty to Protect. Grantor agrees neither to abandon or leave unattended the Property. Grantor shall do all other acts, in addition to those
acts set forth above in this section, which from the character and use of the Property are reasonably necessary to protect and preserve the
Property.

DUE ON SALE - CONSENT BY LENDER. Lender may, at Lender's option, declare immediately due and payable ail sums secured by this Deed of
Trust upon the sale or transfer, without Lender's prior written consent, of all or any part of the Real Property, or any interest in the Real
Property. A "sale or transfer" means the conveyance of Real Property or any right, title or interest in the Real Property; whether legal, beneficial
or equitable; whether voluntary or involuntary; whether by outright sale, deed, installment sale contract, land contract, contract for deed,
leasehold interest with a term greater than three (3) years, lease-option contract, or by sale, assignment, or transfer of any beneficial interest in
or to any land trust holding title to the Real Property, or by any other method of conveyance of an interest in the Real Property. However, this
option shall not be exercised by Lender if such exercise is prohibited by federal law or by Oregon law.

TAXES AND LIENS. The following provisions relating to the taxes and liens on the Property are part of this Deed of Trust:

Payment. Grantor shall pay when due (and in all events prior to delinquency) all taxes, special taxes, assessments, charges {including
water and sewer), fines and impositions levied against or on account of the Property, and shall pay when due all claims for work done on or
for services rendered or material furnished to the Property. Grantor shall maintain the Property free of all liens having priority over or equal
to the interest of Lender under this Deed of Trust, except for the lien of taxes and assessments not due and except as otherwise provided
in this Deed of Trust.

Right to Contest. Grantor may withhold payment of any tax, assessment, or claim in connection with a good faith dispute over the
obligation to pay, so long as Lender's interest in the Property is not jeopardized. If a lien arises or is filed as a resuit of nonpayment,
Grantor shall within fifteen (15) days after the lien arises or, if a lien is filed, within fifteen (15) days after Grantor has notice of the filing,
secure the discharge of the lien, or if requested by Lender, deposit with Lender cash or a sufficient corporate surety bond or other security
satisfactory to Lender in an amount sufficient to discharge the lien plus any costs and attorneys' fees, or other charges that could accrue
as a result of a foreclosure or sale under the lien. In any contest, Grantor shall defend itself and Lender and shall satisfy any adverse
judgment before enforcement against the Property. Grantor shall name Lender as an additional obligee under any surety bond furnished in
the contest proceedings.

Evidence of Payment. Grantor shall upon demand furnish to Lender satisfactory evidence of payment of the taxes or assessments and shall
authorize the appropriate governmental official to deliver to Lender at any time a written statement of the taxes and assessments against
the Property.

Notice of Construction. Grantor shall notify Lender at least fifteen (15) days before any work is commenced, any services are furnished, or
any materials are supplied to the Property, if any mechanic's lien, materiaimen's lien, or other lien could be asserted on account of the
work, services, or materials. Grantor will upon request of Lender fumish to Lender advance assurances satisfactory to Lender that Grantor
can and will pay the cost of such improvements.

PROPERTY DAMAGE INSURANCE. The following provisions relfating to insuring the Property are a part of this Deed of Trust.

Maintenance of Insurance. Grantor shall procure and maintain policies of fire insurance with standard extended coverage endorsements on
a replacement basis for the full insurable value covering all Improvements on the Real Property in an amount sufficient to avoid application
of any coinsurance clause, and with a standard mortgagee clause in favor of Lender. Grantor shall also procure and maintain
comprehensive general liability insurance in such coverage amounts as Lender may request with Trustee and Lender being named as
additional insureds in such liability insurance policies. Additionally, Grantor shall maintain such other insurance, including but not limited to
hazard, business interruption, and boiler insurance, as LLender may reasonably require. Policies shall be written in form, amounts, coverages
and basis reasonably acceptable to Lender and issued by a company or companies reasonably acceptable to Lender. Grantor, upon request
of Lender, will deliver to Lender from time to time the policies or certificates of insurance in form satisfactory to Lender, including
stipulations that coverages will not be cancelled or diminished without at least ten {(10) days prior written notice to Lender. Each insurance
policy also shall include an endorsement providing that coverage in favor of Lender will not be impaired in any way by any act, omission or
default of Grantor or any other person. Should the Real Property be located in an area designated by the Director of the Federal Emergency
Management Agency as a special flood hazard area, Grantor agrees to obtain and maintain Federal Flood Insurance, if available, within 45
days after notice is given by Lender that the Property is located in a special flood hazard area, for the full unpaid principal balance of the
loan and any prior liens on the property securing the loan, up to the maximum policy limits set under the National Flood Insurance Program,
or as otherwise required by Lender, and to maintain such insurance for the term of the loan.

Application of Proceeds. Grantor shall promptly notify Lender of any loss or damage to the Property. Lender may make proof of loss if
Grantor fails to do so within fifteen (15) days of the casualty. Whether or not Lender's security is impaired, Lender may, at Lender's
election, receive and retain the proceeds of any insurance and apply the proceeds to the reduction of the Indebtedness, payment of any lien
affecting the Property, or the restoration and repair of the Property. If Lender elects to apply the proceeds to restoration and repair, Grantor
shall repair or replace the damaged or destroyed Improvements in a manner satisfactory to Lender. Lender shall, upon satisfactory proof of
such expenditure, pay or reimburse Grantor from the proceeds for the reasonable cost of repair or restoration if Grantor is not in default
under this Deed of Trust. Any proceeds which have not been disbursed within 180 days after their receipt and which Lender has not
committed to the repair or restoration of the Property shall be used first to pay any amount owing to Lender under this Deed of Trust, then
to pay accrued interest, and the remainder, if any, shall be applied to the principal balance of the Indebtedness. If Lender holds any
proceeds after payment in full of the Indebtedness, such proceeds shall be paid to Grantor as Grantor's interests may appear.

Grantor's Report on Insurance. Upon request of Lender, however not more than once a year, Grantor shall fumish to Lender a report on
each existing policy of insurance showing: (1) the name of the insurer; (2) the risks insured; (3) the amount of the policy; (4) the
property insured, the then current replacement value of such property, and the manner of determining that value; and (5) the expiration
date of the policy. Grantor shall, upon request of Lender, have an independent appraiser satisfactory to Lender determine the cash value
replacement cost of the Property.

LENDER'S EXPENDITURES. If any action or proceeding is commenced that would materially affect Lender's interest in the Property or if Grantor
fails to comply with any provision of this Deed of Trust or any Related Documents, including but not limited to Grantor's failure to discharge or
pay when due any amounts Grantor is required to discharge or pay under this Deed of Trust or any Related Documents, Lender on Grantor's
behalf may (but shall not be obligated to) take any action that Lender deems appropriate, including but not limited to discharging or paying all
taxes, liens, security interests, encumbrances and other claims, at any time levied or placed on the Property and paying all costs for insuring,
maintaining and preserving the Property. All such expenditures incurred or paid by Lender for such purposes will then bear interest at the rate
charged under the Note from the date incurred or paid by Lender to the date of repayment by Grantor. All such expenses will become a part of
the Indebtedness and, at Lender’s option, will (A) be payable on demand; (B) be added to the balance of the Note and be apportioned among
and be payable with any installment payments to become due during either (1) the term of any applicable insurance policy; or (2) the
remaining term of the Note; or (C) be treated as a balloon payment which will be due and payable at the Note's maturity. The Deed of Trust

gls? wlill secure payment of these amounts. Such right shall be in addition to all other rights and remedies to which Lender may be entitled upon
efault.

WARRANTY; DEFENSE OF TITLE. The following provisions relating to ownership of the Property are a part of this Deed of Trust:

Title. Grantor warrants that: (a) Grantor holds good and marketable title of record to the Property in fee simple, free and clear of all liens
and encumbrances other than those set forth in the Real Property description or in any title insurance policy, title report, or final title opinion
issued in favor of, and accepted by, Lender in connection with this Deed of Trust, and (b) Grantor has the full right, power, and authority
to execute and deliver this Deed of Trust to Lender.

Defense of Title. Subject to the exception in the paragraph above, Grantor warrants and will forever defend the title to the Property against
the lawful claims of all persons. In the event any action or proceeding is commenced that questions Grantor's title or the interest of
Trustee or Lender under this Deed of Trust, Grantor shall defend the action at Grantor's expense. Grantor may be the nominal party in
such proceeding, but Lender shall be entitled to participate in the proceeding and to be represented in the proceeding by counsel of
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Lender's own choice, and Grantor will deliver, or cause to be delivered, to Lender such instruments as Lender may request from time to
time to permit such participation.

Compliance With Laws. Grantor warrants that the Property and Grantor's use of the Property complies with all existing applicable laws,
ordinances, and regulations of governmental authorities.

Survival of Representations and Warranties. All representations, warranties, and agreements made by Grantor in this Deed of Trust shall
survive the execution and delivery of this Deed of Trust, shall be continuing in nature, and shall remain in full force and effect until such
time as Borrower's Indebtedness shall be paid in full.

CONDEMNATION. The following provisions relating to condemnation proceedings are a part of this Deed of Trust:

Proceedings. If any proceeding in condemnation is filed, Grantor shall promptly notify Lender in writing, and Grantor shall promptly take
such steps as may be necessary to defend the action and obtain the award. Grantor may be the nominal party in such proceeding, but
Lender shall be entitled to participate in the proceeding and to be represented in the proceeding by counsel of its own choice, and Grantor
will deliver or cause to be delivered to Lender such instruments and documentation as may be requested by Lender from time to time to
permit such participation.

Application of Net Proceeds. If all or any part of the Property is condemned by eminent domain proceedings or by any proceeding or
purchase in lieu of condemnation, Lender may at its election require that all or any portion of the net proceeds of the award be applied to
the Indebtedness or the repair or restoration of the Property. The net proceeds of the award shall mean the award after payment of all
reasonable costs, expenses, and attorneys' fees incurred by Trustee or Lender in connection with the condermnation.

IMPOSITION OF TAXES, FEES AND CHARGES BY GOVERNMENTAL AUTHORITIES. The following provisions relating to governmental taxes,
fees and charges are a part of this Deed of Trust:

Current Taxes, Fees and Charges. Upon request by Lender, Grantor shall execute such documents in addition to this Deed of Trust and
take whatever other action is requested by Lender to perfect and continue Lender's lien on the Real Property. Grantor shall reimburse
Lender for ali taxes, as described below, together with all expenses incurred in recording, perfecting or continuing this Deed of Trust,
including without limitation all taxes, fees, documentary stamps, and other charges for recording or registering this Deed of Trust.

Taxes. The following shall constitute taxes to which this section applies: (1) a specific tax upon this type of Deed of Trust or upon all or
any part of the Indebtedness secured by this Deed of Trust; (2) a specific tax on Borrower which Borrower is authorized or required to
deduct from payments on the Indebtedness secured by this type of Deed of Trust; (3) a tax on this type of Deed of Trust chargeable
against the Lender or the holder of the Note; and (4) a specific tax on all or any portion of the Indebtedness or on payments of principal
and interest made by Borrower.

Subsequent Taxes. If any tax to which this section applies is enacted subsequent to the date of this Deed of Trust, this event shall have
the same effect as an Event of Defauit, and Lender may exercise any or all of its available remedies for an Event of Default as provided
below unless Grantor either (1) pays the tax before it becomes delinquent, or (2) contests the tax as provided above in the Taxes and
Liens section and deposits with Lender cash or a sufficient corporate surety bond or other security satisfactory to Lender.

SECURITY AGREEMENT; FINANCING STATEMENTS. The following provisions relating to this Deed of Trust as a security agreement are a part
of this Deed of Trust:

Security Agreement. This instrument shall constitute a Security Agreement to the extent any of the Property constitutes fixtures, and
Lender shall have all of the rights of a secured party under the Uniform Commercial Code as amended from time to time.

Security Interest. Upon request by Lender, Grantor shall take whatever action is requested by Lender to perfect and continue Lender's
security interest in the Rents and Personal Property. In addition to recording this Deed of Trust in the real property records, Lender may, at
any time and without further authorization from Grantor, file executed counterparts, copies or reproductions of this Deed of Trust as a
financing statement. Grantor shall reimburse Lender for all expenses incurred in perfecting or continuing this security interest. Upon
default, Grantor shall not remove, sever or detach the Personal Property from the Property. Upon default, Grantor shall assemble any
Personal Property not affixed to the Property in a manner and at a place reasonably convenient to Grantor and Lender and make it available
to Lender within three (3) days after receipt of written demand from Lender to the extent permitted by applicable law.

Addresses. The mailing addresses of Grantor (debtor) and Lender (secured party) from which information concerning the security interest
granted by this Deed of Trust may be obtained (each as required by the Uniform Commercial Code) are as stated on the first page of this
Deed of Trust.

FURTHER ASSURANCES; ATTORNEY-IN-FACT. The following provisions relating to further assurances and attorney-in-fact are a part of this
Deed of Trust:

Further Assurances. At any time, and from time to time, upon request of Lender, Grantor will make, execute and deliver, or will cause to
be made, executed or delivered, to Lender or to Lender's designee, and when requested by Lender, cause to be filed, recorded, refiled, or
rerecorded, as the case may be, at such times and in such offices and places as Lender may deem appropriate, any and all such mortgages,
deeds of trust, security deeds, security agreements, financing statements, continuation statements, instruments of further assurance,
certificates, and other documents as may, in the sole opinion of Lender, be necessary or desirable in order to effectuate, complete, perfect,
continue, or preserve (1) Borrower’s and Grantor's obligations under the Note, this Deed of Trust, and the Related Documents, and (2)
the liens and security interests created by this Deed of Trust as first and prior liens on the Property, whether now owned or hereafter
acquired by Grantor. Unless prohibited by law or Lender agrees to the contrary in writing, Grantor shall reimburse Lender for all costs and
expenses incurred in connection with the matters referred to in this paragraph.

Attorney-in-Fact. If Grantor fails to do any of the things referred to in the preceding paragraph, Lender may do so for and in the name of
Grantor and at Grantor's expense. For such purposes, Grantor hereby irrevocably appoints Lender as Grantor's attorney-in-fact for the
purpose of making, executing, delivering, filing, recording, and doing all other things as may be necessary or desirable, in Lender's sole
opinion, to accomplish the matters referred to in the preceding paragraph.

FULL PERFORMANCE. If Borrower and Grantor pay all the Indebtedness when due, and Grantor otherwise performs all the obligations imposed
upon Grantor under this Deed of Trust, Lender shall execute and deliver to Trustee a request for full reconveyance and shall execute and deliver
to Grantor suitable statements of termination of any financing statement on file evidencing Lender's security interest in the Rents and the
Personal Property. Any reconveyance fee required by law shall be paid by Grantor, if permitted by applicable law.

EVENTS OF DEFAULT. Each of the following, at Lender's option, shall constitute an Event of Default under this Deed of Trust:
Payment Default. Borrower fails to make any payment when due under the Indebtedness.

Other Defaults. Borrower or Grantor fails to comply with or to perform any other term, obligaticn, covenant or condition contained in this
Deed of Trust or in any of the Related Documents or to comply with or to perform any term, obligation, covenant or condition contained in
any other agreement between Lender and Borrower or Grantor.

Compliance Default. Failure to comply with any other term, obligation, covenant or condition contained in this Deed of Trust, the Note or in
any of the Related Documents.

Default on Other Payments. Failure of Grantor within the time required by this Deed of Trust to make any payment for taxes or insurance,
or any other payment necessary to prevent filing of or to effect discharge of any lien.

Environmental Default. Failure of any party to comply with or perform when due any term, obligation, covenant or condition contained in
any environmental agreement executed in connection with the Property.

Default in Favor of Third Parties. Should Borrower or any Grantor default under any loan, extension of credit, security agreement, purchase
or sales agreement, or any other agreement, in favor of any other creditor or person that may materially affect any of Borrower's or any
Grantor's property or Borrower's ability to repay the Indebtedness or Borrower's or Grantor's ability to perform their respective obligations
under this Deed of Trust or any of the Related Documents.

False Statements. Any warranty, representation or statement made or furnished to Lender by Borrower or Grantor or on Borrower's or
Grantor's behalf under this Deed of Trust or the Related Documents is false or misleading in any material respect, either now or at the time
made or furnished or becomes false or misleading at any time thereatfter.

Defective Collateralization. This Deed of Trust or any of the Related Documents ceases to be in full force and effect (including failure of
any collateral document to create a valid and perfected security interest or lien) at any time and for any reason.
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Death or Insolvency. The dissolution of Grantor's (regardless of whether election to continue is made), any member withdraws from the
limited liability company, or any other termination of Borrower's or Grantor's existence as a going business or the death of any member, the
insolvency of Borrower or Grantor, the appointment of a receiver for any part of Borrower's or Grantor's property, any assignment for the
benefit of creditors, any type of creditor workout, or the commencement of any proceeding under any bankruptcy or insolvency laws by or
against Borrower or Grantor.

Creditor or Forfelture Proceedings. Commencement of foreclosure or forfeiture proceedings, whether by judicial proceeding, self-help,
repossession or any other method, by any creditor of Borrower or Grantor or by any governmental agency against any property securing the
Indebtedness. This includes a garnishment of any of Borrower's or Grantor's accounts, including deposit accounts, with Lender. However,
this Event of Default shall not apply if there is a good faith dispute by Borrower or Grantor as to the validity or reasonableness of the claim
which is the basis of the creditor or forfeiture proceeding and if Borrower or Grantor gives Lender written notice of the creditor or forfeiture
proceeding and deposits with Lender monies or a surety bond for the creditor or forfeiture proceeding, in an amount determined by Lender,
in its sole discretion, as being an adequate reserve or bond for the dispute.

Breach of Other Agreement. Any breach by Borrower or Grantor under the terms of any other agreement between Borrower or Grantor and
Lender that is not remedied within any grace period provided therein, including without limitation any agreement concerning any
indebtedness or other cbligation of Borrower or Grantor to Lender, whether existing now or later.

Events Affecting Guarantor. Any of the preceding events occurs with respect to any guarantor, endorser, surety, or accommodation party
of any of the Indebtedness or any guarantor, endorser, surety, or accommodation party dies or becomes incompetent, or revokes or
disputes the validity of, or liability under, any Guaranty of the Indebtedness.

Adverse Change. A material adverse change occurs in Borrower's or Grantor's financial condition, or Lender believes the prospect of
payment or performance of the Indebtedness is impaired.

Insecurity. Lender in good faith believes itself insecure.

Right to Cure. If any default, other than a default in payment is curable and if Grantor has not been given a notice of a breach of the same
provision of this Deed of Trust within the preceding twelve (12) months, it may be cured if Grantor, after Lender sends written notice to
Borrower demanding cure of such default: (1) cures the default within fifteen (15) days; or (2) if the cure requires more than fifteen (15)
days, immediately initiates steps which Lender deems in Lender's sole discretion to be sufficient to cure the defauit and thereafter
continues and completes ail reasonable and necessary steps sufficient to produce compliance as soon as reasonably practical.

RIGHTS AND REMEDIES ON DEFAULT. If an Event of Default occurs under this Deed of Trust, at any time thereafter, Trustee or Lender may
exercise any one or more of the following rights and remedies:

Election of Remedies. Election by Lender to pursue any remedy shall not exclude pursuit of any other remedy, and an election to make
expenditures or to take action to perform an obligation of Grantor under this Deed of Trust, after Grantor's failure to perform, shall not
affect Lender's right to declare a default and exercise its remedies.

Accelerate Indebtedness. Lender shall have the right at its option without notice to Borrower or Grantor to declare the entire Indebtedness
immediately due and payable, including any prepayment penalty which Borrower would be required to pay.

Foreclosure. With respect to all or any part of the Real Property, the Trustee shall have the right to foreclose by notice and sale, and
Lender shall have the right to foreclose by judicial foreclosure, in either case in accordance with and to the full extent provided by
applicable law. If this Deed of Trust is foreclosed by judicial foreclosure, Lender will be entitled to a judgment which will provide that if the
foreclosure sale proceeds are insufficient to satisfy the judgment, execution may issue for the amount of the unpaid balance of the
judgment.

UCC Remedies. With respect to all or any part of the Personal Property, Lender shall have all the rights and remedies of a secured party
under the Uniform Commercial Code.

Collect Rents. Lender shall have the right, without notice to Borrower or Grantor to take possession of and manage the Property and
collect the Rents, including amounts past due and unpaid, and apply the net proceeds, over and above Lender's costs, against the
Indebtedness. In furtherance of this right, Lender may require any tenant or other user of the Property to make payments of rent or use
fees directly to Lender. If the Rents are collected by Lender, then Grantor irrevocably designates Lender as Grantor's attorney-in-fact to
endorse instruments received in payment thereof in the name of Grantor and to negotiate the same and collect the proceeds. Payments by
tenants or other users to Lender in response to Lender's demand shall satisfy the obligations for which the payments are made, whether or
not any proper grounds for the demand existed. Lender may exercise its rights under this subparagraph either in person, by agent, or
through a receiver.

Appoint Recelver. Lender shall have the right to have a receiver appointed to take possession of all or any part of the Property, with the
power to protect and preserve the Property, to operate the Property preceding foreclosure or sale, and to collect the Rents from the
Property and apply the proceeds, over and above the cost of the receivership, against the Indebtedness. The receiver may serve without
bond if permitted by law. Lender's right to the appointment of a receiver shall exist whether or not the apparent value of the Property
exceeds the Indebtedness by a substantial amount. Employment by Lender shall not disqualify a person from serving as a receiver.

Tenancy at Sufferance. |f Grantor remains in possession of the Property after the Property is sold as provided above or Lender otherwise
becomes entitied to possession of the Property upon default of Borrower or Grantor, Grantor shall become a tenant at sufferance of Lender
or the purchaser of the Property and shall, at Lender's option, either (1) pay a reasonable rental for the use of the Property, or (2) vacate
the Property immediately upon the demand of Lender.

Other Remedies. Trustee or Lender shall have any other right or remedy provided in this Deed of Trust or the Note or available at law or in
equity.

Notice of Sale. Lender shall give Grantor reasonable notice of the time and place of any public sale of the Personal Property or of the time
after which any private sale or other intended disposition of the Personal Property is to be made. Reasonable notice shall mean notice
given at least fifteen (15) days before the time of the sale or disposition. Any sale of the Personal Property may be made in conjunction
with any sale of the Real Property.

Sale of the Property. To the extent permitted by applicable law, Borrower and Grantor hereby waives any and all rights to have the
Property marshalled. In exercising its rights and remedies, the Trustee or Lender shall be free to sell all or any part of the Property together
or separately, in one sale or by separate sales. Lender shall be entitled to bid at any public sale on all or any portion of the Property.

Attorneys' Fees; Expenses. [f Lender institutes any suit or action to enforce any of the terms of this Deed of Trust, Lender shall be entitled
to recover such sum as the court may adjudge reasonable as attorneys' fees at trial and upon any appeal. Whether or not any court action
is involved, and to the extent not prohibited by law, all reasonable expenses Lender incurs that in Lender's opinion are necessary at any
time for the protection of its interest or the enforcement of its rights shall become a part of the Indebtedness payable on demand and shall
bear interest at the Note rate from the date of the expenditure until repaid. Expenses covered by this paragraph include, without limitation,
however subject to any limits under applicable law, Lender's attorneys' fees and Lender's legal expenses, whether or not there is a lawsuit,
including attorneys’ fees and expenses for bankruptcy proceedings (including efforts to modify or vacate any automatic stay or injunction),
appeals, and any anticipated post-judgment collection services, the cost of searching records, obtaining title reports (including foreciosure
reports), surveyors' reports, and appraisal fees, title insurance, and fees for the Trustee, to the extent permitted by applicable law. Grantor
also will pay any court costs, in addition to all other sums provided by law.

Rights of Trustee. Trustee shall have all of the rights and duties of Lender as set forth in this section.

_IFOWERS AND OBLIGATIONS OF TRUSTEE. The following provisions relating to the powers and obligations of Trustee are part of this Deed of
rust:

Powers of Trustee. In addition to all powers of Trustee arising as a matter of law, Trustee shall have the power to take the following

actions with respect to the Property upon the written request of Lender and Grantor: {a) join in preparing and filing a map or plat of the

Real Property, including the dedication of streets or other rights to the public; (b) join in granting any easement or creating any restriction

gn ttc]e ?$_al Property; and (c) join in any subordination or other agreement affecting this Deed of Trust or the interest of Lender under this
eed of Trust.

Obl_igations to Nogify._ Trus_.tee shall not be obligated to notify any other party of a pending sale under any other trust deed or lien, or of any
action or proceeding in which Grantor, Lender, or Trustee shall be a party, unless the action or proceeding is brought by Trustee.

Trustee. Trustee shall meet all qualifications required for Trustee under applicable law. In addition to the rights and remedies set forth
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above, with respect to all or any part of the Property, the Trustee shall have the right to foreclose by notice and sale, and Lender shall have
the right to foreclose by judicial foreclosure, in either case in accordance with and to the full extent provided by applicable law.

Successor Trustee. Lender, at Lender's option, may from time to time appoint a successor Trustee to any Trustee appointed under this
Deed of Trust by an instrument executed and acknowledged by Lender and recorded in the office of the recorder of WASHINGTON County,
State of Oregon. The instrument shall contain, in addition to all other matters required by state law, the names of the original Lender,
Trustee, and Grantor, the book and page where this Deed of Trust is recorded, and the name and address of the successor trustee, and the
instrument shall be executed and acknowledged by Lender or its successors in interest. The successor trustee, without conveyance of the
Property, shall succeed to all the title, power, and duties conferred upon the Trustee in this Deed of Trust and by applicable law. This
procedure for substitution of Trustee shall govern to the exclusion of all other provisions for substitution.

NOTICES. Any notice required to be given under this Deed of Trust, including without limitation any notice of default and any notice of sale
shall be given in writing, and shall be effective when actually delivered, when actually received by telefacsimile (unless otherwise required by
law), when deposited with a nationally recognized overnight courier, or, if mailed, when deposited in the United States mail, as first class,
certified or registered mail postage prepaid, directed to the addresses shown near the beginning of this Deed of Trust. All copies of notices of
foreclosure from the holder of any lien which has priority over this Deed of Trust shall be sent to Lender's address, as shown near the beginning
of this Deed of Trust. Any party may change its address for notices under this Deed of Trust by giving formal written notice to the other
parties, specifying that the purpose of the notice is to change the party's address. For notice purposes, Grantor agrees to keep Lender informed
at all times of Grantor's current address. Unless otherwise provided or required by law, if there is more than one Grantor, any notice given by
Lender to any Grantor is deemed to be notice given to all Grantors.

FRAUDS DISCLOSURE. UNDER OREGON LAW, MOST AGREEMENTS, PROMISES AND COMMITMENTS MADE BY US
g.ENDER CONCERNING LOANS AND OTHER CREDIT EXTENSIONS WHICH ARE NOT FOR PERSONAL, FAMILY

R HOUSEHOLD PURPOSES OR SECURED SOLELY BY THE BORROWER'S RESIDENCE MUST BE IN WRITING,
EXPRESS CONSIDERATION AND BE SIGNED BY US TO BE ENFORCEABLE.

MISCELLANEOUS PROVISIONS. The following miscellaneous provisions are a part of this Deed of Trust:

Amendments. This Deed of Trust, together with any Related Documents, constitutes the entire understanding and agreement of the parties
as to the matters set forth in this Deed of Trust. No aiteration of or amendment to this Deed of Trust shali be effective unless given in
writing and signed by the party or parties sought to be charged or bound by the alteration or amendment.

Annual Reports. If the Property is used for purposes other than Grantor's residence, Grantor shall furnish to Lender, upon request, a
certified statement of net operating income received from the Property during Grantor's previous fiscal year in such form and detail as
Lender shall require. "Net operating income" shall mean all cash receipts from the Property less all cash expenditures made in connection
with the operation of the Property.

Caption Headings. Caption headings in this Deed of Trust are for convenience purposes only and are not to be used to interpret or define
the provisions of this Deed of Trust.

Merger. There shall be no merger of the interest or estate created by this Deed of Trust with any other interest or estate in the Property at
any time held by or for the benefit of Lender in any capacity, without the written consent of Lender.

Governing Law. This Deed of Trust will be governed by federal law applicable to Lender and, to the extent not preempted by federal law,
the laws of the State of Oregon without regard to its conflicts of law provisions. This Deed of Trust has been accepted by Lender in the
State of Oregon.

Choice of Venue. If there is a lawsuit, Grantor agrees upon Lender's request to submit to the jurisdiction of the courts of Washington
County, State of Oregon.

Joint and Several Liability. All obligations of Borrower and Grantor under this Deed of Trust shall be joint and several, and all references to
Grantor shall mean each and every Grantor, and all references to Borrower shall mean each and every Borrower. This means that each
Grantor signing below is responsible for all obligations in this Deed of Trust.

No Waiver by Lender. Lender shall not be deemed to have waived any rights under this Deed of Trust unless such waiver is given in writing
and signed by Lender. No delay or omission on the part of Lender in exercising any right shall operate as a waiver of such right or any
other right. A waiver by Lender of a provision of this Deed of Trust shall not prejudice or constitute a waiver of Lender's right otherwise to
demand strict compliance with that provision or any other provision of this Deed of Trust. No prior waiver by Lender, nor any course of
dealing between Lender and Grantor, shall constitute a waiver of any of Lender's rights or of any of Grantor's obligations as to any future
transactions. Whenever the consent of Lender is required under this Deed of Trust, the granting of such consent by Lender in any instance
shall not constitute continuing consent to subsequent instances where such consent is required and in all cases such consent may be
granted or withheld in the sole discretion of Lender.

Severability. If a court of competent jurisdiction finds any provision of this Deed of Trust to be illegal, invalid, or unenforceable as to any
person or circumstance, that finding shall not make the offending provision illegal, invalid, or unenforceable as to any other person or
circumstance. If feasible, the offending provision shall be considered modified so that it becomes legal, valid and enforceable. If the
offending provision cannot be so modified, it shall be considered deleted from this Deed of Trust. Unless otherwise required by law, the
illegality, invalidity, or unenforceability of any provision of this Deed of Trust shall not affect the legality, validity or enforceability of any
other provision of this Deed of Trust.

Successors and Assigns. Subject to any limitations stated in this Deed of Trust on transfer of Grantor's interest, this Deed of Trust shall be
binding upon and inure to the benefit of the parties, their successors and assigns. If ownership of the Property becomes vested in a person
other than Grantor, Lender, without notice to Grantor, may deal with Grantor's successors with reference to this Deed of Trust and the
Indebtedness by way of forbearance or extension without releasing Grantor from the obligations of this Deed of Trust or liability under the
Indebtedness.

Time is of the Essence. Time is of the essence in the performance of this Deed of Trust.

Waive Jury. All parties to this Deed of Trust hereby waive the right to any jury trial in any action, proceeding, or counterclaim brought by
any party against any other party.

Waiver of Homestead Exemption. Grantor hereby releases and waives all rights and benefits of the homestead exemption laws of the State
of Oregon as to all Indebtedness secured by this Deed of Trust.

Commerclal Deed of Trust. Grantor agrees with Lender that this Deed of Trust is a commercial deed of trust and that Grantor wiil not
change the use of the Property without Lender's prior written consent.

DEFINITIONS. The following capitalized words and terms shall have the following meanings when used in this Deed of Trust. Unless
specifically stated to the contrary, all references to dollar amounts shall mean amounts in lawful money of the United States of America. Words
and terms used in the singular shall include the plural, and the plural shall include the singular, as the context may require. Words and terms not
otherwise defined in this Deed of Trust shall have the meanings attributed to such terms in the Uniform Commercial Code:

Beneficiary. The word "Beneficiary” means Sterling Savings Bank, and its successors and assigns.

Borrower. The word "Borrower" means POWIN PACIFIC PROPERTIES, LLC and includes all co-signers and co-makers signing the Note and
all their successors and assigns.

Deed of Trust. The words "Deed of Trust" mean this Deed of Trust among Grantor, Lender, and Trustee, and includes without limitation all
assignment and security interest provisions relating to the Personal Property and Rents.

Default. The word "Default” means the Default set forth in this Deed of Trust in the section titled "Default",

Event of Default. The words "Event of Default" mean any of the events of default set forth in this Deed of Trust in the events of default
section of this Deed of Trust.

Grantor. The word "Grantor" means JOSEPH LU and MEI Yi LU,

Guaranty. The word "Guaranty" means the guaranty from guarantor, endorser, surety, or accommodation party to Lender, including
without limitation a guaranty of all or part of the Note.

Improvements. The word "Improvements" means all existing and future improvements, buildings, structures, mobile homes affixed on the
Real Property, facilities, additions, replacements and other construction on the Real Property.
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Indebtedness. The word "Indebtedness” means all principal, interest, and other amounts, costs and expenses payable under the Note or
Related Documents, together with all renewals of, extensions of, modifications of, consolidations of and substitutions for the Note or
Related Documents and any amounts expended or advanced by Lender to discharge Grantor's obligations or expenses incurred by Trustee
or Lender to enforce Grantor's obligations under this Deed of Trust, together with interest on such amounts as provided in this Deed of
Trust. Specifically, without limitation, Indebtedness includes all amounts that may be indirectly secured by the Cross-Collateralization
provision of this Deed of Trust.

Lender. The word "Lender" means Sterling Savings Bank, its successors and assigns.

Note. The word "Note" means the promissory note dated June 3, 2011, in the original principal amount of $3,000,000.00
from Borrower to Lender, together with all renewals of, extensions of, modifications of, refinancings of, consolidations of, and substitutions
for the promissory note or agreement. The maturity date of the Note is June 1, 2021.

Personal Property. The words "Personal Property” mean all equipment, fixtures, and other articles of personal property now or hereafter
owned by Grantor, and now or hereafter attached or affixed to the Real Property; together with all accessions, parts, and additions to, all
replacements of, and all substitutions for, any of such property; and together with all proceeds (including without limitation all insurance
proceeds and refunds of premiums) from any sale or other disposition of the Property.

Property. The word "Property" means collectively the Real Property and the Personal Property.
Real Property. The words "Real Property" mean the real property, interests and rights, as further described in this Deed of Trust.

Related Documents. The words "Related Documents" mean all promissory notes, credit agreements, loan agreements, environmental
agreements, guaranties, security agreements, mortgages, deeds of trust, security deeds, collateral mortgages, and all other instruments,
agreements and documents, whether now or hereafter existing, executed in connection with the Indebtedness.

Rents. The word "Rents" means all present and future rents, revenues, income, issues, royalties, profits, and other benefits derived from
the Property.

Trustee. The word "Trustee" means BRAD WILLIAMS C/O UPF Washington Incorporated, whose address is 910 WEST BOONE AVE,
SPOKANE, WA 99201 and any substitute or successor trustees.

EACH GRANTOR ACKNOWLEDGES HAVING READ ALL THE PROVISIONS OF THIS DEED OF TRUST, AND EACH GRANTOR AGREES TO ITS
TERMS.

GRANTOR:
<
R N
JOSEPH LU WETYILU
e —
IN DIVIDUAL%IIKCKNOWLED t OFFICIAL SEAL
JENNIFER M INOUYE
NOTARY PUBLIC - OREGON

STATE OF M\n ; . COMMISSION NO. A442767
= S

WWVW MY COMMISSION EXPIRES SEPTEMBER 20, 2013
COUNTY OF ‘ J A/ \
\

On this day before me, the undersigned Notary Public, personally appeared JOSEPH LU, to me known to be the individual described in and who
executed the Deed of Trust, and acknowledged that he or she signed the Deed of Trust as his or her free and voluntary act and deed, for the

uses and purposes therein mentioned. t Q _‘,\ .

Given under my hand officlal seal this - day of (\) \_A/'\;/\_Qv/ , 20 \ l .

o L PO s s UANAN (€ AT
Wy N < v )

Notary Pﬁ?ﬂ/in ant}\)or the Stau of D\/W My commission expires__ﬁ_@g" - /LD| \7?

INDIVIDUAﬁCKNOWLEDGMENT

STATE OF (\)/('10\(/\/\ ) OFFICIAL SEAL
U _ )ss NO‘E\NNIFER M INOUYE
R J RY PUBLIC - OREGON
county o _ AN ALY O}WW ) COMMISSION NO, A442767
ON EXPIRES SEPTEMBER 20, 2013
On this day before me, the undersigned Notary Public, personally appeared MEl Y1 LU, to me known to be the individual descn d who

executed the Deed of Trust, and acknowledged that he or she signed the Deed of Trust as his or her free and voluntary act and deed, for the
uses and purposes therein mentioned.

Given under my hand and official seal this (QM—- day of d{/\/m/ , 20 \'l .
o /2T rosaing at__ AWATAA L (M 207

"

N\ . )
Notary Publicu:ld for\he State ofU O\/Q[/\HM/\ My commission expires SW\‘ - /Z U\ ZDl’ZJ

REQUEST FOR FULL RECONVEYANCE

(To be used only when obligations have been paid in full)
To: , Trustee

The undersigned is the legal owner and holder of all Indebtedness secured by this Deed of Trust. All sums secured by this Deed of Trust have
been fully paid and satisfied. You are hereby directed, upon payment to you of any sums owing to you under the terms of this Deed of Trust or
pursuant to any applicable statute, to cance! the Note secured by this Deed of Trust {which is delivered to you together with this Deed of Trust),
and to reconvey, without warranty, to the parties designated by the terms of this Deed of Trust, the estate now held by you under this Deed of
Trust. Please mail the reconveyance and Related Documents to:

Date: Beneficiary:
By:
Its:
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Preliminary Title Report Order No.: 14F0017276

Exhibit "A"

PARCEL I:

A parcel of land in the Northwest one-quarter of Section 23, Township 2 South, Range 1 West,
of the Willamette Meridian, in the County of Washington and State of Oregon, being a portion
of those certain tracts of land conveyed to John Hiller as described in Book 216, Page 69 and
in Book 319, Page 304 and a portion of that certain tract of land conveyed to David W. and
Gail M. Shepherd in Book 1039, Page 632, Washington County Deed Records, Washington
County, Oregon, being more particularly described as follows:

Beginning at a 5/8 inch iron rod with yellow plastic cap inscribed "OTAK, Inc.”, which is on the
North line of said Hiller tract as described in said Book 319, Page 304 which bears South 89°
54' 47" West, 348.81 feet along the North line of said Hiller tracts from a 5/8 inch iron rod
marking the Northeast corner of said Book 216, Page 69; thence South 00° 15' 00" West,
397.08 feet to a 5/8 inch iron rod with yellow plastic cap inscribed "OTAK, Inc."; thence South
23° 36' 48" East, 296.52 feet to a 5/8 inch iron rod with yellow plastic cap inscribed "OTAK,
Inc.” on the North right-of-way line of Herman Road (County Road No. 469), a 40.00 foot wide
road; thence South 67° 34' 00" West, 50.00 feet along said North right-of-way line to a 5/8
inch iron rod with yellow plastic cap inscribed "OTAK, Inc."; thence leaving said North right-of-
way line North 23° 36' 48" West, 278.80 feet to a 5/8 inch iron rod with yellow plastic cap
inscribed "OTAK, Inc."; thence South 89° 54' 47" West, 309.83 feet to a 5/8 inch iron rod with
yellow plastic cap inscribed "OTAK, Inc.” in the West line of said Hiller tract as described in
said Book 319, Page 304; thence along said West line North 00° 15' 00" West, 432.34 feet to a
5/8 inch iron rod with yellow plastic cap inscribed "LS 510 JW CHASE" marking the Northwest
corner of said Book 319, Page 304; thence along the North line of said Book 319, Page 304,
North 89° 54' 47" East, 348.81 feet to the point of beginning.

PARCEL II:

A parcel of land in the Northwest one-quarter of Section 23, Township 2 South, Range 1 West,
of the Willamette Meridian, in the County of Washington and State of Oregon, being a portion
of those certain tracts of land conveyed to John Hiller as described in Book 216, Page 69 and
in Book 319, Page 304 and a portion of that certain tract of land conveyed to David W. and
Gail M. Shepherd in Book 1039, Page 632, Washington County Deed Records, Washington
County, Oregon, being more particularly described as follows:

Beginning at a 5/8 inch iron rod with yellow plastic cap inscribed "OTAK, Inc.” on the West line
of said Hiller tract as described in said Book 319, Page 304 which bears South 00° 15' 00"
West along the West line of said Hiller tract 432.34 feet from the Northwest corner of said
tract; thence leaving said West line North 89° 54' 47" East, 309.83 feet to a 5/8 inch iron rod
with yellow plastic cap inscribed "OTAK, Inc."; thence South 23° 36' 48" East, 278.80 feet to a
5/8 inch iron rod with yellow plastic cap inscribed "OTAK, Inc." in the North right-of-way line of
Herman Road (County Road No. 419), a 40.00 foot wide road; thence along said North right-
of-way line South 67° 34' 00" West, 458.06 feet to the Southwest corner of said Hiller tract;
thence along the West line of said Hiller tract North 00° 15' 00" East, 429.79 feet to the point

of beginning.
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Preliminary Title Report Order No.: 14F0017276

PARCEL III:

A parcel of land in the Northwest one-quarter of Section 23, Township 2 South, Range 1 West,
of the Willamette Meridian, in the County of Washington and State of Oregon, being a portion
of those certain tracts of land conveyed to John Hiller as described in Book 216, Page 69 and
in Book 319, Page 304 and a portion of that certain tract of land conveyed to David W. and
Gail M. Shepherd in Book 1039, Page 632, Washington County Deed Records, Washington
County, Oregon, being more particularly described as follows:

Beginning at a 5/8 inch iron rod marking the Northeast corner of said Hiller tract as described
in said Book 216, Page 69; thence along the East line of said Hiller tract South 00° 15' 00"
West, 425.00 feet to a 5/8 inch iron rod with yellow plastic cap inscribed "OTAK, Inc."; thence
South 89° 54' 47" West, 165.00 feet; thence South 00° 15" 00" West, 217.65 feet to a 5/8
inch iron rod with yellow plastic cap inscribed "OTAK, Inc." on the Northerly right-of-way line
of Herman Road (County Road No. 489), a 40.00 foot wide road; thence along said Northerly
right-of-way line South 67° 34' 00" West, 69.20 feet to a 5/8 inch iron rod with yellow plastic
cap inscribed "OTAK, Inc."; thence leaving said Northerly right-of-way line North 23° 36' 48"
West, 296.52 feet to a 5/8 inch iron rod with yellow plastic cap inscribed "OTAK, Inc."; thence
North 00° 15' 00" East, 397.08 feet to a 5/8 inch iron rod with yellow plastic cap inscribed
"OTAK, Inc." on the North line of said Book 319, Page 304; thence along said North line and
along the North line of Book 216, Page 69, North 89° 54' 47" East, 348.81 feet to the point of
beginning.

PARCEL 1V:

Beginning 40 rods South and 60 rods West of the Northeast corner of the Northwest one-
quarter of Section 23, Township 2 South, Range 1 West, of the Willamette Meridian, in the City
of Tualatin, County of Washington and State of Oregon; thence 425 feet South to the true
place of beginning; thence South 235 feet; thence West 165 feet; thence North 235 feet;
thence East 165 feet to the place of beginning.

Preliminary Title Report
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Property Detail Report

9975 SW Herman Rd, Tualatin, OR 97062-7911

APN: R531525

Owner Information

Owner Name:
Vesting:
Mailing Address:

Location Information

Legal Description:
APN:

Munic / Twnshp:
Subdivision:
Neighborhood:
Elementary School:
Latitude:

Lu Qbf I LLC

Po Box 483, Tualatin, OR 97062-0483

Acres 6.60
R531525

Tualatin

Tualatin & Sherwood
Schumacher Place
Tualatin Elementar...
45.38735

Last Transfer / Conveyance - Gurrent Owner

Transfer / Rec Date:
Buyer Name:

Last Market Sale

Sale / Rec Date:
Multi / Split Sale:
1st Mtg Amt / Type:
2nd Mtg Amt / Type:
Seller Name:
Lender:

12/27/2012 / 02/08/2013
Powin Qbf LLC

10/16/2009 / 11/03/2009
Y
$3,500,000 / Conventional

Jiaren LLC
Jiaren LLC

Prior Sale Information

Sale / Rec Date:
1st Mtg Amt / Type:
Prior Lender:

Property Characteristics

Gross Living Area:
Living Area:

Total Adj. Area:
Above Grade:
Basement Area:
Style:

Foundation:
Quality:
Condition:

Site Information

Land Use:
State Use:

County Use:

Site Influence:
Flood Zone Code:
Community Name:

Tax Information

Assessed Year:
Tax Year:

Tax Area:
Property Tax:
Exemption:

X | First American Title"

Vacant Land- Industrial
2300 - 2300

2300 - County Appraised
Vacant Industrial Land

Ae
City Of Tualatin

2023

2022
023.76
$22,638.15

Alternate APN:
Twnshp-Rng-Sec:
Tract #:

School District:
Middle School:
Longitude:

Price:
Seller Name:

Sale Price / Type:
Price / Sq. Ft.:

1st Mtg Rate / Type:
2nd Mtg Rate / Type:

Sale Price / Type:
1st Mtg Rate / Type:

Total Rooms:
Bedrooms:

Baths (F / H):
Pool:

Fireplace:
Cooling:

Heating:

Exterior Wall:
Construction Type:

Lot Area:
Lot Width / Depth:

Usable Lot:

Acres:
Flood Map #:
Flood Panel #:

Assessed Value:
Land Value:
Improvement Value:
Improved %:
Delinquent Year:

25123BA02900
02S8-01W-23

Washington County Data as of: 04/21/2023

Occupancy:

County:

Census Tract / Block:
Legal Lot / Block:
Legal Book / Page:

Tigard-Tualatin School District 23J

Hazelbrook Middle...
-122.78007

Lu Joseph & Mei Y

$5,000,000 / Confirmed

500.0 / Fixed

287,496 Sq. Ft.

6.6
41067C0544E
0544E

$1,346,560

High School:

Transfer Doc #:
Deed Type:

Deed Type:

New Construction:
1st Mtg Doc #:
Sale Doc #:

Title Company:

Prior Deed Type:
Prior Sale Doc #:

Year Built / Eff:
Stories:
Parking Type:
Garage #:
Garage Area:
Porch Type:
Patio Type:
Roof Type:
Roof Material:

Zoning:
# of Buildings:

Res / Comm Units:

Water / Sewer Type:
Flood Map Date:
Inside SFHA:

Market Total Value:
Market Land Value:
Market Imprv Value:
Market Imprv %:

© 2023 DATA TRACE INFORMATION SERVICES LLC AND/OR ITS AFFILIATES. ALL RIGHTS RESERVED.

s
A NATIONAL COMMERCIAL SERVICES

Unknown

Washington, OR
032001 /1015

Tualatin High Scho...

2013.12461
Special Warranty Deed

High Liability Loan

2009.96524
2009.96523

Lawyers Title

N/A

ML

11/04/2016
True

$2,264,030
$2,264,030
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Disclaimer: This report is not an insured product or service or a representation of the condition of title to real property. It is not an abstract, legal
opinion, opinion of title, title insurance, commitment or preliminary report, or any form of title insurance or guaranty. Estimated property values are:
(i) based on available data; (ii) are not guaranteed or warranted; (iii) do not constitute an appraisal; and (iv) should not be relied upon in lieu of an
appraisal. This report is issued exclusively for the benefit of the applicant therefor, and may not be used or relied upon by any other person. This
report may not be reproduced in any manner without the issuing party's prior written consent. The issuing party does not represent or warrant that
the information herein is complete or free from error, and the information herein is provided without any warranties of any kind, as-is, and with all
faults. As a material part of the consideration given in exchange for the issuance of this report, recipient agrees that the issuing party's sole liability
for any loss or damage caused by an error or omission due to inaccurate information or negligence in preparing this report shall be limited to the
fee charged for the report. Recipient accepts this report with this limitation and agrees that the issuing party would not have issued this report but
for the limitation of liability described above. The issuing party makes no representation or warranty as to the legality or propriety of recipient's use
of the information herein.

School information is copyrighted and provided by GreatSchools.org.
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Send Tax Statements to: - Writing was recalved and recorded Inthe book of E : |
LuQBF1L, LLC " Joe Nelson, Directer of A tand Taxatl
PO Box 483 Ex-Officlo County Clerk
Tualatin, OR 97062

SPECIAL WARRANTY DEED

LU QBF, LLC, an Oregon Limited Liability Company, hereinafter called “Grantor”, hereby conveys
and specially warrants to LU QBF II, LLC, an Oregon Limited Liability Company, hereinafter called
“Grantee”, all of Grantor’s interest in and to the following described real properties situated in the County
of Washington and State of Oregon free from encumbrances or defects created or suffered by Grantor
except as specifically set forth herein below, such properties being more particularly described as follows,
to wit:

For legal description see Exhibit “A” attached hereto, incorporated by reference and made a
part of this instrument.

TO HAVE AND TO HOLD the same unto said Grantee and Grantees® successors and assigns forever.

The true and actual consideration paid for this transfer, stated in terms of dollars, is $-0-. However, the
actual consideration consists of other property or value given or promised, which is the whole
consideration.

This Conveyance is made solely as an adjustment of common boundary between adjoining
properties (City of Tualatin Approval Case File No. PLA21-0001, 10005 SW HERMAN RD,
Property Line Adjustment).

THE LIABILITY AND OBLIGATIONS OF THE GRANTOR(S) TO GRANTEE AND GRANTEE’S
SUCCESSORS AND ASSIGNS UNDER THE WARRANTIES AND COVENANTS CONTAINED HEREIN OR
PROVIDED BY LAW SHALL BE LIMITED TO THE EXTENT OF COVERAGE THAT WOULD BE
AVAILABLE TO GRANTOR(S) UNDER A STANDARD POLICY OF TITLE INSURANCE CONTAINING
EXCEPTIONS FOR MATTERS OF PUBLIC RECORD. THE LIMITATIONS CONTAINED HEREIN
EXPRESSLY DO NOT RELIEVE GRANTOR(S) OF ANY LIABILITY OR OBLIGATIONS UNDER THIS
INSTRUMENT, BUT MERELY DEFINE THE SCOPE, NATURE AND AMOUNT OF SUCH LIABILITY OR
OBLIGATIONS.

BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON TRANSFERRING FEE TITLE
SHOULD INQUIRE ABOUT THE PERSON’S RIGHTS, IF ANY, UNDER ORS 195,300, 195.301 AND 195.305
TO 195.336 AND SECTIONS 5 TO 11, CHAPTER 424, OREGON LAWS 2007 AND SECTIONS 2 TO 9 AND
17, CHAPTER 855, OREGON LAWS 2009. THIS INSTRUMENT DOES NOT ALLOW USE OF THE
PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATON OF APPLICABLE LAND USE LAWS AND
REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON ACQUIRING FEE
TITLE TO THE PROPERTY SHOULD CHECK WITH THE APPROPRIATE CITY OR COUNTY PLANNING
DEPARTMENT TO VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A LAWFULLY
ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY THE APPROVED
USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON LAWSUITS AGAINST FARMING OR
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FOREST PRACTICES, AS DEFINED IN ORS 30.930, AND TO INQUIRE ABOUT THE RIGHTS OF
NEIGHBORING PROPERTY OWNERS, IF ANY UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336
AND SECTIONS 5 TO 11, CHAPTER 424, OREGON LAWS 2007 AND SECTIONS 2 TO 9 AND 17,
CHAPTER 855, OREGON LAWS 2009, AND SECTIONS 2 TO 7, CHAPTER 8, OREGON LAWS 2010.

In construing this instrument, where the context so requires the singular includes the plural and all grammatical
changes shall be made so that this instrument shall apply equally to business, other entities and to individuals.

IN WITNESS WHEREOF the undersigned have executed this instrument this ZZJ day of February, 2022
GRANTOR:

Lu QBF, LLC, an Oregon Limited Liability Company
By its member, Lu Pacific Properties, LLC, an Oregon Limited Liability Company

7Lz

Petr Lu, Managing Member
).ﬂmﬁ"j"f? 5
Damay Lu, Managing Member
STATE OF OREGON )
) ss.
County of Washington )

On_Februe., 3 = » 2022, personally appeared before me the above-named Peter Lu, as Managing
Member of Lu Pacific Properties, LLC, an Oregon limited liability company, Member of Lu QBF, LLC, an

Oregon limited Lability company.

OFFICIAL STAMP
2 Bradley C Holbrook
NOTARY PUBLIC - OREGON
COMMISSION NO.1001750
ION EXPIRES July 9, 2024
P
) ss.

County of Washington )

STATE

ol
On gc brway 3 = , 2022, personally appeared before me the above-named Danny Lu, as Managing
Member of Lu Pacific Properties, LLC, an Oregon limited liability company, Member of Lu QBF, LLC, an
Oregon limited liability company.

OFFICIAL STAMP
Bradley € Holbrook
NOTARY PUBLIC - OREGON

233 COMMISSION NO.1001750
MY COMMISSION EXPIRES July 9, 2024
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EXHIBIT A
LEGAL DESCRIPTION

Tract 1

A tract of land for Property Line Adjustment purposes in the N.W. 1/4 of Section 23, Township 2
South, Range 1 West, W.M., Washington County, Oregon, described as follows:

Being a portion of Tracts 1, 2 and 3 of that tract of land described in Special Warranty Deed to Lu QBF,
LLC, recorded January 8, 2021 as Document No. 2021-003040, Washington County Deed Records,
more particularly described as follows:

Beginning at a 5/8” iron rod at the Southwest corner of said Tract 1, thence along the West line of said
Lu QBF, LLC tract, North 00°15°00” East, 432.33 feet to a 5/8" iron rod at the Northwest corner of said
Parcel 1;

Thence along the North line of said Tract 1, North 89°54°47” East, 697.62 feet to the Northeast corner
of said Tract 1, from which point a 5/8” iron rod bears North 07°27°37” East, 0.98 feet;

Thence along the East line of said Lu QBF, LLC tract, South 00°15°00” West, 349.03 feet to a 5/8”
iron rod with red plastic cap marked “Weddle Surveying”;

Thence leaving said East line along the line common to said Tracts 1 and 3, North 89°45°00” West,
321.11 feet;

Thence South 00°00°00” East, 222.97
feet; Thence South 39°36°06” East,
95.93 feet;

Thence South 22°26°00” East, 10.66 feet to a point 43.50 feet, by perpendicular measure, from
the centerline of S.W. Herman Road;

Thence parallel with said centerline, South 67°34°48” West, 74.57 feet;
Thence North 22°29°15” West, 110.56 feet;

Thence North 00°00°00” West, 147.73 feet;

Thence South 89°54°47” West, 330.87 feet to the Point of

Beginning. Containing therein 6.604 acres, more or less.

The Basis of Bearing for this description is per Survey No. 34022, Washington County Survey Records.
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Tract 3

A tract of land for Property Line Adjustment purposes in the N.W. 1/4 of Section 23, Township 2 South,
Range 1 West, W.M., Washington County, Oregon, described as follows:

Being a portion of Tracts 1 and 3 of that tract of land described in Special Warranty Deed to Lu QBF,
LLC, recorded January 8, 2021 as Document No. 2021-003 040, Washington County Deed Records, more
particularly described as follows:

Beginning at a 5/8” iron rod with red plastic cap marked “Weddle Surveying” at the Northeast corner of
said Tract 3;

Thence along the North line of said Tract 3, North 89°45°00” West, 321.11 feet;
Thence leaving said North line, South 00°00°00” East, 222.97 feet;
Thence South 39°36°06” East, 95.93 feet;

Thence South 22°26°00” East, 10.66 feet to a point 43.50 feet, by perpendicular measure, from the
centerline of S.W. Herman Road;

Thence parallel with said centerline, North 67°34°48” East, 275.87 feet to the East line of said Lu QBF,
LLC tract;

Thence along said East line, North 00°15°00” East, 200.13 feet the Point of Beginning.
Containing therein 1.878 acres, more or less.

The Basis of Bearing for this description is per Survey No. 34022, Washington County Survey Records.
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$15.00 $5.00 $11.00 $15.00 - Total =$46.00

After Recording, return to:

+

Dianne L. Haugeberg, Attorney 01800105201300124610030035

P.O. Box 480 I, Richard Hobernicht, Director of Assessment and )
il . Taxation and Ex-Offlclo County Clerk for Washington 7

McMinnville, OR 97128 County, Oregon, do hereby certify that the within

instrument of writing was recelved and recorded In the |} SN 5‘--..; B

book of records of sald coupty. _
Send Tax Statements to: Richard Hobernicht, Director of Assessment and
Joseph Lu Taxation, Ex-Officlo County Clerk
Powin QBF, LLC
20550 S.W. 115" Avenue
Tualatin, OR 97062

SPECIAL WARRANTY DEED

JOSEPH LU and MEI YI LU, husband and wife, “Grantors”, hereby convey and specially
warrant to POWIN QBF, LLC, an Oregon Limited Liability Company, “Grantee”, all of Grantor’s
interest in and to the following described real property situate in the County of Washington, State of
Oregon, free of encumbrances created or suffered by Grantor and except for matters of public record,
to-wit:

See legal description attached hereto as Exhibit A and by this reference incorporated herein.

THE LIABILITY AND OBLIGATIONS OF THE GRANTOR(S) TO GRANTEE AND GRANTEE'S SUCCESSORS AND
ASSIGNS UNDER THE WARRANTIES AND COVENANTS CONTAINED HEREIN OR PROVIDED BY LAW SHALL BE
LIMITED TO THE EXTENT OF COVERAGE THAT WOULD BE AVAILABLE TO GRANTOR(S) UNDER A STANDARD POLICY
OF TITLE INSURANCE CONTAINING EXCEPTIONS FOR MATTERS OF PUBLIC RECORD. THE LIMITATIONS
CONTAINED HEREIN EXPRESSLY DO NOT RELIEVE GRANTOR(S) OF ANY LIABILITY OR OBLIGATIONS UNDER THIS
INSTRUMENT, BUT MERELY DEFINE THE SCOPE, NATURE AND AMOUNT OF SUCH LIABILITY OR OBLIGATIONS.

The true and actual consideration paid for this transfer, stated in terms of dollars, is $-0-.
However, the actual consideration consists of or includes other property or value given or promised
which is the whole consideration.

“‘BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON TRANSFERRING FEE TITLE
SHOULD INQUIRE ABOUT THE PERSON'S RIGHTS, IF ANY, UNDER ORS 195.300, 195.301 AND 1985.305 TO
195.336 AND SECTIONS 5 TO 11, CHAPTER 424, OREGON LAWS 2007 AND SECTIONS 2 TO 9 AND 17, CHAPTER
855, OREGON LAWS 2008. THIS INSTRUMENT DOES NOT ALLOW USE OF THE PROPERTY DESCRIBED IN THIS
INSTRUMENT IN VIOLATON OF APPLICABLE LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR
ACCEPTING THIS INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD CHECK
WITH THE APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO VERIFY THAT THE UNIT OF LAND
BEING TRANSFERRED IS A LAWFULLY ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR
215.010, TO VERIFY THE APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON
LAWSUITS AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, AND TO INQUIRE ABOUT
THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF ANY UNDER ORS 195.300, 195.301 AND 195.305 TO
195.336 AND SECTIONS 5 TO 11, CHAPTER 424, OREGON LAWS 2007 AND SECTIONS 2 TO 9 AND 17, CHAPTER
855, OREGON LAWS 2009, AND SECTIONS 2 TO 7, CHAPTER 8, OREGON LAWS 2010.”

DATED this 2Tt dayof N\ D o | 2012.
GRANTOR: GRANTOR:
Joseph Lu Mei Yi Lu
STATE OF OREGON )

. } ss.
County of \Naghi ng\'c)r\ )

On December aft , 2012, personally appeared before me the above-named JOSEPH LU
and MEI! Y1 Lu, husband and wife, who acknowledged the within instrument as their true and
voluntary act and deed.

OFFICIAL SEAL @U’\ W @ w
BARBARA R WERNER (YN

%597 NOTARY PUBLIG-OREGON Notary Public for Oregon
NS COMMISSION NO. 440573 F:LawiEP\Lu Business Entities\Powin QBF LLC_Deed
MY COMMISSION EXPIRES JULY 30, 2013

Page 1 of 3 — SPECIAL WARRANTY DEED




EXHIBIT “A”

Parcel 1

A parcel of land in the Northwest one-quarter of Section 23, Township 2 South, Range 1 West, of
the Willamette Meridian, in the County of Washington and State of Oregon, being a portion of
those certain tracts of land conveyed to John Hiller as described in Book 216, Page 69 and in Book
319, Page 304 and a portion of that certain tract of land conveyed to David W. and Gail M.
Shepherd in Book 1039, Page 632, Washington County Deed Records, Washington County,
Oregon, being more particularly described as follows:

Beginning at a 5/8 inch iron rod with yellow plastic cap inscribed “OTAK, Inc.”, which is on the
North line of said Hiller tract as described in said Book 319, page 304 which bears South 89° 54’
47" West, 348.81 feet along the North line of said Hiller tracts from a 5/8 inch iron rod marking the
Northeast corner of said Book 216, Page 69; thence South 00° 15" 00" West, 397.08 feet to a 5/8
inch iron rod with yellow plastic cap inscribed “OTAK, Inc.”; thence South 23° 36’ 48" East, 296.52
feet to a 5/8 inch iron rod with yellow plastic cap inscribed “OTAK, Inc.” on the North right-of-way
line of Herman Road (County Road No. 469), a 40.00 foot wide road; thence South 67° 34" 00"
West, 50.00 feet along said North right-of-way line to a 5/8 inch iron rod with yellow plastic cap
inscribed “OTAK, Inc.”; thence leaving said North right-of-way line North 23° 36’ 48" West, 278.80
feet to a 5/8 inch iron rod with yellow plastic cap inscribed “OTAK, Inc.”; thence South 89° 54’ 47~
West, 309.83 feet to a 5/8 inch iron rod with yellow plastic cap inscribed “OTAK, Inc.” in the West
line of said Hiller tract as described in said Book 319, Page 304; thence along said West line North
00° 15’ 00" West, 432.34 feet to a 5/8 inch iron rod with yellow plastic cap inscribed “LS 510 JW
CHASE" marking the Northwest corner of said Book 319, Page 304; thence along the North line of
said Book 319, page 304, North 89° 54’ 47" East, 348.81 feet to the point of beginning.

Parcel 2

A parcel of land in the Northwest one-quarter of Section 23, Township 2 South, Range 1 West, of
the Willamette Meridian, in the County of Washington and State of Oregon, being a portion of
those certain tracts of land conveyed to John Hiller as described in Book 216, Page 69 and in Book
319, Page 304 and a portion of that certain tract of land conveyed to David W. and Gail M.
Shepherd in Book 1039, Page 632, Washington County Deed Records, Washington County,
Oregon, being more particularly described as follows:

Beginning at a 5/8 inch iron rod with yellow plastic cap inscribed “OTAK, Inc.” on the West line of
said Hiller tract as described in said Book 319, page 304 which bears South 00° 15’ 00" West
along the West line of said Hiller tract 432.34 feet from the Northwest corner of said tract; thence
leaving said West line North 89° 54’ 47" East, 309.83 feet to a 5/8 inch iron rod with yellow plastic
cap inscribed “OTAK, Inc.”; thence South 23° 36’ 48" East, 278.80 feet to a 5/8 inch iron rod with
yellow plastic cap inscribed “OTAK, Inc.” in the North right-of-way line of Herman Road (County
Road No. 419), a 40.00 foot wide road; thence along said North right-of-way line South 67° 34’ 00"
West, 458.06 feet to the Southwest corner of said Hiller tract; thence along the West line of said
Hiller tract North 00° 15’ 00” East, 429.79 feet to the point of beginning.

Parcel 3

A parcel of land in the Northwest one-quarter of Section 23, Township 2 South, Range 1 West, of
the Willamette Meridian, in the County of Washington and State of Oregon, being a portion of
those certain tracts of land conveyed to John Hiller as described in Book 216, page 69 and in Book
319, Page 304 and a portion of that certain tract of land conveyed to David W. and Gail M.
Shepherd in Book 1039, Page 632, Washington County Deed Records, Washington County,
Oregon, being more particularly described as follows:

Beginning at a 5/8 inch iron rod marking the Northeast corner of said Hiller tract as described in
said Book 216, page 69; thence along the East line of said Hiller tract South 00° 15" 00" West,
425.00 feet to a 5/8 inch iron rod with yellow plastic cap inscribed “OTAK, Inc.”; thence South 89°
54’ 47" West, 165.00 feet: thence South 00° 15’ 00” West, 217.65 feet to a 5/8 inch iron rod with
yellow plastic cap inscribed “OTAK, Inc.” on the Northerly right-of-way iine of Herman Road
(County Road No. 489), a 40.00 foot wide road; thence along said Northerly right-of-way line South
67° 34’ 00" West, 69.20 feet to a 5/8 inch iron rod with yellow plastic cap inscribed “OTAK, Inc.”;
thence leaving said Northerly right-of-way line North 23° 36’ 48" West, 296.52 feet to a 5/8 inch
iron rod with yellow plastic cap inscribed “OTAK, Inc.”; thence North 00° 15’ 00” East, 397.08 feet
to a 5/8 inch iron rod with yellow plastic cap inscribed “OTAK, Inc.” on the North line of said Book
319, Page 304, thence along said North line and along the North line of Book 216, Page 69, North
89° 54' 47" East, 348.81 feet to the point of beginning.
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Parcel 4

Beginning 40 rods South and 60 rods West of the Northeast corner of the Northwest one-quarter of
Section 23, Township 2 South, Range 1 West, of the Willamette Meridian, in the City of Tualatin,
County of Washington and State of Oregon; thence 425 feet South to the true place of beginning;
thence South 235 feet; thence West 165 feet; thence North 235 feet; thence East 165 feet to the
place of beginning.

EXCEPTING THEREFROM any portion of said land lying within the Southern Pacific Railroad
right-of-way.

(For informational purposes only, the above description covers: Tax Lot Account No.
R2042036, Map: 2S123B-00901;Tax Lot Account No. R531525, Map: 25123BA-02900; Tax Lot
Account No. R531534, Map: 2S123BA-03100; and Tax Lot Account No. R531035, Map:
25123B-00900.)
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|, Joe Nelson, Director of Assessment and Taxation and Ex-Officio
County Clerk for Washington County, Oregon, do hereby certify that
the within instrument of writing was received and recorded in the
book of records of said county.

Joe Nelson, Director of Assessment and
Taxation, Ex-Officio County Clerk

Washington County, Oregon 2022-054505
08/30/2022 09:46:08 AM
$40.00 $11.00 $5.00 $60.00 $116.00

WHEN RECORDED MAIL TO:

Heritage Bank

Attn: Loan Operations
3615 Pacific Ave
Tacoma, WA 98418

FOR RECORDER'S USE ON

CONSTRUCTION DEED OF TRUST

THIS DEED OF TRUST is dated August 15, 2022, among LU QBF Ii, LLC, an Oregon Limited Liability Company,
whose address is 11325 SW TUALATIN SHERWOOD RD, TUALATIN, OR 97062 ("Grantor"); HERITAGE
BANK, whose address is 325 West Metro Oregon Commercial Lending, 1000 SW Broadway, Suite 2170,
Portland, OR 97205 (referred to below sometimes as "Lender™ and sometimes as "Beneficiary”); and Kevin P.
Moran, Attorney at Law, whose address is P.O. Box 2980, Silverdale, WA 98383 (referred to below as
"Trustee").

CONVEYANCE AND GRANT. For valuable consideration, representad in the Note dated August 15, 2022, in the originat principal amount
of $13,750,000.00, from Borrower to Lender, Grantor conveys to Trustee for the benefit of Lender as Benefictary all of Grantor's right,
titte, and interest in and to the following descrbed real property, together with all existing or subsequently erected or affixed buildings,
improvements and fixtures; all sasements, rights of way, and appurtenances; all water, water rights and dilch rights {including stock in
utilities with ditch or irrigalion righis); and all other rights, royalties, and profits relating to the real pmpemé including without limitation all
minerals, oll, gas, geclhermal and similar matters, (the "Real Property”) located in Washington County, State of Oregon:

Tract 1

A tract of fand for Propaerty Line Adjustment purposes in N.W. % of Section 23, Township 2 South, Range
1 West, W.M., Washington County, Oregon, describad as follows:

Being a portion of Tracts 1, 2 and 3 of that tract of land described in Special Warranty Deed to Lu QBF,
LLC, recorded January 8, 2021 as Document No. 2021-003040, Washington Country Deed Record, more
particularly described as follows:

Beginning at a 5/8" iron rod at the Southwest comer of said Tract 1, thence along the West fine of said Lu
QBF, LLC tract, North 00°15°00" East, 432.33 feet to a 5/8" iron rod at the Northwest corner of said
Parcel 1;

Thence along the North line of said Tract 1, North 89°54°47" East, 697.62 feet to the Northeast comner of
said Tract 1, from which point a 5/8™ iron rod bears North 07°27'37" East, 0.98 feet;

Thence along the East fine of said Lu QBF, LLC tract, South 00°15'00" West, 349.03 feet to a 5/8" iron
rod with red plastic cap marked "Weddle Surveying";

Thence leaving said East line along the line common to said Tracts 1 and 3, North 89°45'00" Waest,
321.11 feet;

Thente South 00°00'00" East, 222.97 feet;

Thence South 39°36'06™ East, 95.93 feet;

Thence South 22°26°00™ East, 10.66 feet to a point 43.50 feet, by perpendicular measure, from the
centerline of SW Herman Road;

Thence parallel with said centerline, South 67°34°48™ West, 74.57 feet;

Thence North 22°29'15" West, 110,56 feet:

Thence North 00°00°'00" West, 147.73 feet;

Thence South 89°54'47™ West, 330.87 feet to the Point of Beginning.

Tract 3

A tract of land for Property Line Adjustment purposes in the N.W. 4 of Section 23, Township 2 South,
Range 1 West, W.M,, Washington County, Oregon, described as follows:

Being a portion of Tract 1 and 3 of that tract of land described in Special Warranty Deed to Lu QBF, LLC,
recorded Januvary 8, 2021 as Document No. 2021-003040, Washington County Deed Records, more
particularly described as follows:

Beginning at a 5/8" iron rod with red plastic cap marked "Weddle Surveying” at the Northeast corner of
said Tract 3; .

Thence along the North line of said Tract 3, North 89°45'00" West, 321.11 feet:

Thence leaving said North line, South 00°00'00" East, 222.97 feet;

Thence South 39°36'06™ East, 95.93 feet;

Thence South 22°26'00™ East, 10.66 feet to a point 43.50 feet, by perpendicular measure, from the
centerline of SW Herman Road;

Thence parallel with said centerline, North 67°34'48" East, 275.87 feet to the East line of said Lu QBF,
LLC tract;

Thence along said East line, North 00°15°00" East, 200.13 feet to the Point of Beginning.



DEED OF TRUST
(Continued) Page 2

The Real Property or ils address is commonly known as 9905 and 9975 SW Herman Road, Tualatin , OR
97062. The Real Property tax identification number is R531525 and R531534.

Grantor presently assigns o Lender (alse known as Beneficiary in this Deed of Trust) all of Grantor's right, title, and intsrest in and to all
present and future jeases of the Property and all Rents from the Properly. In addition, Grantor grants to Lender a Uniform Commercial
Code sacurity interest in the Personal Property and Rents,

JUNIOR LIENS. Grantor shall not incur any junior liens to this Deed of Trust without the prior written consent of Lender.

THIS DEED OF TRUST, INCLUDING THE ASSIGNMENT OF RENTS AND THE SECURITY INTEREST IN THE RENTS AND PERSONAL
PROPERTY, IS GIVEN TO SECURE (A) PAYMENT OF THE INDEBTEDNESS AND (B) PERFORMANCE OF ANY AND ALL OBLIGATIONS
UNDER THE NOTE, THE RELATED DOCUMENTS, AND THIS DEED OF TRUST. THIS DEED OF TRUST, INCLUDING THE ASSIGNMENT OF
RENTS AND THE SECURITY INTEREST IN THE RENTS AND PERSONAL PROPERTY, IS ALSO GIVEN TO SECURE ANY AND ALL OF
BORROWER'S OBLIGATIONS UNDER THAT CERTAIN CONSTRUCTION LOAN AGREEMENT BETWEEN BORROWER AND LENDER OF EVEN
DATE HEREWITH. ANY EVENT OF DEFAULT UNDER THE CONSTRUGTION LOAN AGREEMENT, OR ANY OF THE RELATED DOCUMENTS
REFERRED TO THEREIN, SHALL ALSO BE AN EVENT OF DEFAULT UNDER THIS DEED OF TRUST, THIS DEED OF TRUST IS GIVEN AND
ACCEPTED ON THE FOLLOWING TERMS:

GRANTOR'S REPRESENTATIONS AND WARRANTIES. Grantor warrants thal: (a) this Deed of Trust is executed at Borrower's request
and not at the request of Lender, (b} Grantor has the full power, right, and authority to entar into this Deed of Trust and to hypothecate
the Property, (c) the provisions of this Deed of Trust do not conflict with, or result in a default under any agreement or oiher instrument
binding upon Grantor and do not result in a violation of any law, regulation, courl decree or order applicable to Grantor; (d) Grantor has
established adequate means of obtaining from Borrower on a continuing basis information about Borrower's financial condition; and (e)
Lender has made no representation to Grantor about Borrower (including without limitation the creditworthiness of Bormower).

GRANTOR'S WAIVERS. Grantor waives afl rights or defenses arising by reason of any "one action® or "anti-deficiency” law, or any other
law which may prevent Lender from bringing any action against Grantor, including a ciaim for deficiency to the extent Lender is otherwise
entitled to a claim for deficiency, before or after Lender's commencement or completion of any forectosure action, either judicially or by

exercise of a power of sale.

PAYMENT AND PERFORMANCE. Except as otherwise provided in this Deed of Trust, Borrower shall pay to Lender all Indebtedness
secured by this Deed of Trust as it becomes due, and Borrower and Grantor shall perform all their respective obligations under the Note,
this Deed of Trust, and the Relaled Documents.

CONSTRUCTION MORTGAGE, This Deed of Trust is 2 “construction mortgage” for the purposes of Sections 9-334 and 2A-309 of the
Uniform Commercial Code, as those sections have been adopted by the State of Oregon.

POSSESSION AND MAINTENANCE OF THE PROPERTY. Bomrower and Grantor agree that Borrower's and Grantor's possession and use of
the Property shall be govermned by the following provisions:

Posseseion and Use. Until the occumrence of an Event of Default, Grantor may (1) remain in possession and control of the Property:
(2) use, operate or manage the Property; and (3) coilect the Rents from the Property. The following provisions relate to the use of
the Properly or to other limitations on the Properly, BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON
TRANSFERRING FEE TITLE SHOULD INQUIRE ABOUT THE PERSON'S RIGHTS, IF ANY, UNDER ORS 195.300, 195.301 AND
195.305 TO 195,336 AND SECTIONS 5 TO 11, CHAFTER 424, OREGON LAWS 2007, SECTIONS 2 TO 9 AND 17, CHAPTER 855,
OREGON LAWS 2009, AND SECTIONS 2 TO 7, CHAPTER 8, OREGON LAWS 2010. THIS INSTRUMENT DOES NOT ALLOW USE OF
THE PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION OF APPLICABLE LAND USE LAWS AND REGULATIONS. BEFORE
SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD CHECK WITH THE
APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A
LAWFULLY ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY THE APPROVED USES OF THE
LOT OR PARCEL, TO DETERMINE ANY LIMITS ON LAWSUITS AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS
30.930, AND TG INQUIRE ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF ANY, UNDER ORS 195.300, 195.301
AND 195.305 TO 185.335 AND SECTIONS 5 TO 11, CHAPTER 424, OREGON LAWS 2007, SECTIONS 2 TQO 9 AND 417. CHAFPTER
855, OREGON LAWS 2009, AND SECTIONS 2 TC 7, CHAPTER 8, OREGON LAWS 2010.

Duty to Maintain. Grantor shall maintain the Property in tenantable condition and promptly perform all repairs, replacements, and
maintenance necessary to preserve its value.

Nuisance, Waste. Grantor shall not cause, conduct or parmit any nuisance nor commit, permit, or suffer any stripping of or waste on
or to the Property or any portion of the Property. Without limiting the generality of the foregoing, Grantor will nat remove, or grant to
any cther party the right to remove, any timber, minerals (Including oil end gas), coal, clay, scoria, soil, gravel or rock products
without Lender's prior written consent.

Removal of Improvements. Grantor shall nct demolish or remove any improvements from the Real Property without Lerder's prior
written consent. As a condttion to the removal of any improvements, Lender may require Grantor to make arrangements satisfactory
to Lender to replace such Improvements with Improvements of at least equal value.

Lender's Right to Enfer. Lender and Lender's agents and representatives may enter upon the Real Property at ail reasonable times to
attend to Lender's interests and to inspect the Real Property for purposes of Grantor's compliance with the terms and conditions of
this Deed of Trust.

Compliance with Govemmental Requirements, Grantor shall promptly comply with all laws, crdinances, and requiations, now or
hereafier in effect, of ali governmental authorities applicable to the use or occupancy of the Property, Induding without limitation, the
Americans With Disabifities Act. Grantor may contest in good faith any such iaw, ordinance, or regulation and withhold compliance
during any proceeding, inciuding appropriate appeals, so jong as Grantor has notified Lender in writing prior to doing so and 50 iong
as, in Lender's sole opinion, Lender’s interests in the Property are not jecpardized. Lender may require Grantor to post adaquate
security or a surety bond. reasonably satisfactory to Lender, ta protect Lender's interast,

Duty to Protect. Grantor agrees neither to abandon or leave unattended the Property. Grantor shall do all other acts, in addition to
those acts set forth above in this section, which from the character and use of the Property are reasonably necessary to protect and
prasarve the Property.

Construction Loan. If some or all of the proceeds of the loan creating the Indebtedness are to be used to construct or complete
construction of any Improvements on the Property, the Improvements shall be completed no later than the maturity date of the Note
(or such earlier date as Lender may reasonably establish) and Grantor shall pay in full all costs and expenses in connection with the
work. Lender wiil disburse loan proceeds under such terms and conditions as Lender may deem reasonably necessaty to insure that
the interest created by this Deed of Trust shall have priority over all possible liens, including those of material suppliers and workmen.
Lender may require, among other things, that disbursement requests be supported by receipted bills, expense affidavits, waivers of
fiens, construction progress reports, and such other documantation as Lender may reasonably request.

TAXES AND LIENS. The following provisions relating to the taxes and liens on the Property are part of this Deed of Trust:

Fayment. Grantor shali pay when due (and in all events prior to delinquency) all taxes, special taxes, assessments, charges (including
water and sewer), fines and impesitions levied against or on acoount of the Property, and shall pay when due ali claims for work done
on or for services rendered or material furnished to the Property. Grantor shall maintain the Property free of all liens having priosity
over or equal to the interest of Lender under this Deed of Trust, except for the lien of taxes and assessments not due and except as
otherwise provided in this Deed of Trust.

Right to Contesl. Grantor may withhold payment of eny tax, assessment, or claim in connection with a good faith dispute over the
obligation to pay, so long as Lender's interest in the Property is not jeopardized. if a lien arises or is filed as a result of nonpayment,
Grantor shall within fifteen (15) days after the lien arises or, if a lien is filed, within fifteen {15} days after Grantor has notice of the
filing, secure the discharge of the lien, or if requested by Lender, deposit with Lender cash or a sufficient corporate surely bond or
other security satisfactory to Lender in an amount sufficient to discharge the lien plus any costs and attomeys' fees, or cther charges
that could accrue as a result of a foreclosure or sale under the lien. In any contest, Grantor shall defend itsetf and Lender and shall
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satisfy any adverse judgment before enforcement against the Property. Grantor shall name Lender as an additional obligee under any
surety bond furmnished in the contest proceedings.

Evidence of Payment. Grantor shall upon demand furnish to Lander satisfactory evidencq of payment of the taxes or assessments and
shall authorize the appropriale governmental official to defiver to Lender at any time a written statement of the laxes and assessments

against the Property.

Notice of Construction. Grantor shall notify Lender at least fiteen (15) days befors any work is commenced, any services are
furnished, or any materials are supplied to the Property, if any mechanic's lien, materialmen's lien, or other lien could be asserted on
account of the work, services, or materials and the cost exceeds $1,000.00. Grantor will upon request of Lender furnish to Lender
advance assurances satisfactory to Lender that Grantor can and will pay the cost of such improvements.

PROPERTY DAMAGE INSURANCE. The following proavisions relating to insuring the Property are a part of this Deed of Trust.

Maintenance of Insurance. Granlor shall procure and mainlain policies of fire insurance with standard extended coverage
endorsements on & replacement besis for the full insurable value covering all Improvements on the Real Property in an amount
sufficient to avoid application of any coinsurance clause, and with a standard mortgagee clause in favor of Lender, Grantor shall also
procure and maintain comprehensive general liability insurance in such coverage amounts as Lender may request with Trustee and
Lender being named as addilional insureds in such liability insurance policies. Additionally, Grantor shall maintain such ottjer
insurance, including but not limited to hazard, business interruption, and boiler insurance, as Lender may reasonably require. Pelicges
shall be written in form, amounts, coverages and basis reasonably acceptable to Lender and ssued by a company or companies
reasonably acceptable to Lender. Grantor, upon requesl of Lender, will deliver to Lender from time to fime the policies or certificates
of insurance in form satisfactory to Lender, including sliputations ihal coverages will not be cancelled or dinﬁnishad without al least
thirty (30) days pricr written nofice to Lender. Each insurance policy also shall include an endorsement providing that coverage in
favor of Lender will not be impaired in any way by any act, omission or default of Grantor or any other person. Should the Real
Property be located in an area designated by the Administrator of the Faderal Ememency Management Agency as a8 special fiood
hezard area, Grantor agrees 10 obtain and maintain flood insurance, if availzble, within 45 days after nolice is given by Lender that the
Property is located in a special flood hazard anea, for the fuil unpaid principat balance of the loan and any prior fiens on the property
securing the loan, up to the maximum policy limits set under the National Flood Insurance Program, or as otherwise reguired by
Lender, and {o maintain such insurance for the term of the lean. Flood insurance may be purchased under the Nationa! Flood Insurance
Program, from privale insurers providing “private flood insurence™ as defined by applicable federal flood insurance sialutes and
regulations, or from another flood insurance provider that is both acceptable to Lender in its sole discretion and permitied by
applicable federal Nood insurance stalutes and regulations.

Applicstion of Proceeds. Grantor shall promptiy notify Lender of any loss or damage to the Property if the eslimated cost of repair or
replacement exceeds $1,000.00. Lender may make proof of loss if Grantor fails to do so within fifteen {15) days of the casualty.
Whether of not Lender's security Is impaired, Lender may, at Lender's election, receive and retain the procaeds of any Insurance and
2pply the proceeds to the reduction of the Indebledness, payment of any lien affecting the Property, or tha restoration and repair of
the Property. If Lender elects to apply the proceeds to restoration and repair, Grantor shali repair or replace the tamaged or destroyed
Improvements in 3 manner satisfactory to Lender. Lender shall, upon satisfactory proof of such expenditure. pay or reimburse Grantor
from the proceeds for the reasonable cost of repair or restoration if Grantor is not in default under this Deed of Trust. Any proceeds
which have not been disbursed within 180 days after their receipt and which Lender has not committed to the tepair or restoration of
the Property shail be used firsl to pay any amount owing to Lender under this Deed of Trust, then to pay accrued interest, and the
remainder, if any, shall be applied to the principal balance of the indebtedness. if Lender holds any proceeds after payment in full of
the indebtedness, such proceeds shall be peig to Grantor as Grantor's interests may appear.

Grantor's Repart on Insurance. Upon request of Lander, however nio! more than once 2 year, Grantor shail furnish 1o Lender a repor
on each exisling policy of Insurance showing: {1} the name of the insurer: (2} the risks insured; (3) the amount of the policy, (4)
the property insured, the then current replacement value of such property, ang the manner of determining that value; and (5) the
expiration date of the policy. Grantor shall, upon request of Lender, have an independen! appraiser salisfactory to Lender determine
the cash value replacement cost of the Property.

LENDER'S EXPENDITURES. !f any action or proceeding is commenced that wouid materally affect Lender's interest in the Property or if
Grantor fails to comply with any provision of this Deed of Trust or any Related Documents, including bt not limited 1o Grantor's faiture to
discharge or pay when due any amounts Grantor is required to discharge or pay under this Deed of Trust or any Related Documents,
Lender on Grantor's behaif may {but shall not be obligated to) take any action that Lender deems appropriate, including but not fimited to
discharging or paying afl taxes, liens, security interests, encumtyances and other claims, at any lime levied or placed on the Property and
paying all costs for insuring, maintaining and preserving the Property. Al such expendilures incurred or paid by Lender for such purposes
will then bear interest at the rate charged under the Note from the dale incurred or paid by Lender to the date of repayment by Grantor. All
such expenses will become a part of the Indebledness and, at Lenders option, will (A) be payable on demand; (B) be added to the
balance of the Nole and be appartioned among and be payable with any instaliment payments to become due during either {1) Ihe lerm of
any applicable insurance policy; or (2) the remaining term of the Note: or (C) be treated as a balloon payment which will be due and
payable al the Note's maturily. The Deed of Trust also will sacure payment of these amounts. Such right shali be in addition to all other
rights and remedies Lo which Lender may be entitied upon the cccurrence of any Event of Default.

WARRANTY; DEFENSE OF TITLE. The following provisions relating to ownership of the Property are a part of this Deed of Trust:

Title. Grantor warrants that: (a) Grantor hoids good and marketable title of record to the Property in fee simple, free and clear of alt
liens and encumbrances ather than those set forth in the Real Property description or in any tifle insurance policy, title raport, or final
tile opinion issued in favor of, and accepted by, Lender in connection with this Deed of Trust, and (b} Grantor has the full right,
power, and aulhority to execute and deliver this Deed of Trust to Lender.

Oefense of Title. Subject to the exception In the paragraph above, Grantor warrants and wifl forever defend the litle to the Property
against the lawful ciaims of all persons. 1n Ihe event any action or proceeding is commanced thal questions Grantor's titke or the
intarest of Trustee or Lender under this Deed of Trust, Grantor shall defand the aclion al Grantor's expense. CGranlor may be the
nomingl party in such proceeding, but Lender shall be entitted 1o participate in the proceeding and lo be represented in the proceeding
by counsel of Lender's own choice, and Grantor will deliver, or cause to be delivered, to Lender such instruments as Lender may
requast from time to lime to permil such participation.

Compliznce With Laws. Grantor warrants that the Property and Grantor's use of the Proparty complies with all existing applicable
laws, ordinances, and regulations of governmental authoriies.

Survival of Representations and Warranties. All representations, warranties, and agreements made by Grantor in this Desed of Trust
shall survive the execution and delivery of this Deed of Trust, shall be cortinuing in nature, and shall remain in full force and affect
until such time as Borrower's indabledness shall be paid in Rull,

CONDEMNATION, The following provisions relating to condemnation proceedings are a part of this Deed of Trust:

Proceedings. If any proceeding in condemnation is filed, Grantor shall promptly notify Lender in writing, and Grantor shall promptly
take such steps as may be necessary to defend the action and obtain the sward. Grantor may be the nominal party in such
proceeding, but Lender shall be entitled to participate in the proceeding and to be represented in the proceading by counsel of its own
choice, and Grantor will deliver or cause o be delivered to Lender such instruments and documentation as may be requested by
Lender from time o time to permit such participation.

Application of Net Proceeds. If all or any part of the Property is condemned by eminent domain proceedings of by any proceeding or
purchase in lieu of condemnation, Lender may at its election require that all or any portion of the net proceeds of the award be applied
1o the Indebledness or the repair or restoration of the Property. The net proceeds of the award shall mean the award after payment of
all reasonable cosls, expenses, and attorneys' fees incurrad by Trustee or Lender in connection with the condemnation,

IMPOSITION OF TAXES, FEES AND CHARGES BY GOVERNMENTAL AUTHORITIES. The following provisions relating to governmental
taxes, fees and charges are a pari of this Deed of Trust:

Current Taxes, Fees and Charges. Upon request by Lender, Grantor shalf execute such documents in addifion to this Deed of Trust
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and take whatever other action is requested by Lender to perfect and continue Lenders lien on the Real Property. Grantor shall
reimburse Lender for all taxes, as described bolow, together with alt expenses incurred in recording, petfacting or continuing this Deed
of Trust, including without limitation all taxes, fees, documentary stamps, and other charges for recording or registering this Deed of
Trust.

Taxes. The following shall constitute taxes to which this section applies: (1) a specific tax upon this type of Deed of Trust or upon
all or any part of the Indebtedness secured by this Deed of Trust, {2) a specific tax on Borower which Borrower is authorized or
required to deduct from payments on the Indebtedness secured by this type of Deed of Trust; (3) a tax on this type of Deed of Trust
chergeable against the Lender or the holder of the Note; and {4} a specific tax on all or any portion of the Indebtedness or on
payments of principal and interest made by Borrower.

Subsequent Taxes, If any tax to which this section appiies is enacted subsequent 1o the date of this Deed of Trust, this event shall
have the same effect as an Event of Default, and Lender may exercise any or all of its available remedies for an Event of Default as
provided below unless Grantor either (1) pays the tax before it becomes delinquent, or (2) contests the tax as provided above in the
Taxes and Liens seclion and deposits with Lender cash or a sufficient corporate surety bond or other security satisfaciory to Lender.

SECURITY AGREEMENT; FINANCING STATEMENTS, The following provisions relating to this Deed of Trust as a securily agreement are a
part of this Deed of Trust;

Security Agreement. This instrument shall constitute a Security Agreement to the extent any of the Property constitutes fixtures, and
Lender shall have ali of the rights of a secured party under the Uniform Commercial Code as amended from time to time.

Security interest. Upon request by Lender, Grantor shall take whatever action is requested by Lender to perfect and continue Lender's
securily interest in the Rents and Personal Property. In addition o recording this Deed of Trust in the real property records, Lender
may, at any time and without further authorization from Grantor, file executed counterparts, copies or reproductions of this Deed of
Trust as e financing statement. Grantor shall reimburse Lender for all expenses incurred in parfecting or continuing this security
interest. Upon default, Grantor shall not rernove, sever or detach the Personal Property from the Property. Upon default, Grantor shall
assemble any Persanal Proparty not affixed to the Property in a manner and at a place reasonably convenient to Grantor and Lender
and make it available io Lender within three (3) days after receipt of written demand from Lender to the extent permitted by applicable
law,

Addresses. The mailing addresses of Grantor (debtor) and Lender (secured party) from which information conceming the security
interast granted by this Deed of Trust may be obtained (each as required by the Uniformm Commercial Code) are as slated on the first
page of this Deed of Trust.

FURTHER ASSURANCES; ATTORNEY-IN.FACT. The following provisions relating to further assurences and attarney-in-fact are a part of
this Deed of Trust:

Further Assurances. At any time, and from fime to time, upon request of Lender, Grantor will make, execule and deliver, or will cause
to be made, executed or delivered, to Lender or to Lender's designee, and when requested by Lender, cause to be filed, recorded,
refiled, or rerecorded, as the case may be, at such times and in such offices and places as Lender may deem appropriate, any and aft
such mortgages, deeds of trust, security deeds, securily agreements, linancing stalements, continuation statements, instruments of
further assurance, cerlificates, and other documents as may, in the sole opinion of Lender, be necessary or desirable in order to
effectuate, complete, perfect, conlinue, or preserve {1} Borrower's and Grantor's cbligations under the Note, ihis Deed of Trust, and
the Relaled Documents, and {2) the liens and security interests created by this Deed of Trust as first and prior liens on the Property,
whether now owned or hereafter acquired by Grantor. Unless prohibited by law or Lender agrees to the contrary in writing, Grantor
shall reimburse Lender for all costs and expenses incurred in connection with the matters referred to in this paragraph.

Attorney-in-Fact. If Granlor fails to do any of the things referred to in the preceding paragraph, Lender may do so for and in the name
of Grantor and at Grantor’s expense. For such purposes, Grantor hereby irrevocably appoints Lender as Granlor's attorney-in-fact for
the purpose of making, execuling, delivering, filing, recording, and doing all other things as may be necessary or desirable, in Lender’s
sole opinion, to accomplish the matters referred to in the preceding paragraph.

FULL PERFORMANCE. If Borrower and Grantor pay all the Indebtedness when due, and Grantor otherwise performs all the obligations
imposed upon Grantor under this Deed of Trust, Lender shall execute and deliver to Trustee a request for full reconveyance and shall
execute and deliver to Grantor suitable statements of termination of any financing statement on file evidencing Lender's security interest in
the Renis and the Personal Property. Any reconveyance fee required by law shall be paid by Grantor, if permitted by applicabie law.

EVENTS OF DEFAULT. Each of the following, at Lender's option, shall constitute an Evant of Default under this Deed of Trust:
Payment Defauit. Borrower falls to make any payment when due under the indebtedness.

Other Defaults. Bormower or Grantor fails 1o comply with or to perform any other lerm, obligation, covenant or condition contained in
this Deed of Trust or in any of the Related Documents or to comply with or to perform any term, obligation, covenant or condition
contained in any other agreement between { ender and Borrower or Grantor.

Compliance Defauit. Failure to comply with any other term, obligation, covenant or condition contained in this Deed of Trust, the Note
or in any of the Related Documents,

Default on Other Payments. Failure of Grantor within the time required by this Deed of Trust io make any payment for taxes or
insurance, or any other payment necessary to prevent filing of or lo effect discharge of any Een.

Environmental Default. Failure of any party to comply with or perform when due any term, obligation, covenant or condition contained
in any environmental agreement executed in connection with the Property.

Default in Favor of Third Parlies. Should Bomrower or any Grantor default under any loan, extension of credit, security agreement,
purchase or sales agreement, or any other agreement, in favor of any other credilor or person that may materially affecl any of
Borrower's or any Grantor's property or Sorrower's ability to repay the indebtednass or Borrower's or Grantor's ability to perform their
respective obligations under this Deed of Trust or any of the Related Documents.

False Statements. Any warranty, representation or statement made or fumished to Lender by Borrower or Grantor or on Baorrower's
or Grantor's behalf under this Deed of Trust or the Related Documents is false or misleading in any material respect, either now or at
the time made or fumished or becomes false or misleading at any time thereafter.

Defactive Collateralization. This Deed of Trust or any of the Related Documents ceases to be in full force and effect {including failure
of any coflateral document to create a valid and perfected security inferest or fien) at any time and for any reason.

Death or Insoivency. The dissolution of Granlor's (regardiess of whether election to continue is made), any member withdraws from
the limited liabitity company, or any other termination of Borrower's or Grantor's existence as a going business or the death of any
member, the inscivency of Borrower or Grantor, the appointment of a receiver for any part of Borrower's or Granlor's praperty, any
assignment for the benefit of creditors, any type of credilor workout, or the commencement of any proceeding under any bankruptcy
ar insoivency laws by or against Borrower or Grantor.

Creditor or Forfeiture Proceedings. Commencement of foreclosure or forfeiture proceedings, whether by judicial procesding, self-heip,
repossession or any other method, by any creditor of Bormower or Grantor or by any governmental agency against any property
securing the Indebtedness. This includes a garnishment of any of Borrower's or Granior's accounts, including deposit accounts, with
Lender. However, this Event of Default shall not apply if there is a good faith dispute by Bomower or Grantor as to the validity or
reasonableness of the claim which is the basis of the creditor or forfeiture proceeding and if Borrower or Grantor gives Lender written
notice of the creditor ar forfeiture proceeding and deposits with Lender monies or a surety bond for the creditor or forfeiture
proceeding, in an amount determined by Lender, in its sole discretion, as being an adequate reserve or bond for the dispute.

Breach of Other Agreement. Any breach by Borrower or Grantor under the terms of any other agreement between Borrower or
Grantor and Lender that is not remedied within any grace period provided therein, inciuding without limitation any agreement
concerning any indebtedness or other obligation of Borrower or Grantor to Lender, whether existing now or later.

Events Affecting Guarantar. Any of the preceding events occurs with respect to any Guarantor of any of the Indebtedness or any
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Guarantor dies or becomes incompeteant, or revokes or disputes the validity of, or liability under, any Guaranty of the Indebtedness.

Adverse Change. A material adverse change occurs in Borower's or Grantor's financial condition, or Lender believes the prespect of
payment or performance of the indebledness is impaired.

RIGHTS AND REMEDIES ON DEFAULT. If an Event of Default occurs under this Deed of Trust, at any lime thereafter, Trustee or Lender
may exercise any one or more of the following rights and remedies:

Election of Remedies. Elaction by Lender 10 pursue any remedy shall not exclude pursuit of any other remedy, and an election to make
expenditures or to take action to perform an obligalion of Grantor under this Deed of Trust, afier Grantor's failure to perform, shafl not

affect Lender's right to declare a dafault and exercise its remedies.

Accelerate Indebledness. Lender shall have the right at its oplion without notice to Borrower or Grantor to declare the entire
Indebtedness immediately due and payable, including any prepayment penally which Borrower would be required to pay,

Foreclosure. With respect to all or any part of the Real Property, the Trustee shall have the right to foreciose by notice and sate. and
Lender shall have the right to foreclose by judicial foreclosure, in either case in accordance with and to the full extent provided by
applicable 1aw. If this Deed of Trust is foreclosed by judicial foreclosure, Lender will be entitied to & judgment which will provide that
if the foreclosure sale proceeds are insufficient to satisfy the judgment, execution may issue for the amount of the unpaid balance of

the judgment.

UCC Remedies. With respect to all or any part of the Personal Proparty, Lender shall have all the rights and remedies of a secured
party under the Uniform Commercial Code.

Collect Rents. Lender shall have the right, without notice to Borrower or Grantor to lake possession of and manage the Property and
coltect the Rents, incduding amounts past due and unpaid, and apply the net procesds, over and above Lender's costs, against the
Indebledness. in furtherance of this right, Lender may require any tenanl or other user of Ihe Properly to make paymenis of ren! or
use fees directly to Lender. if the Rents are collected by Lender, then Grantor irrevocably designates Lender as Grantor's
attormney-in-fact to endorse instruments received in payment thereof in the name of Grantor and to negotiate the same and collect the
proceeds. Payments by tenanis or other users to Lender in response to Lenders demand shail satisfy the obligations for which the
paymenis are made, whether or not eny proper grounds for the demand existed. Lender may exercise its rights under this
subparagraph either in person, by agent, or through a receiver.

Appoint Recsiver, Lender shall have the right to have a receiver appointed 1o take possession of all or any part of the Property, with
the power to protect and preserve the Property, to operate the Property preceding foreclosure or sale, and to collect the Rents from
the Property and apply the proceeds, over and zbove the cost of the receivership, against the Indebtedness. The receiver may serve
without bond if permitted by law. Lender's right to the appoiniment of a receiver shall exist whather or not the apparent value of the
Property exceeds the Indebtedness by a substantial amount. Employment by Lender shall not disqualify & person from serving as a
receiver,

Tenancy at Sufferance. If Gramtor remains in possession of the Property afler the Property is sold as provided above or Lender
otherwise becomes enlitled to possession of the Property upon default of Borrower or Grantor, Grantor shall become a tenant at
sufierance of Lender or the purchaser of the Property and shall, at Lender's option, either (1) pay a reasonable rental for the use of
the Property, or (2) vacale the Properly irmmediately upon the demand of Lender.

Other Remedies. Trustae or Lender shall have any other right or remedy provided in this Deed of Trust or the Note or available at law
or in equity.

Notice of Sale. Lender shall give Grantor reascnable notice of the time and place of any public sale of the Personat Property or of the
time efter which any private sale or other intended disposition of the Personal Property i to be made. Reasonable notice shall mean
notice given at least fileen (15} days before the time of the sale or disposition. Any sale of the Personal Property may be made in
conjunction with any sale of the Real Proparty.

Sale of the Property. To the extent permitted by applicable law, Borrower and Grantor hereby waives any and all righis {o have the
Property marshalled. In exercising its rights and remedies, the Trustes or Lender shall be free to selt ali or any part of the Property
together or separately, in one sale or by separate sales. Lender shall be entilled 1o bid at any public sale on 8% or any portion of the
Property.

Aftorneys' Fees; Expenses. If Lender institites any suit or action to enforee any of the terms of this Deed of Trust, Lender shall be
entitied 1o recover such sum as the court may adjudge reasonable gs attomneys’ fees at trial and upon any appeal. Whether or not any
counl aclion is involved, and to the extent nol prohibited by law, all reasonable expanses Lender incurs that in Lender's opinion are
fiecessary at any time for the protection of its inlerest or the enforcement of its rights shall become a part of the Indebledness payable
on demand and shall bear interest at the Note rate from the date of tha expendilure until repaid. Expenses covered by this paragraph
include, without Hmitation, however subject to any limits under applicable law, Lender's attorneys' fees and Lender's legal exXpenses,
wheiher or not there is a lawsuit, including atlomeys’ fees and expenses for bankruptcy proceedings {inciuding efforls to modify or
vacate any automatic stay or injunction), appeals, and any anticipated posi-judgment colleclion services, the cost of searching
records, oblaining title reports (including foreclosure reports), surveyors' reports, and appraisal fees, title insurance, and fees for (he
ITrustea, lo the extent permitied by applicable law. Grantor also will pay any court costs, in addition to all other sums provided by
aw.

Rights of Trustee. Trustee shall have all of the rights and duties of Lender as set forth in this section.

PDWERSTAND OBLIGATIONS OF TRUSTEE. The foliowing provisions relating to the powers and obligations of Trustee are part of this
Dead of Trust:

Powers of Trustee. In addilion to all powers of Trustee arising as a matter of law, Trustee shall have the power to take the following
actions with respect to the Property upon the written request of Lender and Grandor: (2} join in preparing and Filing 2 map or plal of
the Real Property, including the dedicalion of streets o other rights to the public; (b) join in granting any easement or creating any
restriction on the Real Properly; and (c¢) join in any subordination or other agreement affecling this Deed of Trust or the inlerest of
Lender under this Deed of Trust,

Obligations to Notify. Trustee shall not be obiigated to notify any other parly of a pending sale under any other trust deed or lien, or
of any aclion or proceeding in which Grantor, Lender, or Trustee shall be a parly, unless the action or proceeding is brought by
Trustee,

Trustee. Trustee shall meet ail qualifications required for Trustee under applicable law. in addition to the rights and remedies set
forth above, with respect to all or any part of the Property, the Trustee shall have the right to foreciose by notice andg sale, and Lender
shall have the righl to Ioreciose by judicial foreciosure, in either case in accordance with and to the full extent provided by applicable
law,

Successor Trustee. Lender, at Lender's option, may from time to time appoint a suctessor Trustee to any Trusiee appointed under
this Deed of Trust by an instrumen! executed and acknowledged by Lender and recorded in the office of the recorder of Washington
County, State of Oregon. The inslrument shall contain, in addition to all other matters required by state law, the names of the original
Lender, Trustee, and Grantor, the book and page where this Deed of Trust Is recorded, and the name and address of the successor
trustee, and the instrument shall be executed and acknowledged by Lender or its successors in interest. The successor trusiee,
without conveyance of the Property, shall succeed to all the title, power, and duties conferred upon the Trustee in this Deed of Trust
and by applicable law. This procedure for substitulion of Trustee shall govern to the exclusien of alf other provisions for substitution.

NOTICES. Any notice required to be given under this Deed of Trust, including without limitation any notice of default and any notice of
sale shall be given in wriling, and shall be effective when actually delivered, when actually received by telefacsimile (unless otherwise
required by law), when deposited wilh a nationally recognized overnight courler, or, if mailed, when deposiled in the United States mail, as
first class, certified or registered mall postage prepaid, direcled to the addresses shown near the beginning of this Deed of Trust. All
copies of notices of foreciosure fram the holder of any lien which has priority over this Deed of Trust shall ba sent to Lender's address, as
shown near the beginning of this Dead of Trust. Any party may change its address for notices under this Deed of Trust by giving formal
written notice to the other parties, specifying that the purpose of the nolice Is to changs the party's address. For nofice purposes, Grantor
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agrees o keep Lender informed at alt times of Grantor's curment address. Urless otherwise provided or required by law, if there Is more
than one Grantor, any notice given by Lender to any Grantor is deermed to be notice given to all Grantors.

DUE ON SALE. The property shall not be transfemred without the Beneficiary's prior written consent. The following shall be considerad
“transfers” for purposes of this paragraph, whether occurring voluntarily, involuntarily, or by operation of law:

{a) The sale (by contract or otherwise), conveyance or other transfer of tha property or any part of or interest In the property; and
(b} The creation of any encumbrance against or upon the property; and
{c) If Grantar is & corporation, the transfer of more than twenty five percent (25%) of its voting shares; and

{d) if Grantor is a general or limited partnarship, the transfer of more than twenty five percent (25%) of the general pariners’ intergsts
{including any transfer of more than twenty five percent (25%) of the voting shares of any single general pariner or group of genera!
partners owing such percentage),

Any such transfer without Beneficiary's pricr written consent shall constitute an event of default under this Deed of Trust and shall give lo
Beneficiary the right 1o declare afi sums secured by this Deed of Trust immediately due and payable, This right may be exercised at any
time after a transfer. Acceptance of one or more monlhly payments on the Note secured by this Deed of Trust from a party cther than
Grantor shall not constilute the waiver of Beneficiary's right under this paragreph. This provision shall apply to each and every sale,
transfer, conveyance or encumbrance whether or nol Beneficiary has consented or waived its rights, whether by aclion o non-action in
connection with any prior sale, transfer, conveyance or encumbrance, whether one or more. If Reneficiary declares the sums secured
hereby to be immediately due and payable in accordance with this paragraph, and grantor fails to pay such sums, Beneficiary may exercise
any and all rights to sell the property in accordance with covenants of this Deed of Trust.

Not withstanding the foregoing, Beneficiary will allow a Small Business Adminisiration (SBA) 504 (second lien) which shall not be
considered a "transfer” for the purpose of this paragraph.

At Beneficiary's sole option, after approving the credit worthiness of the proposed purchasers, Beneficiary may consent to a sale,
conveyance or transfer of said property. If Beneficiary consenis to a transfer other than as defined in subparagraph (b} above, Graptor
shall pay Beneficiary a fee equal to one parcent (1%) of the then unpaid balance of the Note secured by this Deed of Trust and Beneficiary
may increase the interes! rate and/or margin on the Note secured by this Deed of Trust,

MISCELLANEOUS PROVISIONS. The following miscellanecus provisions are a part of this Deed of Trust:

Amendments. This Deed of Trusl, together with any Related Documants, conslitutes the entire understanding and agreement of the
parties a5 lo the matlers set forth in this Deed of Trust. No alteration of or amandment to this Deed of Trust shall be effactive unless
given in writing and signed by the party or parties sought to be charged or bound by the alteration or amendment.

Annusf Reports. [f the Property is used for purposes other than Grantor's residence, Grantor shall furnish to Lender, upon request, a
certified stalement of net operating income received from the Property during Grantor's previous fiscal year in such form and detail as
Lender shall require. "Nat operating income” shall mean all cash receipls from the Properly less all cash expenditures made In
connection with the operation of the Praperty.

Caption Headings. Caption headings in this Deed of Trust are for convenience purposes only and are not to be used to interpret or
define the provisions of this Deed of Trust,

Merger. There shall be no merger of the interest or estate created by this Deed of Trusl with any other interest or estate in the
Property at eny time held by or for the benefit of Lender In any capacity, without the written consent of Lender,

Governing Law. This Deed of Trust will be governed by federal law applicable to Lender and, to the extent not preempted by faderal
law, the laws of the State of Oregon without regard to its conflicts of law provisions. This Deed of Trust has been accepted by
Lender in the State of Oregon.

Cholce of Venue. If there is a lawsuit, Grantor agrees upon Lender's request to submit to the jurisdiction of the courts of Multnomah
County, State of Oregon.

Joint and Several Liability. All cbligations of Borower and Grantor under this Deed of Trust shall be joint and several, and all
references to Grantor shall mean each and every Grantor, end all references to Borrower shall mean gach and every Borrower. This
means that each Grantor signing below is responsible for all cbligations in this Deed of Trust. Where any ane or more of the parlies is
a corporalion, partnership, fimited liability company or similar enlity, it is not necessary for Lender to inguira into the powers of any of
the officers, directors, partners, members, or ofher agents acting or purporting 1o act on the entity's behalf, and any obligations made
or created in refiance upon the professed exercise of such powers shall be guaranteed under this Deed of Trust,

No Waiver by Lender. Lender shall nol be deemed o have waived any rights under this Deed of Trust uniess such waiver is given in
writing and signed by Lender. No defay or omission on the part of Lender in exercising any right shall operate as a waiver of such
right or any other right. A walver by Lender of a provision of this Deed of Trust shall not prejudice or constitute a waiver of Lender's
right otherwise to demand strict compliance with that provision or any other provision of this Deed of Trust. No prior waiver by
Lender, nor any course of dealing betwaen Lender and Grantor, shall constitute a waiver of any of Lender's rights or of any of
Grantor's obligations as to any fulure transaclions. Whenever the consent of Lender is required under this Deed of Trust, the granting
of such consent by Lender in any instance shall not constitute tontinuing consert to subsequent instances where such consent is
required and in all cases such consenl may be granted or withheld in the sole discretion of Lender.

Severability. If a court of competent jurisdiction finds any provision of this Deed of Trust 1o be illegal, invalid, or unenforceable as to
any circumstance, that finding shalt not make the offending provision iflegal, ivalid, or unenforceabls as to any other circumstance, [f
feasible, the offending provision shall be considered modified so that it becomes legal, valld and enforceable. If the offending
provision cannot be so modified, it shall be considered deleted from this Deed of Trust. Unless otherwise required by law, the
Hlegality, invalidity, or unenforceability of any provision of this Deed of Trust shall not affect the legality, validity or enforceability of
any other provision of this Deed of Trust.

Successors and Assigns. Subject 1o any limitations stated in this Deed of Trust on transfer of Grantor's inlerest, this Dead of Trust
shak be binding upon and inure to the benefit of the parties, their successors and assigns. If ownership of the Property becomes
vested in & person other than Grantor, Lender, without notice to Grantor, may deal with Grantor's successors with reference to this
Deed of Trust and the Indebledness by way of forbearance or extension without releasing Grantor from the obligations of this Deed of
Trust or liability under the indebtedness.

Time |s of the Essence. Time is of the essence in the performance of this Deed of Trust.

Waive Jury. All parties to this Deed of Trust hereby waive the right to any jury trial in any actlon, proceeding, or counterclaim brought
by any party against any other party.

Waiver of Homestead Exemption. Grantor hereby releases and waives alf rights and banefits of the hormestead exemption laws of the
State of Oregon as {0 alf Indebtedness secured by this Ceed of Trust.

Commercial Deed of Trust. Grantor agrees with Lender that this Deed of Trust is a commercial deed of trust and that Grantor wili not
change the use of the Property without Lender's prior written consent,

DEFINITIONS. The following capitslized words and terms shall have the following meanings when used in this Deed of Trust. Unless
specifically staled to the contrary, all references to dollar amounts shall mean amounts i fawful money of the United States of America.
Wards and terms used in the singular shall include the plural, and the plural shalt include the singular, as the contexi may require. Words
and terms nol otherwise defined in this Deed of Trust shalf have the meanings altributed to such terms in the Uniform Commaercial Code:

bBeneficlary. The word "Beneficiary" means HERITAGE BANK, and fts successors and assigns.

Borrower. The word “Borrower” means LU PACIFIC PROPERTIES, LLC; and LU QBF il LLC and includes all co-signers and co-makers
signing the Note and all their successors and assigns.

Deed of Trust. The words "Deed of Trust" mean this Deed of Trust among Grantor, Lender, and Trustee, and includes without
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limitation all assignment and security interest provisions relating 1o the Personal Property and Rents.

Event of Default. The words "Event of Default” mean any of the evenls of dafault set forth in this Deed of Trust in the events of
default section of this Deed of Trust.

Grantor. The word "Grantor” means LU QBF I, LLC.
Guarantor. The word "Guarantor” means any guarantor, surety, or accommodation party of any or a8l of the Indebtedness,

Guaranty. The word "Guaranty” means the guaranty from Guarantor to Lender, including without limitation a guaranty of all or part of
the Note.

Improvermnents. The word "lmprovemaents” means all existing and future improvements, buildings, structures, mobile homes affixed on
the Real Property, facilities, additians, replacements and other construction on the Real Property.

Indebtedness. The word "Indeblednass” means all principal, inlerest, and other amounts, costs and expenses payable under the Note
or Relaled Documents, together with alt renewals of, extensions of, modifications of, consolidations of and substitutions for the Nate
of Related Documents and any amcunts expended or advanced by Lender to discharge Grantor’s obligations or expenses incumred by
Trustee ar Lender to enforce Grantor's obligations under this Deed of Trust, together with interast on such amounts as provided in this
Deed of Trust.

Lender. The word "Lender” means HERITAGE BANK, its successors and assigns.

Note.  The word "Note” means the promissory note deted August 15, 2022, in the original principal amount of
$13,750,000.00 from Borrower to Lender, together with all renewals of, extensions of, modifications of, refinancings of,
consolidations of, and substitutions for the promissory note or agreement. The maturity date of the Note is August 1, 2032,

Personal Properly. The words "Perscnal Property" mean all equipment, fixtures, and other arlicles of personal property now or
hereafter owned by Grantor, and now or hereafter attached or affixed to the Real Property; together with ali accessions, parts, and
additions to, alf replacements of, and all substitutions for, any of such properly; and together with all proceeds (including without
limitation all insurance proceeds and refunds of premiums) from any sale or other disposition of the Property.

Property. The word “Property” means collectively the Real Property and the Personal Property.
Real Property. The words "Real Property” mean the real property, inlerests and rights, as further described in this Deed of Trust.

Refated Documents, The words "Related Documents” mean all promissory notes, credit agreements, foan agreements, environmental
agreements, guaranties, security agreements, mortgages, deeds of trust, security deeds, collateral morigages, and all other
instruments, agreements and documents, whether now or hereafter existing, executed in connection with the indebtedness.

Rents. The word "Rents”™ means all present and future rents, revenues, income, issues, royatties, profits, and other benefits derived
from the Property.

Trustee. The word "Trustee" means Kavin P, Moran, Attorney at Law, whose address is P.O. Box 2980, Silverdale, WA 98383 and
any substitute or sutcessor trustees.

GRANTOR ACKNOWLEDGES HAVING READ ALL THE PROVISIONS OF THIS DEED OF TRUST, AND GRANTOR AGREES TO ITS TERMS.

GRANTOR:

LU QBF I, LLC

Bv- ““______—-wwmw—ﬁ'"“ .
"DANNY (0 -Manager of LU GBF 1, LLC

By:

T

/ ——— s
PETER A1}, Manager of LU GBF T, LLC

STATE OF D (< }
) 88 NOTARY PUBLIC-OREGON
m n COMMISSION NO. 981802
county oF (Vg Ihyo g in, ) MY COMMISSION EXPIRES DECEMBER 5, 2527 {2
On this Al B day of __ [ iiGAst .20 33, before me, the undersigned Notary Public,

personally appeared DANNY LU, Manager of LU QBF'Il, LLC, and known to me to be a member or designated agent of the limited liability
company that executed the Deed of Trust and acknowledged the Deed of Trust to ba the free and voluntary act and deed of the fimited
liability company, by authority of statute, its articles of organization or ils operating agreement, for the uses and purposes therein
mantioned, and on oath stated that he or she is authorized to execute this Deed of Trust and in fact executed the Deed of Trust on behalf
of the limited fability company,

o
By,

D——_

\Olfmf“ﬁ;mm Residingat_{V1 4 jonagqloio (062

Notary Iguhlic in and for the State of {} (<. My commission expires_ |7} . 5 D10
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LIMITED LIABILITY COMPANY ACKNOWLEDGMENT

7 0 Y FFICIAL STAMP
STATE OF ) JESSICA LYNN CHEDISTER {
| ) S8 % NOTARY PUBLIC-OREGON  ({f

county o _(Y o ore b , 1o COMMISSION NO. 981802

MY COMMISSION EXPIRES DECEMBER 5, 2022 )
On this e N day of A st , 20 _al , before me, the undersigned Notary Public,
personally appeared PETER LL), Manager of LU QBF H, LLC, and known to me to ba a member or designated agent of the limited liability
company that executed the Deed of Trust and acknowiedged the Deed of Trust to be the frea and voluntary act and deed of the limited
liabllity company, by authority of stafute, its articles of organization or its operating agreement, for the uses and purposes therain
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